
REPORT  SEP 26, 2022

Localized Anti-
Displacement Policies
Ways To Combat the Effects of Gentrification and Lack of
Affordable Housing

As more investments enter disadvantaged communities, it is crucial that local policies
stabilize current residents, ensure they benefit from expanded opportunity, and protect them
from displacement.

Introduction and summary

Under President Joe Biden’s administration, the federal government has
provided historic investments to states and local communities to recover from
the COVID-19 pandemic and resulting economic crisis;  revitalize the United
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States’ infrastructure;  advance environmental justice;  and spur economic
opportunity for minority-owned businesses.  And with the passage of the
Inflation Reduction Act in August, the federal government is making its most
significant climate and clean energy investments in history.  Critically, the
Biden administration has made an extraordinary commitment through the
Justice40 Initiative to direct at least 40 percent of all climate and infrastructure
investment benefits toward disadvantaged communities.

Investment in disadvantaged communities is instrumental to expanding
economic opportunity, health, safety, and prosperity to historically marginalized
populations. These investments are also crucial to reducing local pollution  and
building equitable resilience  to extreme weather events fueled by climate
change. Yet too often over the course of history, investment in underserved
communities has led to displacement, disproportionately affecting people of
color. The benefits of large-scale federal investments in disadvantaged
neighborhoods are only realized if the long-term residents remain in their
communities and are not forced out by higher rents and higher costs of living
triggered by new investment.

Local governments are well positioned to foster economic stability and
opportunities for longtime residents of underinvested neighborhoods. State
governments have policy levers at their disposal to ensure local governments are
not restricted and are instead enabled to protect their most vulnerable residents
from displacement. And the federal government has influence to ensure that
federal investments do not exacerbate displacement but rather prioritize the
needs of residents in disadvantaged communities. Policymakers at all levels
must implement anti-displacement measures—in tandem with these
investments—that foster inclusive development; stabilize communities of color
and low-income communities; address housing affordability and price increases;
ensure housing supply anticipates and meets demand; and remain effective,
sustainable, and scalable over time.

Defining displacement

Displacement is the forced or involuntary relocation of residents,
including departure from a home or neighborhood where a tenant
would otherwise have wanted to remain if not for socioeconomic or
environmental pressures making that infeasible or undesirable.
Displacement is deeply entwined with gentrification, the term coined
by British sociologist Ruth Glass to label the movement of investment
and higher-income residents into previously under-invested
communities.  Generally, the process of gentrification begins and
continues rapidly until all or most of the original low-income or
working-class occupiers are displaced and the character of the district
is changed. While usually displacement follows gentrification,
sometimes it precedes it, such as when new transportation and
infrastructure are planned but not yet completed.  In either case, the
impact predominantly exposes lower-income people and residents of
color to the brunt of the consequences.  Namely, as property values
and rent prices steadily rise, community members are often pushed
out of their neighborhoods and unable to access the new economic,
environmental, and health benefits brought to the community.



Displacement is not new and can take many forms. It can resemble
the forced removal of Native Americans from their lands in the
1830s;  the displacement of people of color caused by urban renewal
and local governments seizing land deemed “blighted” through
eminent domain after passage of the Fair Housing Act of 1949;  the
displacement and destruction of Black neighborhoods for
infrastructure and highway development in the 1960s,  such as in the
Black Bottom neighborhood of Detroit;  the displacement caused by
natural disasters devastating communities, such as in New Orleans
following Hurricane Katrina in the 2000s;  or displacement induced
by new public green space development, including the New York City
High Line in Manhattan in the 2010s.

Displacement is persistent

Displacement in America today is the result of policy choices that have made
housing unaffordable, evictions more likely, and opportunity for upward
mobility less accessible, particularly in large metropolitan areas. It tends to
occur in neighborhoods that have historically suffered from underinvestment
and that are experiencing gentrification, advancing new transit projects, and
building more infrastructure and that fail to enact policies to protect residents.
Meanwhile, the frequency and destructiveness of natural disasters have revealed
that the country’s energy and environment policy decisions expose communities
to displacement due to climate change.

National trends showed more than
110,000 Black residents and 24,000
Hispanic residents were displaced from
urban areas from 2000 to 2013 due to
gentrification.

These policies have led to the stark results Americans face today. A Harvard
University study estimates that the U.S. housing market is short by nearly 4
million homes.  But when looking at affordability, the shortage of affordable
housing available to extremely low-income renter households is 7 million.  And
a lack of affordable housing leads to evictions. Nationwide there were still
434,304 evictions in 2021, despite the federal eviction moratorium  in effect
until August 2021, which is estimated to have prevented 1.36 million additional
evictions.  And 27.9 percent—more than one-quarter—of all avoided eviction
cases in 2021 were in majority-Black neighborhoods—even though just 11.6
percent of neighborhoods are classified as majority-Black—likely due to
emergency rental assistance support.  A large share of these evictions and the
corresponding displacement of residents takes place in cities and urban areas.
One study found that displacement occurred in 232 of the 1,049 eligible census
tracts in urban areas nationwide, with cities such as New York City, Atlanta, and
Washington, D.C., experiencing gentrification among 22 percent to 40 percent of
their census tracts.  National trends showed more than 110,000 Black residents
and 24,000 Hispanic residents were displaced from urban areas from 2000 to
2013 due to gentrification.  But displacement is not exclusive to urban areas.
Often, natural disasters affect coastal towns and communities as well as those



that are at risk of wildfires and tornadoes. From 2008 to 2020, an estimated 9.9
million U.S. residents were displaced due to natural disasters, with 1.7 million
occurring in 2020 alone.  Without strong anti-displacement policies that
anchor communities, they remain vulnerable to its devastating effects.

DISPLACEMENT HAS MYRIAD CAUSES AND OCCURS NATIONWIDE

110K
Number of Black residents
displaced from urban areas, 2000–
2013

24K
Number of Hispanic residents
displaced from urban areas, 2000–
2013

1.7M
Number of U.S. residents
displaced due to natural disasters,
2008–2020

Displacement leads to harsh
consequences

The consequences of displacement are severe. By forcing long-term residents
and communities out of their own neighborhoods, it can shake the stable factors
of their lives, from employment and shelter to social determinants of health and
social environment.  Displacement can uproot people from their jobs and force
them to find alternative housing to remain actively employed. It also increases
homelessness, especially in circumstances when alternative housing is
unavailable or the costs of moving to less expensive areas is prohibitive.
Generally, the education of children is disrupted as they are removed from their
schools.

