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URBAN 
As regions across California plan for and invest in 
transit oriented development, in part as a response to 
SB 375 and the implementation of their Sustainable 
Communities Strategies, communities are increas
ingly concerned about how new transit investment 
and related new development will affect the lives of 
existing residents, particularly low-income commu
nities of color. The Urban Displacement Project, a 
UC-Berkeley research project, analyzed the relation
ship between transit investment and neighborhood 
change, identifying factors that place neighbor
hoods at risk of displacement and mapping Bay Area 
neighborhoods according to levels of risk. 

Gentrification, or the influx of capital and higher-in
come, higher-educated residents into working-class 
neighborhoods, has already transformed about 10% 
of Bay Area neighborhoods. Displacement, which 

Project 
occurs when housing or neighborhood conditions 
actually force moves, is occurring in 48% of Bay Area 
neighborhoods, divided almost evenly between 
low-income and moderate/high-income neighbor
hoods. Displacement can be physical (as building 
conditions deteriorate) or economic (as costs rise). 
It might push households out, or it might prohibit 
them from moving in, called exclusionary displace
ment. Displacement, whether physical or economic, 
may result from disinvestment as well as investment. 
Thus, displacement is often taking place with gentri
fication nowhere in plain sight. Several key factors 
are behind both gentrification and displacement: 
proximity to rail stations, job centers, and historic 
housing stock, as well as location in a strong real es
tate market. Communities of color and renter neigh
borhoods are particularly at risk. 
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Literature Review 
A literature review of prior work on gentrification and 
displacement revealed several findings, including: 

Neighborhoods change slowly, but over time are 
becoming more segregated by income, due in 
part to macro-level increases in income inequal
ity. 

Gentrification results from both flows of capital 
and people. The extent to which gentrification is 
linked to racial transition differs across neighbor
hood contexts. 

New fixed-rail transit has a generally positive ef
fect on both residential and commercial property 
values, but its impact varies substantially accord
ing to context. 

Proximity to high quality schools and parks, as 
well as access to highways, increases home values. 

Despite severe data and analytic challenges in 
measuring the extent of displacement, most stud
ies agree that gentrification at a minimum leads 
to exclusionary displacement and may push out 
some renters as well. 

Previous studies have failed to build a cumula
tive understanding of displacement because they 
have utilized different definitions, compared dif
ferent populations, and adopted a relatively short 
timeframe; there is not even agreement on what 
constitutes a significant effect. 

Existing studies rarely account or proxy for region
al market strength, which undermines their rele
vance to particular contexts. 

Interactive Map 

Case Studies 
Extending these findings further, we delve into nine 
neighborhoods in the Bay Area to trace the trajectory 
of gentrification and community response. We find: 

Gentrification may not precede displacement. 
Gentrification is often assumed to be a precursor 
to residential displacement, yet in many of our 
cases we found that displacement precedes gen
trification and that the two processes are often oc
curring simultaneously. 

Gentrification and displacement are regional. Al
though gentrification and displacement are often 
seen as a neighborhood or local phenomenon, 
our cases show that they are inherently linked to 
shifts in the regional housing and job market. 

Despite continued pressures and much anxiety, 
many neighborhoods that expected to be at risk 
of displacement - such as East Palo Alto, Marin 
City and San Francisco's Chinatown - have been 
surprisingly stable, at least until 2013, the most re
cent year with available data. This is likely due to 
a combination of subsidized housing production, 
tenant protections, rent control and strong com
munity organizing. 

Policy, planning and organizing can stabilize 
neighborhoods. Many of the cases have shown re
markable stability, largely due to strengths of lo
cal housing policy, community organizing, tenant 
protections and planning techniques. 

Transportation investment shapes displacement. 
Our research suggests that it's not just the invest
ments in transportation and infrastructure that 
can accelerate the processes of gentrification and 
displacement, but the planning of such invest
ments as well. 
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Anti-Displacement 
Policy Analysis 
Even though many Bay Area neighborhoods are at 
risk of displacement or exclusion, such change is not 
inevitable. Subsidized housing and tenant protections 
such as rent control and just-cause eviction ordinances 
are effective tools for stabilizing communities, yet the 
regional nature of the housing and jobs markets has 
managed to render some local solutions ineffective. 

Methodology 
Over 50 variables were analyzed from 1990-2013 from 
various datasets including data on demographics, 
transportation, housing, land use, and policies. We de
veloped a gentrification index to characterize places 
that historically housed vulnerable populations and 
experienced significant demographic shifts and invest
ment in real estate. 

To approximate displacement, we calculated the loss 
of low income households for each time period. Re
searchers have found that neighborhood composition 
in the United States is considerably stable; therefore we 
assume that any neighborhoods that experiences a net 
loss of low income households is a result of displace
ment pressures. Although the change in low income 
households could be due to income mobility (e.g., 
low income households moving into middle or upper 
income categories, or vice versa), from our analysis of 
data from the Panel Study on Income Dynamics we 
estimate that there would have been a net increase in 
low income households in most places, therefore our 
estimates of displacement are likely an underestimate 
if anything. 

Robust regression models were constructed to esti
mate the predictors of both gentrification and loss of 
low income households/displacement, which were 
then incorporated into place typologies for risk of 
either gentrification-related displacement or exclu
sionary displacement which occurs in higher income 
neighborhoods. 

' This research was supported by funding under an award from the U.S. 
Department of Housing and Urban Development for the Bay Area Regional 
Prosperity Plan, and from a grant from the California Air Resources Board. The 
statements and conclusions in this report are those of the authors and do not 
necessarily reflect those of the U.S. government or the Air Resources Board. 
" Methods are available in the two full reports, Developing a f\lew Methodol
ogy for Analyzing Displacement (California Air Resources Board); and REWS 
Typologies Final Project Report. 
"· See Fang Wei and Paul L. Knox, "Spatial transformation of metropolitan 
cities:' Environment and Planning A 47.1(2015):50-68. 
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Tenant protections and support 

I Rental assistance 
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I Homeowner assistance programs 
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1 Housing rehabilitation funds 
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