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--From the letter of transmittal from the Mayor Adler’s Anti-Displacement Task Force, November 16, 

2018 

Displacement today is not simply the legally and morally neutral workings of Austin’s real estate market. 

Displacement and exclusion are the strange fruit of public policies put in place by city government to 

disadvantage citizens of color at the behest of and for the economic advantage of the white citizens of 

Austin. An appropriate solution will require significant public spending and bold policies. Support for these 

will the widespread acknowledgement that is happening in Austin today is rooted in an ongoing and 

unaddressed legacy of racism. An equitable solution demands that Austin plant a new crop of inclusive 

community building practices whose purpose is to cultivate an economically, ethnically and culturally 

diverse city.  
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1. Background  

 
a. Professional background – Frank Rodriguez 

i. Former  -COA Budget Director, Assistant City Manager, Chair, Hispanic/Latino 
Quality of Life Commission, Senior Policy Advisor to Mayor Adler, founding 
Central Health board member, 

b. DWD Coalition  
i. The Development Without Displacement coalition is comprised of 

representatives of various community advocates for affordable housing 
and anti-displacement programming in high-risk gentrifying areas and in 
mobility and Imagine Austin corridors.  

ii. COA Budget Request for 2020 budget 
 

   
SOURCES OF FUNDS  

General 
Fund One-

Time 
REQUEST DESCRIPTION ($Million) 

Corridor Mobility Affordable 
Housing 

Designate $10 million for Corridor Housing 
Preservation and to ensure transit access to 
jobs and preservation of affordable rental 
units targeted to construction Corridors in the 
Eastern Crescent that have high vulnerability 
and development pressure for displacement 

 $10.00 

Corridor Mobility  
Small Business Preservation  

Designate $2 million for Corridor Small 
Business Preservation targeted to construction 
Corridors in the Eastern Crescent that have 
high vulnerability and development pressure 
for displacement 

$2.0  

Expand Use of 
Neighborhood Conservation 
Combined Districts and 
Historic Districts 

Develop and Implement 20 NCCD plans                
$1.00  

Develop and Implement 20 historic 
preservation plans 

              
$1.00  

Support for historic preservation surveying of 
homes/buildings in low-income gentrifying 
areas not surveyed yet. 

 $1.0 

Increase Housing Trust Fund 
for Very-Low Income 
Residents 

Increase resources and services for very low-
income residents in gentrifying areas to stay 

 $3.0  

Certificates of Obligation 
(CO)  

Issue COs and designate these funds for 
Gentrification and Displacement targeted at 
East Crescent Corridors for affordable housing 
and displacement mitigation activities 

 ($18.0) 

  TOTAL   $  -0-             
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2. LDC and Affordability Observations 

 
a. Affordability – Affordability is as much about urban design as it is about brick and 

mortar costs. Housing affordability is not simply the cost of the home itself. An 
affordable home must be a home with access to jobs, goods and services, 
educational, medical and governmental institutions and entertainment and 
recreational venues. The LDC offers limited income-restricted housing and upzoning 
isn’t a sufficient affordability program in of itself. 

b. Current and proposed public investment is planned and to put in place: 
i. Transportation 

ii. Opportunity Zones 
iii. Upzoning 

c. Equitable Development is lacking 
i. Equitable Development is community development and urban planning 

aimed at revitalizing disinvested communities and ensuring that all residents 
of urban places can shape urban development and benefit from economic 
growth in an equitable fashion. There is no equitable development analytical 
framework and scorecard in place that coordinates and assesses place-based 
public and private investments, programs, and policies in neighborhoods to 
meet the needs of marginalized populations and to reduce disparities, 
providing access to education, living wage employment, healthcare, healthy 
environment, small business preservation, affordable housing and 
transportation. UT’s displacement risk index identifies areas of Austin where 
displacement of marginalized is more likely to occur and where opportunity 
exists with good access to services and amenities.  