In a story collected by the Center for American Progress, Javona Brownlee, a
single mother of three who has experienced homelessness in the past, ended up
in a homeless shelter with her children for nine months after a landlord refused
to remove black mold from her apartment. The displacement to a community
shelter disrupted her children’s “feeling of stability.” In her previous experiences
with displacement and homelessness during her own upbringing, Javona was
unable to attend school because she was trying to support herself through work
—and the cycle oscillated between the difficulty of earning income to support a
home and the difficulty of finding a home to support her family.  This
experience is common.

Displacement can also trigger the loss of community anchors such as neighbors,
churches, and small businesses, which constitute the fabric of an area,
culminating in the erasure of community history, culture, and opportunities.
There are also health consequences.  People lose access to health care as they
move farther away from their regular sources of primary care.  This is
particularly harmful for older adults: Mortality rates for the elderly increase due
to displacement.  Among many other reasons, people are forced to live in
crowded housing to share the cost burden, which exposes them to less sanitary
conditions and greater prevalence of infections and diseases.  Studies have
shown that displaced residents face exacerbated food insecurity, while those
most vulnerable to displacement are more likely to have diabetes, cardiovascular
disease, and higher cancer rates.  And ultimately, studies have revealed that
displacement affects mental health, including increased depression, anxiety, and
post-traumatic stress disorder, leaving an impactful toll on those who are forced
to experience it.

The causes of displacement



There are numerous causes of displacement, which contribute to harmful
consequences and create an environment that allows displacement to occur and
recur.

Economic insecurity and the racial wealth gap

One important driver of displacement and determinant of who is displaced is
the long history of discrimination and economic injustice that unfairly
concentrates wealth-building and wealth-sustaining opportunities in select
communities and manifests in modern economic precarity for certain
populations. This is felt through the racial wealth gap, gender pay gap, LGBTQI+
and disability labor discrimination, generational wealth divides, and exploitation
of immigration status. Historically marginalized communities face barriers to
employment and job security that can affect economic security, make finding
affordable housing more difficult, and make retaining housing more challenging
when costs rise.

MEDIAN WEALTH IN THE UNITED STATES VARIES SIGNIFICANTLY BY RACE/ETHNICITY

$188K
Median wealth of white
households

$24K
Median wealth of Black
households

$36K
Median wealth of Hispanic
households

One of the largest vulnerabilities to displacement stems from the racial wealth
gap in the United States, which makes people of color more susceptible to rising
housing prices. As of 2019, the median wealth of white households is $188,200
compared with $24,100 for Black households and $36,100 for Hispanic
households.  Much of this inequity comes from historical racial discrimination
that has shaped cities by segregating communities of color from affluent, white
neighborhoods.  It has deprived these groups of the resources, city services,
and private development that help communities thrive. People of color, and in
particular Black people, have been systematically denied the same opportunities
to build and acquire wealth in these neighborhoods through land use
regulations, mortgage loan restrictions, underemployment and occupational
segregation,  poor quality of education, and discriminatory loan terms, which
have exacerbated the racial wealth gap.  Meanwhile, these communities have
historically been targeted by federal, state, and local governments as well as
private firms for development of new infrastructure projects that displace
residents, including development of the national highway interstate system,
public green spaces, and those that harm communities, such as the location of
toxic waste and treatment facilities.  Residents of these communities also face
added burdens of health care costs stemming from high levels of pollution and
lack of access to high-quality care.

Lack of housing supply and renter protections

Other policies have created an inadequate supply of housing, which
disproportionately affects people of color, who are less likely to own homes,
more likely to be rent cost-burdened,  and more likely to experience
homelessness.  These policies include: zoning regulations that prohibit
multifamily housing developments;  land use regulations, such as parking
requirements, which impose costs, barriers, and hurdles to development  and
even lower the income and welfare of all U.S. workers;  environmental impact



reviews, which have been leveraged to prevent production on discriminatory and
exclusionary grounds;  and tax code provisions, which incentivize existing
homeowners to restrict new development to boost personal wealth.  And the
resulting lack of new and available housing, particularly in high-opportunity
areas,  leads to displacement, as those with higher-paying jobs move in and
overtake markets.

Meanwhile, there are limited policies to protect renters and low-income
homeowners from this type of market competition with limited supply. Tenants
in many states are not protected from drastic rent increases, lack access to legal
counsel in eviction proceedings, may face no-cause evictions, and are not
protected from retaliation by landlords when asserting their limited rights.
Plus, the limited supply of housing forces some tenants to live in homes in
disrepair and of poor quality by allowing landlords to refrain from upgrading
units, making necessary repairs, and ensuring the space is healthy, safe, and
stable. The lack of renter protections and supports create a market dynamic that
condones aggressive landlord practices that displace those with lower incomes,
less wealth, and fewer options. Additionally, low-income homeowners are often
met with a rise in property taxes caused by increased demand and rising
property values but are unable to pay them due to lack of generational wealth
and low income.

The lack of renter protections and
supports create a market dynamic that
condones aggressive landlord practices
that displace those with lower incomes,
less wealth, and fewer options.

The effects of climate change

Policies related to energy and the environment have exposed communities to
displacement spurred by climate change. Overreliance on fossil fuels and other
energy sources that emit greenhouse gasses such as carbon dioxide have rapidly
advanced climate change and global warming.  Scientists have concluded that
climate change has caused extreme weather events to be more frequent and
damaging,  while also demonstrating how community infrastructure and
climate resilience in the United States are inadequate.  People are acutely
displaced following natural disasters, and studies have shown that climate
change disproportionately affects people of color and those with low incomes.
Meanwhile, federal disaster assistance and recovery programs are insufficient
and inequitable,  which can further drive displacement of the most vulnerable.
Climate change also alters the locations and land deemed most valuable, which
pushes high-income people into neighborhoods occupied by low-income
residents, such as communities inland from the coast.

