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History of land use policy and zoning
How land use and zoning policy has evolved over time

What does the evidence say?

What are the effects of exclusionary zoning?
What contributes to exclusionary zoning?

How widespread is exclusionary zoning?

A brief look at exclusionary zoning in Maine
Why is it so entrenched?

What has been done to combat exclusionary zoning?

What else can be done?
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o Exclusionary zoning: restrictive land use and zoning policies meant to
exclude certain uses of land

Often accomplished through low-density regulations (e.g. single-family
zoning), large minimum lot sizes, parking requirements, and height
restrictions or explicit population growth controls

Also accomplished through excessively bureaucratic procedures and
delays

Often ends up excluding low-income households and people of color

@ Inclusionary zoning: the provision of below-market rate units
alongside market-rate units (usually 20%) through either incentives or
mandates

Not necessarily the converse of exclusionary zoning
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o Earliest zoning laws explicitly segregated by race (Trounstine 2018;
Fischel 2015)
Baltimore often cited as the first, but there is evidence that San
Francisco's anti-Chinese zoning policies came even earlier (Nightingale
2012)

o New York City passes first comprehensive zoning ordinance in 1916
(Fischel 2015)
Many cities follow suit shortly thereafter
Hoover’s Standard State Zoning Enabling Act in 1921 is a major
reason why (Nightingale 2012)
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o Despite Euclid v. Ambler (1926), exclusionary zoning didn't become
common until 1970s (Gyourko et al. 2018; Fischel 2015)
Municipalities had other means of segregating ethnoracial groups up
until that point, all of which were increasingly struck down, especially
with the Fair Housing Act of 1968
o End of the Great Migration, Civil Rights movement, white flight, and
suburbanization align with this growth in exclusionary zoning
Municipalities could no longer segregate explicitly by race or ethnicity,
so they turned to more class-based methods (Troustine 2018, Sahn
2020)
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What does the evidence say?

Plenty of evidence that exclusionary zoning inflates housing prices

(Gyourko et al. 2018; Glaeser and Gyourko 2018; Glaeser, Gyourko, and
Saks 2005)
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Figure 19.1 Real construction costs and house prices over time. Note Construction costs are the cost of
an economy-quality home from RSMeans deflated by the consumer price index. House prices are the
repeat-sakes index published by Corelogic deflated by the price index for personal consumption
expenditures exduding housing services. The deflator was calculated by the authors from data
publihed by the Bureau of Economic Analysis.

Figure: Gyourko et al. (2018)
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What does the evidence say?

Exclusionary zoning hasn't just led to higher housing prices, but has also
exacerbated regional income inequality (Ganong and Shoag 2017)

Convergence and Directed Migration Rates Over Time
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What does the evidence say?

By restricting where people can move because housing is too expensive,
exclusionary zoning has lead to dramatic declines in economic growth
(Hsieh and Moretti 2019)
o If metros like SF and NYC reduced zoning and land use restrictions to
the median, US GDP output would be 3.7 percent higher ($3,685
increase in average wages for all workers)

024

0.154

0.05

FIGURE 3. SPATIAL DISTRIBUTION OF LocaL TFP
Notes: Local TFP is defined as A * T The graph shows the distribution of de-meaned log local TFP weighted

by MSA employment in the relevant year. The sample includes 220 metropolitan areas observed in both 1964 and
2009.

Figure: Hsieh and Moretti (2019)
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What does the evidence say?

But beyond economic impacts, exclusionary zoning both helped established
segregation and maintains it (Rothwell 2011; Rothwell and Massey 2009;
Troustine 2018, 2020; Pendall 2000)

85% CI Black-VW hite
""" Agian-White = — = Latino-White |

Figure 4, Dissimilarity Index and Anti-density Zoning.

Figure: Rothwell (2011)
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o Some recent research finds that upzonings in Portland resulted in
higher densities and more housing supply (Dong 2021)

Related, preliminary work suggests that additional housing construction
leads to lower housing costs (Li 2019; Asquith, Mast, and Reed 2019)
o Other research suggests that upzonings can lead to higher short-term
housing costs (Freemark 2020) and increase the odds that a
neighborhood becomes whiter, at least in the short term (Davis 2021)

o Ultimately, more research is needed since many upzonings have only
recently taken place

Land use policy and zoning: what we know ai



1e mouy am 1eym :Suluoz pue Adijod asn pueT]