d. Fiscal/Budget Implications 
i. The costs of gentrification are the displacement of the poor along with small 

and unique businesses, but public officials make development decisions 
based on revenue as much or more than community need. Gentrification 
provides a fiscal windfall for city government. More affluent residents 
contribute more income to city coffers and appreciating home values beget 
higher property tax revenue. These increased tax revenues allow the city to 
increase investment in infrastructure, public transportation, public schools, 
law enforcement, and other services. Urban core jurisdictions increasingly 
opt for large scale developments like big box retail stores, hotels, stadiums, 
and expanded convention centers that draw visitors from across the region. 
These developments often directly displace community-serving and culturally 
oriented businesses, opening wounds for communities that were negatively 
impacted by earlier urban renewal. Moreover, upzoning will provide the 
revenues from expanded development to assist in balancing the city budget. 
Due to the effect of the State of Texas’ law that reduced the property tax 
revenue growth factor in the State-mandated rollback rate calculation from 
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8% to 3.5%, the General Fund is projected to begin experiencing structural 
imbalance beginning in FY 2012-22. The expected gap in FY2021-22 is $8.0 
million increasing to $27 million in 2023-24.   

ii. Gentrification and Displacement budgeted funds are modest. Upcoming 
public investment priorities is going to “crowd out” funding capacity for 
gentrification and displacement mitigation and affordable housing. 

1. $750 million – Transportation Corridor 
2. $2 billion to $6 billion – Public Transit System 
3. $ Other priorities – Homelessness (in this year’s budget overall 

additional Homelessness housing and programming is budgeted at 
$56,245,200 and $13,500,000 for housing displacement 

iii. City funding tools are limited. Primarily: 
1. Tax Increment Financing – City policy capped at 5% and will need a 

policy change 
2. Federal Funding – the White House would make drastic cuts to the 

CDBG, HOME Investment Partnerships, the Housing Trust fund and 
others 

3. GO Bonds – Additional bonds are needed in 5 years 
4. Low Income Housing Tax Credits - Only 90 Low Income Housing Tax 

Credit properties with 9,794 units serve the Eastern Crescent’s 
412,496 population. The Housing Authority recently bought a 452-
unit apartment complex in SE Austin which will be rented to tenants 
earning no more than 80% of median family income  

5. Repurposing public property 
 

e. Affordable Housing pipeline 
i. Strategic Housing Blueprint calls for 60,000 affordable units to be added to 

the city’s housing stock. A rough calculation including the LDC generated 
Income-Restricted Housing and other programs this is about 3,600 affordable 
housing units per year.  

1. Income-Restricted Housing. Based on the last four years total the 
average affordable housing units added was about 1,300 per year.  

2. Bond Funds. The City has recently approved $250 million in general 
obligation (G.O. bonds) for affordable housing through the 
November 2018 bond election. G.O. bonds have been approved 
three times by Austin voters and have paid for affordable housing 
with services to support at-risk families. In 2006, $55 million in 
affordable bonds created 3,400 affordable units. The 2013 G.O. 
$65 million affordable bond program created 2,253 affordable 
units. It is estimated that 7,000 affordable units could be created 
through the $250 million in voter-approved bonds over five years 
or an average of 1,400 per year.  
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3. Other Income-Restricted Housing. There are also 11,200 income-
restricted housing units in the “pipeline” which will be added to 
Austin’s housing stock in the coming years.  

4. LDC Income-Restricted Housing. Close to 45% of the overall capacity 
of 397,000 is from bonus market-rate units (178,000). This assumes 
that the market will buy-into the affordable housing bonus program 
producing only 9,000 bonus income-restricted units (only 2%) over 10 
years. 

ii. The additional affordable housing is measured against displacement losses 
which has been estimated in ranges from  

f. LDC - current 
i. Granting of new entitlements in areas currently or susceptible to gentrification 

will be limited so as to reduce displacement and disincentivize the 
redevelopment of multi-development residential development, unless 
substantial increases in long-term affordable housing will be otherwise 
achieved. Transition areas will be shallower along corridors in areas 
vulnerable to displacement 

ii. Existing market rate affordable multifamily shall not be mapped to be upzoned 
 

3. LDC Recommendations 
 

a. Delay implementation in “sensitive communities” that are at-risk of or undergoing 
gentrification. It is important to ensure that these neighborhoods with displacement 
pressure have time to plan for and implement anti-displacement strategies. A new 
geographic lens is needed to define the sensitive community geography using a 
dedicated stakeholder engagement and research process. First policy goals must be 
clearly established. Using those parameters, researchers can then determine a 
methodology to identify sensitive communities in ways that align with those goals.  
Note that other cities like Seattle in upzoning found that the displacement of low-
income households correlated more strongly with high-opportunity areas than it did 
with high risk displacement areas. This correlation between areas should be 
examined that areas have grown more in terms of adding housing units with an 
increase in the percentage of low-income households. In Seattle, areas that have 
grown the most have retained the most low-income households.  