Measuring displacement and principles
for adopting solutions

To prevent displacement spurred by new investment, policy needs to be
informed by the local context and degree of neighborhood change. The Urban
Displacement Project (UDP) categorizes census tracts by typologies of



neighborhood change, such as: not losing households with low incomes or at
very early stages; at risk of gentrification or displacement; undergoing
displacement; and advanced gentrification or advanced exclusion.  In
gentrifying areas, understanding the phase of gentrification within the
community can be critical to adopting the correct solutions. If ahead of
gentrification, adopting inclusive development policies and increasing supply of
housing for all income levels in tandem with new investments can protect
communities. If gentrification is already unfolding, adopting stabilization
policies can curb its harshest effects and provide time to implement long-term
anti-displacement strategies.

To identify the stage and level of risk within a neighborhood, it is important to
measure changes in the community using a variety and combination of
indicators over time.  Since comprehensive data to directly measure
displacement do not exist, researchers have determined that using
measurements of community change as a proxy can reveal, predict, or
contextualize displacement. Useful indicators are those that contain timely and
readily available data for analysis; include resident characteristics to reveal
effects on specific groups such as race and income level; and closely correlate to
the causes and effects of displacement.

Some indicators used to predict risk of future gentrification and displacement
include the amount of housing affordable to low- and mixed-low-income
households, greater-than-median rent increases in adjacent communities, and
marginal home or rental value increases within the community. Indicators that
reveal early or ongoing gentrification include rapid increase in housing costs and
education level. Since some data can lag, using proxies such as Zillow estimates
for mortgage and rental prices can approximate the data in real time. Indicators
that can demonstrate ongoing displacement of low-income households and
advanced gentrification include loss of low-income residents from consistently
low-income census tracts; racial and ethnic composition of a neighborhood
compared with the city or region; the racial and ethnic composition of the
student body at a public school; and changes in homeownership rates
disaggregated by race and ethnicity.

However, data do not always tell a complete story, and given the variety of
indicators, some phases of neighborhood change may show up differently. For
example, UDP uses low-, moderate-, high-, and mixed-income designations  for
census tracts and only characterizes low-income or mixed-low-income as
meeting the criteria for displacement, which may exclude low-income
households belonging to a mixed-moderate-income or moderate-income
neighborhood that are displaced or at risk of being displaced over time.
Displacement is complex and requires an intersectional view of data and factors,
including other socioeconomic indicators. And while each of these indicators is
helpful to local policymakers, the field of data analysis and displacement is
evolving, and given delays and gaps in data, there is room for further research.

Given displacement’s wide array of causes and its pervasive effects on
communities, it is critical that public policies meet the criteria required to be
impactful. Policymakers should consider five overarching principles when
implementing anti-displacement solutions:

Solutions should foster inclusive development, including access to high-

quality job opportunities and training for existing residents.

Solutions should have the effect of stabilizing and anchoring the communities

that are most vulnerable to displacement, especially communities of color and

low-income communities.

1

2
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Promising state and local policy solutions

Given the prevalence of displacement and its myriad causes, no single solution
on its own will be able to prevent displacement. Several policy solutions at the
state and local levels have minimized and prevented displacement in
communities across the United States.  However, given the scope and scale of
the problem, in order to create positive outcomes, a combination of policies that
build upon each other and meet the principles for solutions is needed. This
section focuses on four categories of promising policy solutions that can be
effectively implemented to prevent displacement: inclusive development,
neighborhood stabilization, production, and preservation.

Inclusive development

Inclusive development refers to policies that foster community growth by
providing equal access and opportunity. Promising inclusive development
policies include investing in high-quality training programs, local hire mandates,
and project labor agreements.

High-quality training programs

State and local governments should develop and invest in high-quality
training programs, which include registered apprenticeship and pre-
apprenticeship programs, to provide workers with credentials, work
experience, and the potential for higher wages and career advancement
opportunities.  State and local governments can leverage new funding in
the Infrastructure Investment and Jobs Act (IIJA) and Inflation Reduction
Act as well as existing funding and programs authorized by the Workforce
Innovation and Opportunity Act to connect and retain diverse workers to
infrastructure, manufacturing, and construction jobs. They should
particularly focus on partnerships with high-quality programs that have
proven track records of connecting workers to good jobs; graduating
diverse cohorts of workers; supporting partnerships with worker and
community organizations to drive accountability; and closing the racial
apprenticeship gap.  Apprenticeship programs vary in quality, and states
should look to high-quality programs such as California’s High Road
Training Partnerships initiative  and the Wisconsin Regional Training
Partnership  as models to emulate. Through increased access to
apprenticeship programs, residents of disadvantaged communities will be
better included in new development projects and better positioned to
realize the benefits of higher wages, employment protections, and
economic stability that can come with new investment.

Solutions should address housing affordability and focus on the cost of both

market-rate and public housing, given the relationship between price

increases and displacement.

Solutions should address the supply of housing to ensure that it meets

current demand, anticipates future demand, and remains of good quality and

resilience.

Solutions should be sustainable and scalable to last for extended periods of

time, scale to meet increased pressures, and be replicated to address new

challenges.

3

4

5
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Local hire mandates

Local governments should enact local hire provisions to encourage or
require the hiring of residents from a particular geographic location, or
from a particular population such as women and people of color, to
perform work or provide services on new infrastructure and development
projects.  City councils and local governments can set minimum
percentages of residents who should be employed through public works,
construction, or other projects that are funded within the community.
These policies can increase the number of residents who enter
apprenticeship programs and retain high-quality jobs related to public
investments and projects. Similar provisions can specify a certain
percentage of jobs that should be utilized by those who have completed
apprenticeship programs to further encourage uptake of training programs,
provide job experience for new workers, and create pathways for career
growth and economic stability. Cities such as San Francisco have
implemented local hire mandates.