(8uip|ing sss|) 4op|o ma13 os|e 3203s SuisnoH
G00Z-G/6T wody paseasdsp Suisnoy Ajiwesiinw 4oy suwaad ‘uorresSip
1e3.5) 01 anp uone|ndod Xoe|g JO SJeYS Ul 9SBIIDUI J91e34T YlM SII1UD U|
6T0¢ Ul Suisnoy Ajiwey 5|3uls 4o} pauoz pue| sJow usdiad T 01 p9)
uoije.3i|A 18345y 01 anp aJeys uonendod yoe|g ul aseasdul uzdsad T
(0z0z uyes) Buiuoz Aseuoisn|oxa ul 9seaJdUl UB 01 P3| - UOIIRJSI|N
1e345) 9yl 1| euswousyd eIA - ALSISAIP Ul SISEaJDUl DIjeWeRI(] ©
(0z0z ‘810¢ @unsnod] ) Suluoz
AJeuoisn[oxs Jo uollesisiuiwpe 4o Joj uoddns yum pajeidosse osje
soxe} Auadoud pue ‘saunyipusdxs ejided-iad ‘diysisumoswoy ‘yijespp
(0z0g 2unsnou] ) Suiuoz Aseuoisn|oxa
Joj poddns ym pajeidosse A|3uoJis sjuspisal a1ym Jo d3ejusdisd o



How widespread is exclusionary zoning?

Figure 1: Regional Variation in Land Use Regulation
44 CBSAs with »= 10 Obs

Red —Top 11 WRLURI2018 Values
Blue — Middle 22 WRLURI2018 Values

Green — Bottom 11 WRLURI2018 values

Figure: Gyourko, Hartley, and Krimmel (2019)
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Wharton Residential Land Use Regulatory Index (WRLURI)

Statistic U.S. 2006 | Maine 2006 | U.S. 2018 | Maine 2018*
Mean -0.13 0.6 —0.09 —0.56
Min -2.15 -1.11 —2.64 —2.55

50 percentile —0.25 0.6 —0.18 —1.23
75 percentile 0.44 1.3 0.53 —0.82
Max 4.8 2.45 4.86 2.35

*2018 sample includes different municipalities and entails a different methodology
*Portland-South Portland, ME CBSA 2018 index is 0.13 (25/44 measured CBSAs)
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A glance at Portland, ME
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A glance at Portland, ME

Ethnoracial dot map by census tract in Portland, ME

Legend

PartlandME
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A glance at Portland, ME

Median household income by census tract in Portland, ME

Legend

PortlandME
MedianHouseholdincome
[ |s28112-$40,833
[ $40,834 - 856,722
I $56.723 - $67,031
B 67,032 - 571,336
I 571357 - $92,500
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A glance at Portland, ME
Apartments available in Portland, ME at or below $1,285 as of 09/16/2021
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A glance at Portland, ME
Homes for sale in Portland, ME at or below $374,900 as of 09/16/2021
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A glance at the Portland, ME region
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A glance at the Portland, ME region

Ethnoracial dot map by census tract in Portland, ME and Falmouth, ME

Legend
PortlandFalmouth
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Median household income by census tract in Portland, ME and Falmouth,
ME

Legend

PortlandFalmouth
,MedlanFamilvlncome
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A glance at the Portland, ME region
Apartments available in Falmouth, ME at or below $1,285 as of

09/16,/2021
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A glance at the Portland, ME region
Homes for sale in Falmouth, ME at or below $374,900 as of 09/16,/2021
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o Because property values represent a significant portion of wealth
holdings and determine public goods provision, homeowners have very
strong incentives to restrict development and exclude certain
developments (Fischel 2005, 2015)

o Local governing bodies and practices are overwhelmingly biased in
favor of homeowners (Einstein, Glick, and Palmer 2020)

People who attend city council, planning, and zoning board meetings
are disproportionately white, wealthy, and older property owners who
are also active voters
Data from MA indicates what many already believe: most public
comments at these meetings are anti-development
Usual complaints are about parking, density, neighborhood character
and the like
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What else can be done?

o Federal initiatives

» Biden administration proposal to incentivize zoning reform?
» Tying infrastructure payments to zoning reforms (Glaeser 2021)
» Tying mortgage interest deductions to zoning reform (Boger 1993)

State upzoning reforms: Oregon, Connecticut
Public meeting reforms
Zoning budgets (Hills and Schleicher 2011)

Compile more/better data

Build support for housing by counteracting anti-development
tendencies

» Desegregate CT

© 6 6 o o

'FACT SHEET: The American Jobs Plan. The White House.
https://www.whitehouse.gov /briefing-room/statements-releases/2021/03/31/
fact-sheet-the-american-jobs-plan/
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Conclusion

Thank you for your attention. | will be happy to answer questions, either
during the meeting or at mmleczko®@princeton.edu
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The Eviction Lab is funded by the JPB, Gates, and Ford Foundations as well as
c3.Al and the Chan Zuckerberg Initiative.
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