b. Implement a formal Equitable Development program similar to Seattle that 
analyzes impacts on displacement and opportunity related to their growth 
strategy. The equitable development framework that they have developed 
recognizes that market forces alone will not be able to produce equitable growth. 
While stabilizing housing affordability and ensuring appropriate amenities are crucial 
components of neighborhood planning, income and asset creation are critical to 
ensuring resident well-being as the neighborhood economy improves. Providing 
needed resident services – childcare, transportation, a basic retail sector and access 
to health care- is a precondition for success. Tying public investment to local-hire 
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and living-wage provisions or otherwise connecting land use decisions to local asset 
creation can significantly mitigate negative displacement pressures by bringing some 
of the of benefits of the new investment to existing residents.  

c. Create an ordinance that does the following: 
i. Require the city to study whether neighborhood wide rezonings have spurred 

indirect displacement for existing area residents. The City lacks data on 
whether plans to reshape communities into denser development hubs has 
pushed out existing tenants. This information gap would require the City to 
evaluate if new development and socioeconomic changes brought on by 
rezonings have contributed to indirect displacement impacts. This ordinance 
will give the City a fuller picture on how rezonings affect residential 
displacement and will inform policy decisions around land use moving 
forward.  

ii.  Allocate financial capacity as a priority for the City to target funds for 
gentrification and displacement similarly to the “laser focus” communicated 
by City Manager Cronk for homelessness.   

iii. Identify “sensitive communities” that can choose to delay implementation of 
rezoning for a period of five years to allow time for community planning. The 
goals of the community plans are to identify zoning and other policies that 
encourage multifamily housing development at a range of income levels to 
meet unmet needs, protect vulnerable residents from displacement, and 
address other locally identified priorities.  
 

4. Gentrification, Displacement, and Role of Public Investment 
 

a. Changing economics, demographics, and physical forms of metro areas have 
fostered opportunity for some and hardship for others. 

i. Definitions and impacts of gentrification have been debated for 50 years. 
Central to these debates are who bears the burden and who reaps the 
benefits of change.  

ii. Displacement is a pressing concern. Anxieties about residential, cultural, and 
job displacement reflect the lived experiences of neighborhood change and 
social memories of displacements past. 

iii. Changes stem not just from private sector but government intervention. 
These investments put government at risk of becoming an agent of 
gentrification and displacement. The extent of which public investment 
catalyze residential and small business displacement is not well-defined or 
quantified in the research.  

iv. Public investment encompasses a wide array of direct activities and indirect 
policy actions.  
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5. Will Rezoning Cause or Resist Displacement? 
 

a. Some city officials stand by the idea that rezonings tied to a variety of community 
improvements will not only revitalize communities that have long suffered from 
disinvestment but will in fact alleviate the affordability crisis. They argue that 
boosting the housing supply through growth will ease demand pressures on the 
rental market and that mandatory or voluntary inclusionary housing policy which 
requires developers benefitting from an upzoning to rent a portion of units at below-
market rates, will ensure the creation of low-income housing; that additional 
investments will preserve existing affordable housing. 

b. Community members note the disappearance of Latino and Black community 
members abetted by public policy is already occurring with affordable housing being 
tore down to build luxury housing. Upzoning becomes gentrification on steroids.  

c. How we did end up here- with everyone professing the same goal of affordability 
and such radically divergent opinions of the strategy? Upzoning advocates blame the 
community’s misunderstanding of what causes displacement, while the community 
contend that city officials are beholden to real estate interest.  

d. Drilling down 
i. Central disagreement – whether upzoning can have a destabilizing effect on 

the existing housing in a neighborhood. The upzoning and actual 
development that follows can transform a neighborhood into a destination, 
increasing housing in that neighborhood and prompting landlords to raise 
rents.  

ii. Low-income renters who cannot easily adjust to increases in housing prices 
would thus be at risk of eviction.  

iii. Public officials refute the assertion that market-rate housing could itself be a 
cause of displacement. Data shows dramatic neighborhood demographic 
change following rezonings, but scholars disagree whether this data proves a 
causal relation between the rezonings and displacement.  

iv. What do experts say about the impact of adding market-rate housing? 
1. City officials argue that that city has limited tools at its disposal to 

address the affordability crisis, which means harnessing the private 
market to create both market-rate and affordable housing. They say, 
they could never subsidize their way out and need a certain amount 
of private-market activity- with new ground rules, with new 
stipulations – to put up the maximum number of apartments. In other 
words: tackle the crisis by boosting supply across the board., which 
will reduce competition for older housing and ease demand pressure, 
while also using subsidies to ensure some units go to low-income 
families.  