Project labor agreements

State and local governments should utilize project labor agreements
(PLAs) and community workforce agreements (CWAs) to establish wages,
benefits, and other terms of employment for state-funded projects. When
used by state and local governments, PLAs and CWAs can uphold safety
standards for workers, ensure better wages, and prioritize hiring of local
workers from historically disadvantaged communities.  CWAs, also called
community benefits agreements, can go even further to align labor and
community interests by contractually connecting employers and unions
with local community organizations.  New York, Maryland, Connecticut,
and Washington all require in-state renewable energy projects to enter into
agreements that require contractors to meet certain labor standards.  And
cities such as Los Angeles  and Portland, Oregon,  use PLAs to diversify
their workforces and ensure people from disadvantaged communities and
people of color are included in the workforce for public projects.
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Neighborhood stabilization

Neighborhood stabilization refers to policies and strategies that change
conditions to allow residents to remain in their neighborhoods. Promising
neighborhood stabilization policies include community land trusts, right of first
refusal, renter protections, and rent control.

Community land trusts

Local governments should support and invest in community land trusts
(CLTs) that acquire and manage land upon which affordable homes can be
developed or preserved for low- and moderate-income residents to own or
rent. Since the trust retains ownership of the land beneath the building and
leases it to residents or a rental entity for a nominal cost,  this
partnership allows homes to be purchased at affordable prices and includes
mechanisms to retain affordability through resale caps for future owners
and right of first refusal for renters. Local governments should work with
CLTs to actively pursue and acquire abandoned, tax-delinquent, or
foreclosing properties to be used for housing. Typically, local governments
can identify sites with high potential, such as transit-oriented
neighborhoods, high-cost areas, and currently gentrifying areas, which
gives the residents, who share ownership equity of the home, the
opportunity to build wealth. This more manageable access to economic
mobility can, in turn, protect residents from displacement by providing a
bottom-up solution to neighborhood stabilization as they root the power
and decision-making in community and its members. As of 2021, there
were only 260 CLTs across the United States, highlighting a large
opportunity to increase and scale.  State and local governments should
increase CLT capacity management through funding and technical
assistance grants to help expedite scale.







Right of first refusal

Local governments should develop a right-of-first-refusal or tenant-
opportunity-to-purchase policy, which provides tenant groups the right to
purchase an apartment unit that is being put up for sale or being
transformed into a condo by the owner, before it hits the market. This right
is typically provided to qualified nonprofit organizations with the intent to
keep current tenants housed and to prevent disruption of residence. Local
laws have been implemented in Washington, D.C.,  and in San Francisco
that provide the opportunity to purchase or counter-offer purchases of
properties. To be successful, community-based organizations require
support from the local government through investment and capacity-
building funding to serve the communities they wish to stabilize.
Washington, D.C., enacted the first tenant-opportunity-to-purchase law in
1980, and a study showed that it preserved nearly 1,400 units of affordable
housing from 2003 to 2013.

Renter protections

State and local governments should bolster renter protections to shield
tenants from discriminatory or harmful practices by landlords and
management companies, support a tenant’s ability to negotiate with
landlords, and restore equity and justice to the housing market. Just-cause
eviction protections can limit the grounds on which a landlord can evict a
tenant, typically to nonpayment of rent, intentional damaging of the unit,
and other noncompliance with lease terms. These policies also create the
legal procedures that a landlord must follow to evict a tenant. Meanwhile,
tenant advocacy programs provide free information to tenants about their
rights and responsibilities, referrals to legal service providers, and
resources to organizations that provide housing support. These programs
are critical to ensure tenants understand their rights and resources when
dealing with a landlord, including discrimination protections, safety and
code enforcement, denial of essential services, and illegal eviction
prevention, each of which can lead to displacement. Right to an attorney in
eviction proceedings provides a tenant who is issued an eviction notice the
right to a defense counsel in court eviction proceedings to help navigate
the procedure and advocate on their behalf. In eviction cases across the
country, 90 percent of landlords have legal representation in eviction
proceedings, compared with just 10 percent of tenants.  One Detroit
study estimated that 90 percent of tenants who have an attorney present
during eviction proceedings avoid being displaced into homelessness.
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Rent control

States and local governments should enact rent control and rent
stabilization policies that cap the amount by which landlords and
management companies can increase the price of a residence each year.
This protects residents from exorbitant rent increases that they are unable
to afford. However, when considering rent control and stabilization
policies, it is important to understand short-term and long-term effects. In
the short term, it can protect tenants from displacement in a quickly
gentrifying area by capping the rise in rent costs.  But in the long term, it
can make the market more costly and more gentrified for those who are
not in rent-controlled units. Therefore, rent control and stabilization
policies should be coupled with housing production strategies that can
decrease pressures and demand on these units to help lower total and
average housing costs. Five states and Washington, D.C., currently have
rent control and stabilization laws, while 37 states have laws that ban the
practice.

Production

Production refers to policies and strategies that increase both market-rate and
public housing supply. Promising production policies include adopting
inclusionary zoning regulations, using housing trust funds to build in
communities of color, and upzoning in wealthier communities.

Inclusionary zoning regulations

Local governments should develop inclusionary zoning regulations that
require and incentivize new housing developments in cities and localities
to mandate a portion of the new units be reserved for those with low or
below-median incomes. These set-aside amounts can ensure that as new
units are constructed to meet demand, they include people within the
community that would otherwise be unable to afford the market rate.
Incentives typically include expedited permits and approvals; relaxed
parking and design requirements; and tax incentives or subsidies. However,
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while some units of the new development are affordable, it remains a
limited share, revealing that inclusionary zoning alone will not prevent
long-term displacement. In an analysis of the 40 largest U.S. cities, only 13
had mandatory inclusionary zoning laws.  Ten states explicitly permit
inclusionary zoning policies, while seven states ban cities from
implementing such a law.

Housing trust funds

State and local governments should develop and invest in housing trust
funds (HTFs) to fund and support the preservation and production of
affordable housing for low-income residents. Typically funded through
property taxes, matching funds, or other enabling legislation, HTFs can
finance construction of affordable housing developments in communities
to support supply. And the need is large: The United States has a shortage
of about 7 million units that are affordable to people with low incomes.
Typically, HTF grants target extremely low-income households and specify
the amount of funds that must go to each low-income group and for how
long. The focus of HTFs on low-income households and the committed
source of funding outside annual appropriations make them strong anti-
displacement vehicles when coupled with robust funding levels. Forty-
seven states have HTFs,  along with about 605 local HTFs,  with
combined total revenues nationwide exceeding $2 billion.

Upzoning policies

Local governments should upzone in wealthier communities, which allows
multiple housing units to be built on a single plot of land. In most wealthy
communities, strict zoning restrictions prevent this type of construction,
which makes it harder to build new housing in wealthy areas.  These
restrictions can limit supply, which pushes downward demand pressures
on other areas within the same city or county and spurs gentrification of
less wealthy, less developed, and less regulated communities. Upzoning in
wealthier communities can help increase total supply and help limit
displacement of other less wealthy communities in the process. In
addition, building higher-density housing through upzoning is good for
social and economic diversity as well as for climate resilience.  Minnesota
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became the first U.S. city to upzone entirely in 2018, with its law preventing
any neighborhoods from implementing exclusively zoning for single-family
homes.

Preservation

Preservation refers to policies and strategies that ensure current housing stock
is not lost and remains of sound quality. Promising preservation policies include
subsidized affordable housing rehabilitation, preservation of unsubsidized
affordable housing, and measures to strengthen community resilience.

Affordable housing rehabilitation

State and local governments should support affordable housing
rehabilitation to preserve the longevity and use of affordable housing by
low-income residents. The federal government shifted from construction
of public housing, which started during the Great Depression through the
Housing Act in 1937, to private development of affordable housing in the
1970s due to cost; under the new model, the government requires that
demolished subsidized units be replaced on a one-to-one basis if
developers build new construction in their place. The Rental Assistance
Demonstration (RAD) program is a joint effort by public, nonprofit, and
private organizations to rehabilitate and operate preserved sites.  Updates
include repairing leaky roofs, fixing or replacing broken appliances,
removing toxic mold, and alleviating other hazardous and inefficient issues.
During the rehabilitation process, any residents who are displaced as a
result of the conversion retain a right to return as well as other protections
afforded under the public housing authority.  As of February 2022,
155,000 of the 958,000 units of public housing nationwide—or 16 percent
—have been converted using the RAD program, while 455,000 had been
approved for conversion.

Preservation of unsubsidized affordable housing
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State and local governments should also support the preservation of
naturally occurring affordable housing (NOAH) units, or unsubsidized
units. This is particularly critical, as they account for most affordable
housing in the United States.  NOAH properties are ordinarily owned by
individual landlords, as is the case with 76 percent of those in Los Angeles
County.  Displacement typically follows when owners sell NOAH
properties to management companies, developers, or others who seek to
refurbish the property and raise rents. State and local preservation
strategies that center renters and current owners can effectively combat
this cycle and preserve affordability. Grant and low-interest loan programs
for energy efficiency and functional upgrades can preserve current
ownership and keep the housing safe, healthy, and affordable for the renter.
The Small Building Program in Washington, D.C., for example, provides
maintenance grants for small property owners to improve conditions
through maintenance repairs and includes an affordability covenant that
restricts the maximum allowable rent and income eligibility limits per
household.

Measures to strengthen community resilience

State and local governments should strengthen community resilience
through initiatives at that preserve housing amid the harsh effects of
climate change, natural disasters, and severe weather. This includes
policies that redesign communities and infrastructure to build in ways that
reduce flood, extreme weather, and pollution risks, all of which can
displace residents.  Some community resilience strategies include:
expanding parks, green spaces, and tree canopy to reduce flooding and
extreme heat risks; promoting community-owned solar power; expanding
clean, rapid, public transit; designing bike- and pedestrian-friendly
neighborhoods to curb pollution; building infrastructure able to withstand
extreme heat; implementing home energy efficiency improvements; and
making energy efficiency investments through public-private partnerships.
According to U.S. Conference of Mayors data as of 2018, 65 percent of
cities use renewable energy for municipal operations, and more than 125
cities pledged to transition their communities to 100 percent clean energy
as early as 2030.  And as of November 2020, 225 local government fleets
committed to more than 3,800 electric vehicle transitions by the end of
2021.



How the federal government can facilitate
these policies

State and local policies across inclusive development, neighborhood
stabilization, production, and preservation are each critical to preventing
displacement, and a comprehensive combination of these policies is necessary
to achieve the strongest results. However, the federal government has incredible
influence over new investments in infrastructure, climate, and environmental
justice initiatives through its authority to award grants, fund projects, and
approve applications. Given these levers, it should prioritize and incentivize
state and local programs that incorporate anti-displacement measures in their
policies where possible.

Proposal reviews and scoring rubrics could be weighted to prioritize those that
include anti-displacement measures, particularly for larger infrastructure
projects and development proposed in disadvantaged communities of color. One
example is to include community benefits agreements as a rubric criteria for
individual projects that use competitive grant funding, which would ensure that
projects with an equitable approach to workforce development receive
priority.  Another measure is to assess and select infrastructure proposals for
competitive grants by their equity goals and metrics included in their
applications, such as analyzing degree of neighborhood change as a proxy for
displacement.  Transportation grant programs could also require state and
local government entities to demonstrate progress toward meeting regional
housing needs by prioritizing measures such as zoning code changes and local
funding of affordable housing production in areas identified for infrastructure
projects.

Federal agencies, such as the U.S. Department of Transportation and the U.S.
Department of Housing and Urban Development, can also coordinate grants for
public transportation and housing development by encouraging applicants to
braid funds. These agencies could ask those submitting proposals to
demonstrate how programs would improve residential and transportation
outcomes simultaneously,  which was an effective approach at reducing
displacement and increasing economic mobility for underserved residents in
Minneapolis and St. Paul, Minnesota.  In addition, given the codification of
the Minority Business Development Agency through the IIJA,  the federal
government should conduct oversight to ensure new state and local bidding
opportunities are accessible to minority-owned businesses and that minority-
owned businesses are being awarded new projects.