2. Community activists say that the City’s choice to encourage a mix of 
market-rate construction rather than focusing on subsidizing housing 
for the lowest income is one that comes with grave risks. Living in an 
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upzoned neighborhood the narratives goes: the affordable housing 
created might not be actually affordable to you and the majority is so 
expensive that its unaffordable to everyone in the neighborhood. 
Wealthier newcomers move I, with the disposable income to support 
new expensive amenities. As the neighborhood becomes increasingly 
popular, landlords begin harassing rent-stabilized tenants and real-
estate brokers hound long-term homeowners will all-cash offers. 
Soon your landlord is giving you the ultimatum: agree to a whooping 
rent increase or move out.  

3. Are these risks real, and if so, is there any justification for trying to 
boost market-rate supply?  

a. Scholars acknowledge that introduction of market-rate 
development could raise prices but have different opinions on 
whether supply is still an important goal, and on how much to 
worry about displacement.  

i. NYU Furman Center – adding new market-rate housing 
to a neighborhood doesn’t always translate into lower-
prices nearby and could channel demand into that 
neighborhood raising rents in the short terms.  

ii. From Hunter College – the real problem driving the 
affordability crisis is keeping the lid on housing prices 
and that all neighborhoods benefit in the long-run if 
they allow for the production of new units.  

iii. Another from Hunter College – the real problem 
driving affordability crisis is the soaring costs of land, in 
great part as a result of city zoning actions. Not 
convinced that the City needs to construct more 
housing.  

iv. Zoned Out! Race, Displacement, and City Planning in 
New York City – low income neighborhoods in central 
locations, allowing market-rate development poses a 
massive displacement threat.  

v. MIT – Just saying no supply, no new growth is 
definitely a mistake, but you have to be careful about 
what kind of growth you promote. The solution is a 
more substantial portion of subsidized, low-income 
housing stock, but also unsubsidized construction in 
neighborhoods where market-rate units would not be 
price-prohibitive to low-income families, and in 
neighborhoods where there might be less risk that the 
new housing would induce displacement of low-
income residents.  

b. Are there stats to prove upzonings cause displacement? 
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i. Few cities have undertaken studies of the overall 
effects of rezonings and many cities do not collect data 
about the reasons residents leave their neighborhoods. 
What we do know is neighborhoods demographics 
looked before and after rezonings.  

ii. There are three categorized or rezoning: 
1. Upzonings 
2. Hybrid rezonings that limit the redevelopment 

of residential areas while allowing growth on 
major commercial corridor 

3. Downzonings which reduce density and 
preserve neighborhood character 

iii. An MIT researcher found that all three experienced 
greater increases in rent, median income, and 
proportions of white residents than the city as a whole. 
The reduced presence of Latino, Black and poor 
residents was particularly extreme in hybrid 
neighborhoods., possibly suggesting those rezonings 
may have been the worst recipe for residential 
displacement.  

c. A study of zoning changes in Chicago (Urban Affairs Review) 
by MIT finds that they led to higher, not lower local home 
prices, while having no discernable impact on local housing 
supply. The comparison was of a set of zoning reforms to 
encourage development around transit stops with an 
expanded upzoned area and increased incentives for more 
building intensity. There were two conclusions: 

i. There was no effect from zoning changes on housing 
supply 

ii. Instead of falling prices, as the conventional wisdom 
predicts, the study found the opposite. Housing prices 
rose on the parcels and in projects that were upzoning, 
notably those where building sizes increased. The 
study doesn’t invalidate the idea that increases in the 
number of housing units won’t eventually lead to 
lower prices overall, but what the study does show is 
what happens on specific lots and areas that are 
upzoned. “Even if upzonings – in the medium or longer 
term- increases in number of housing units (though I 
do not find evidence for or against this in the study), 
we still will have to contend with the potential that the 
short-term impacts of the changes are higher home 
prices and likely higher rents for those directly affected 
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by the change, especially new development, as 
everyone knows, takes many years to get underway. 
The speculation will come first.” Simply liberalizing 
zoning for denser development will not address the 
critical need to provide affordable housing for less 
advantaged people. Upzoning isn’t a sufficient 
affordability program in of itself.  