Conclusion

As the United States directs historic amounts of investments and resources into
disadvantaged communities through the Justice40 Initiative, the IIJA, and the
Inflation Reduction Act, federal, state, and local policymakers must ensure
investments are implemented in ways that mitigate displacement. Without
intervention, displacement and its devastating effects will continue to harm
vulnerable communities. Enacting local measures that protect residents from
displacement is crucial to creating inclusive, healthy, and climate-resilient



communities where all people are given the opportunity to prosper. Through
policies that foster economic opportunity for residents, stabilize racially diverse
and historically disadvantaged neighborhoods, address housing affordability,
ensure a quality supply of housing, and are effective and scalable over time,
communities will have more opportunities to thrive and benefit from these
historic investments.

Acknowledgments

The author would like to thank Edwith Theogene, Lily Roberts, Arohi Pathak,
Michela Zonta, Shannon Baker-Branstetter, Cathleen Kelly, Marquisha Johns, Jill
Rosenthal, Stephanie Bailey, Karla Walter, Kevin DeGood, Mara Rudman, Emily
DiMatteo, Caroline Medina, Lorena Roque, Nicole Lee Ndumele, Jarvis Holliday,
Shanée Simhoni, and Tymoni Correa-Buntley for their thoughtful contributions
to this report.

Endnotes

Kyle Ross and others, “The ARP Grew the Economy, Reduced Poverty, and Eased

Financial Hardship for Millions” (Washington: Center for American Progress, 2022),

available at 

.

Brian Naylor and Deirdre Walsh, “Biden signs the $1 trillion bipartisan infrastructure

bill into law,” NPR, November 15, 2021, available at

.

The White House, “Fact Sheet: Biden-Harris Administration Holds Justice40 Week of

Action to Highlight Historic Investments in Overburdened and Underserved

Communities,” Press release, May 23, 2022, available at

.

Courtney Bublé, “Biden Seeks to Use Procurement ‘Power’ to Close Racial Wealth

Gap,” Government Executive, June 1, 2021, available at

.

Amy B. Wang, “Biden signs sweeping bill to tackle climate change, lower health-care

costs,” The Washington Post, August 16, 2022, available at

; Trevor Higgins and Sally Hardin, “5 Major Benefits of the Inflation Reduction

Act’s Climate Investments,” Center for American Progress, August 4, 2022, available at

.

The White House, “Executive Order on Tackling the Climate Crisis at Home and

Abroad,” January 27, 2021, available at 

.

Cathleen Kelly and Mikyla Reta, “Implementing Biden’s Justice40 Commitment To

Combat Environmental Racism” (Washington: Center for American Progress, 2021),

available at 

.

1

2

3

4

5

6

7



Cathleen Kelly and Mikyla Reta, “Building Equitable, Healthy, and Climate Change-

Ready Communities in the Wake of COVID-19” (Washington: Center for American

Progress, 2020), available at 

.

Ryan Cohen, “Shelter-in-Place: Reducing Displacement and Increasing Inclusion in

Gentrifying Neighborhoods,” Harvard Law and Policy Review 13 (2018): 273–326,

available at 

.

Ruth Glass, London: Aspects of Change (London: MacGibbon & Kee, 1964): 18–19.

Ann Owens, “Neighborhoods on the Rise: A Typology of Neighborhoods Experiencing

Socioeconomic Ascent,” City & Community 11 (4) (2012): 345–369, available at

.

Sandra Feder, “Stanford professor’s study finds gentrification disproportionately

affects minorities,” Stanford University, December 1, 2020, available at

.

U.S. Department of State Office of the Historian, “Indian Treaties and the Removal Act

of 1830,” available at 

(last accessed August 2022).

Mindy Thompson Fullilove and Rodrick Wallace, “Serial Forced Displacement in

American Cities, 1916–2010,” Journal of Urban Health: Bulletin of the New York Academy

of Medicine 88 (3) (2011): 381–389, available at

.

Candice Norwood, “How infrastructure has historically promoted inequality,” PBS

NewsHour, April 23, 2021, available at 

.

Eric D. Lawrence, “Black Bottom neighborhood receives long awaited state historical

marker,” Detroit Free Press, July 27, 2021, available at

.

Danielle Baussan, “When You Can’t Go Home: The Gulf Coast 10 Years After Katrina”

(Washington: Center for American Progress, 2015), available at

.

Chelsea Chen, “Environmental Justice in Urban Development: The Problem of Green

Gentrification,” Environmental Law Institute, October 25, 2021, available at

.

Joint Center for Housing Studies of Harvard University, “The State of the Nation’s

Housing 2022” (Cambridge, MA: 2022), available at

.

National Low Income Housing Coalition, “The Gap: A Shortage of Affordable Homes”

(Washington: 2022), available at .

Lauren Lowery and Natasha Leonard, “What to Know About the Ending of the CDC

Eviction Moratorium,” National League of Cities, August 27, 2021, available at

.

Peter Hepburn and others, “Preliminary Analysis: Eviction Filing Patterns in 2021,”

The Eviction Lab, March 8, 2022, available at 

.

Ibid.

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23



Jason Richardson, Bruce Mitchell, and Juan Franco, “Shifting Neighborhoods:

Gentrification and cultural displacement in American cities” (Washington: National

Community Reinvestment Coalition, 2019), available at .

Ibid.

Internal Displacement Monitoring Center, “2021 Internal Displacement,” available at

 (last accessed

September 2022).

Arthur Acolin and others, “Gentrification, Mobility, and Exposure to Contextual

Determinants of Health,” Housing Policy Debate (2022), available at

.

Veronica Fynn Bruey, “Development-Induced Displacement and Homelessness in

Seattle, Washington,” Artha-Journal of Social Science 18 (2) (2019): 1–25, available at

.

Katy Reckdahl, “The Lost Children of Katrina,” The Atlantic, April 2, 2015, available at

.

Center for American Progress, @americanprogress, September 19, 2022, Instagram,

available at .

Edward G. Goetz and others, “The Diversity of Gentrification: Multiple Forms of

Gentrification in Minneapolis and St. Paul” (Minneapolis: University of Minnesota,

2019), available at

.

James Krieger and Donna L. Higgins, “Housing and Health: Time Again for Public

Health Action,” American Journal of Public Health 92 (5) (2002): 758–768, available at

.

Sungwoo Lim and others, “Impact of residential displacement on healthcare access

and mental health among original residents of gentrifying neighborhoods in New York

City,” PLOS One 12 (12) (2017), available at

.

Sara Sanders, Stan L. Bowie, and Yvonne Dias Bowie, “Lessons Learned on Forced

Relocation of Older Adults: The Impact of Hurricane Andrew on Health, Mental

Health, and Social Support of Public Housing Residents,” Journal of Gerontological

Social Work 40 (4) (2003): 23–35, available at 

.

Claudio Deola and Ronak B. Patel, “Health outcomes of crisis driven urban

displacement: A conceptual framework,” Disaster Health 2 (2) (2015): 92–96, available

at .

Centers for Disease Control and Prevention, “Health Effects of Gentrification,”

available at

 (last accessed September 2022).

Sanders, Bowie, and Bowie, “Lessons Learned on Forced Relocation of Older Adults.”

Neil Bhutta and others, “Disparities in Wealth by Race and Ethnicity in the 2019

Survey of Consumer Finances,” Board of Governors of the Federal Reserve System,

24

25

26

27

28

29

30

31

32

33

34

35

36

37

38



September 28, 2020, available at 

.

Danyelle Solomon, Connor Maxwell, and Abril Castro, “Systemic Inequality:

Displacement, Exclusion, and Segregation: How America’s Housing System

Undermines Wealth Building in Communities of Color” (Washington: Center for

American Progress, 2019), available at

.

Christian E. Weller, “African Americans Face Systematic Obstacles to Getting Good

Jobs” (Washington: Center for American Progress, 2019), available at

.

Angela Hanks, Danyelle Solomon, and Christian E. Weller, “Systemic Inequality: How

America’s Structural Racism Helped Create the Black-White Wealth Gap”

(Washington: Center for American Progress, 2018), available at

.

Lesley Fleischman and Marcus Franklin, “Fumes Across the Fence-Line: The Health

Impacts of Air Pollution from Oil and Gas Facilities on African American

Communities” (Washington: NAACP Clean Air Task Force, 2017), available at

.

Anthony Nardone and others, “Associations between historical residential redlining

and current age-adjusted rates of emergency department visits due to asthma across

eight cities in California: an ecological study,” The Lancet Planetary Health 4 (1) (2020):

e24–e31, available at 

.

U.S. Census Bureau, “Quarterly Residential Vacancies and Homeownership, Second

Quarter 2022,” Press release, August 2, 2022, available at

.

National Low Income Housing Coalition, “Racial Disparities Among Extremely Low-

Income Renters,” April 15, 2019, available at 

.

National Alliance to End Homelessness, “State of Homelessness: 2021 Edition,” August

4, 2021, available at 

.

Jenny Schuetz, “Restrictive zoning is impeding DC’s goal to build more housing,”

Brookings Institution, October 8, 2019, available at

.

Joseph Gyourko, “A New Measure of the Local Regulatory Environment for Housing

Markets: The Wharton Residential Land Use Regulatory Index” (Philadelphia:

University of Pennsylvania, 2006), available at

.

Chang-Tai Hsieh and Enrico Moretti, “Housing Constraints and Spatial Misallocation”

(Cambridge, MA: National Bureau of Economic Research, 2017), available at

.

Patrick Sisson, “The Landmark Environmental Law Inside a NIMBY Firestorm,”

Bloomberg, April 20, 2022, available at

.

39

40

41

42

43

44

45

46

47

48

49

50



Joe Cortright, “The NIMBYs Made $6.9 Trillion Last Year,” Strong Towns, April 20,

2022, available at 

.

Federal Housing Finance Agency, “Overview of the 2020 High Opportunity Areas File”

(Washington: U.S. Department of Housing and Urban Development, 2020), available

at 

.

The Policy Surveillance Program, “State Landlord-Tenant Laws,” available at

 (last accessed

September 2022).

Diego Mendoza, “How rising property taxes are disproportionately impacting low-

income, gentrified neighborhoods,” WUSA9, August 13, 2021, available at

.

John Podesta and others, “A 100 Percent Clean Future” (Washington: Center for

American Progress, 2019), available at 

.

Matthew Cappucci and Jason Samenow, “Study finds Atlantic hurricanes becoming

more frequent, destructive,” The Washington Post, December 2, 2021, available at

.

American Society of Civil Engineers, “A Comprehensive Assessment of America’s

Infrastructure” (Reston, Virginia: 2021), available at

.

Justin Dorazio, “How FEMA Can Prioritize Equity in Disaster Recovery Assistance”

(Washington: Center for American Progress, 2022), available at

.

Anna Cash and others, “Building a National Narrative of Anti-Displacement

Strategies” (Berkeley, California: University of California, Berkeley, Urban

Displacement Project, 2020), available at 

.

University of California, Berkeley, Urban Displacement Project, “SF Bay Area –

Gentrification and Displacement,” available at

 (last accessed September 2022).

Mychal Cohen and Kathryn L.S. Pettit, “Guide to Measuring Neighborhood Change to

Understand and Prevent Displacement”(Washington: Urban Institute, 2019), available

at

(

.

City of Austin, “Racial Equity Anti-Displacement Tool” (Austin, TX: 2022), available at

.

Tim Thomas and others, “The Urban Displacement Replication Project” (Berkeley, CA:

University of California, Berkeley, Urban Displacement Project, 2020), available at

51

52

53

54

55

56

57

58

59

60

61

62

63



.

Sue Easton and others, “Measuring and mapping displacement: The problem of

quantification in the battle against gentrification,” Urban Studies 57 (2) (2020): 286–

306, available at .

Alan Durning, “Five Steps to Prevent Displacement: Why and how abundant-housing

advocates should fight displacement,” Sightline Institute, August 3, 2020, available at

.

Karla Walter, “Proven State and Local Strategies To Create Good Jobs With IIJA

Infrastructure Funds” (Washington: Center for American Progress, 2022), available at

.

Debbie Reed and others, “An Effectiveness Assessment and Cost-Benefit Analysis of

Registered Apprenticeship in 10 States” (Oakland, CA: Mathematica, 2012), available at

.

Angela Hanks, Annie McGrew, and Daniella Zessoules, “The Apprenticeship Wage and

Participation Gap” (Washington: Center for American Progress, 2018), available at

.

California Workforce Development Board, “High Road Training Partnerships,”

available at  (last

accessed August 2022).

WRTP BIG STEP, “Home,” available at   (last accessed August 2022).

Ben Penn and Lillianna Byington, “Local Hiring Gains Steam as Biden Pushes

Infrastructure, Equity,” Bloomberg, April 23, 2021, available at

.

San Francisco Office of Economic and Workforce Development, “San Francisco Local

Hiring Policy for Construction: Implementation Presentation,” available

at 

 (last accessed August 2022).

Ihna Mangundayao, Celine McNicholas, and Margaret Poydock, “Project labor

agreements on federal construction projects will benefit nearly 200,000 workers,”

Economic Policy Institute, February 9, 2022, available at

.

PolicyLink, “Community Benefits Agreements and Organizing for Equitable

Development,” available at 

 (last accessed August 2022).

Rita Cliffton and others, “The Clean Economy Revolution Will Be Unionized: A Road

Map From States on Creating Good, Union Jobs To Build the Clean Energy Economy”

(Washington: Center for American Progress, 2021), available at

.

City of Los Angeles Department of Public Works, “Targeted Hiring Guidelines for

Contractors” (Los Angeles: 2015), available at

.

Oregon Metro, “Construction Career Pathways Regional Framework” (Portland, OR:

2019), available at

.

64

65

66

67

68

69

70

71

72

73

74

75

76

77



Michela Zonta, “Community Land Trusts: A Promising Tool for Expanding and

Protecting Affordable Housing” (Washington: Center for American Progress, 2016),

available at .

County Health Rankings and Roadmaps, “Community land trusts”, available at

 (last accessed September 2022).

Benny L. Kass, “What renters and landlords need to know about the new D.C. TOPA

law,” The Washington Post, May 2, 2018, available at

.

Carolyn Gallaher, “Comparing DC and San Francisco’s tenant purchase laws,” Greater

Greater Washington, July 21, 2022, available at

.

Jenny Reed, “DC’s First Right Purchase Program Helps to Preserve Affordable Housing

and Is One of DC’s Key Anti-Displacement Tools” (Washington: DC Fiscal Policy

Institute, 2013), available at 

.

Jade Vasquez and others, “Tenant Protections and Emergency Rental Assistance

During and Beyond the COVID-19 Pandemic” (Washington: National Low Income

Housing Coalition, 2022), available at 

.

Neil Steinkamp, “Right to Counsel: The Nationwide Movement to Fight the Eviction

Crisis,” Stout, October 14, 2019, available at

.

Rebecca Diamond, “What does economic evidence tell us about the effects of rent

control?” (Washington: Brookings Institution, 2018), available at

.

National Multifamily Housing Council, “Rent Control Laws by State,” July 19, 2022,

available at 

.

CityHealth, “Affordable Housing Policy Breakdown” (Bethesda, MD: The de Beaumont

Foundation and Kaiser Permanente, 2021), available at 

.

Grounded Solutions Network, “Inclusionary Housing Map,” available at

 (last accessed September 2022).

National Low Income Housing Coalition, “The Gap.”

Community Change, “State Housing Trust Funds,” available at

(last accessed September 2022).

Ibid.

Emily Badger and Quoctrung Bui, “Cities Start to Question an American Ideal: A

House With a Yard on Every Lot,” The New York Times, June 18, 2019, available at

.

Dana Flatow, “Density, Carbon Emissions, Transportation and Energy Efficiency”

(Austin, TX: University of Texas at Austin Center for Sustainable Development),

78

79

80

81

82

83

84

85

86

87

88

89

90

91

92

93



available at

 (last accessed September 2022).

Kathleen McCormick, “Rezoning History: Influential Minneapolis Policy Shift Links

Affordability, Equity,” Lincoln Institute of Land Policy, January 16, 2020, available at

.

U.S. Department of Housing and Urban Development, “Rental Assistance

Demonstration (RAD),” available at

 (last accessed

September 2022).

Dennis Stout and others, “Evaluation of HUD’s Rental Assistance Demonstration

(RAD)” (Washington: U.S. Department of Housing and Urban Development, 2019),

available at 

.

Josh Cohen, “Does RAD Privatize Public Housing?”, Shelterforce, February 10, 2022,

available at 

.

Steve Kling and others, “Preserving the largest and most at-risk supply of affordable

housing” (San Francisco: McKinsey and Co., 2021), available at

.

CoStar, “Naturally Occurring Affordable Housing: NAAHL and ULI Symposium”

(Washington: 2016), available at 

.

D.C. Department of Housing and Community Development, “Small Building

Program,” available at  (last accessed

September 2022).

Cathleen Kelly, Cecilia Martinez, and Walker Hathaway-Williams, “A Framework for

Local Action on Climate Change: 9 Ways Mayors Can Build Resilient and Just Cities”

(Washington: Center for American Progress, 2017), available at

.

Center for Climate and Energy Solutions, “As Climate Impacts Threaten Cities,

Mayors Take Action,” September 11, 2018, available at 

.

Sarah Fischer, “Public fleets commit to $123.5M investments in EVs,” Electric Vehicle

Association, November 13, 2020, available at 

.

Carlos Martín, Andre M. Perry, and Anthony Barr, “How equity isn’t built into the

infrastructure bill—and ways to fix it,” Brookings Institution, December 17, 2021,

available at 

.

Andrew Trueblood and Anna Shipp, “To Drive Systemic Change, Federal Infrastructure

Policies Need to Move from Best Practices to Next Practices,” Urban Institute, June 21,

2022, available at 

.

Yonah Freemark, “Aligning Federal Investments in Transportation with Land-Use

Planning Could Create More Equitable and Sustainable Communities,” Urban

Institute, February 3, 2022, available at 

.

94

95

96

97

98

99

00

01

02

03

04

05

06



Ibid.

The Central Corridor Funders Collaborative, “About a Community, Not a Commute:

Investing beyond the rail” (St. Paul, MN: Saint Paul and Minnesota Foundation, 2016),

available at 

.

Gabrielle Bienasz, “A Key Piece of the Infrastructure Bill Aims to Help Minority-

Owned Businesses,” Inc., November 8, 2021, available

at 

.

07

08

09


