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Abstract	
The	purpose	of	this	study	is	to	address	the	impacts	of	development/redevelopment	that	
have	resulted	in	gentrification	and	community	displacement	throughout	history.	Upon	
analysis	of	the	impacts	of	historical	development	policies,	it	was	found	that	prior	policies	
and	strategies	exacerbated	effects	such	as	gentrification	and	displacement.	However,	
through	examining	two	case	studies	and	a	participatory	survey,	solutions	to	developmental	
impacts	can	be	drastically	improved	through	participatory	planning	and	inclusion	of	
existing	residents.	The	conclusions	propose	strategies	that	have	successfully	reduced	
adverse	impacts	and	set	up	avenues	for	future	research	and	policy	to	continue	these	
successes.	

	
Keywords:	Gentrification;	Sustainable	Urban	Development;	Urban	Development	Policies	
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Introduction	
Cities	are	in	a	constant	state	of	flux,	being	designed,	built,	and	rebuilt	time	and	time	again.	
Often,	there	are	inadvertent	consequences	of	urban	revitalization,	such	as	gentrification.	
The	term	“gentrification”	was	coined	in	the	early	1960s,	and	gentrification	is	evident	to	
some	degree	or	another	in	every	major	city	in	the	United	States	and	many	parts	of	the	
world	(see	Figure	1)	(Richardson,	Mitchell,	&	Franco,	2019).	It	is	the	displacement	of	
earlier,	typically	poorer	residents	of	a	neighborhood	due	to	repairing	and	rebuilding	
residential	and	commercial	buildings	within	a	deteriorating	area	followed	by	an	inundation	

of	middle-class	or	affluent	people.	It	is	omnipresent	
in	central	and	inner	cities	(Brown-Saracino,	2013).		
	
Many	areas	that	experience	revitalization	and	new	
development	also	experience	gentrification.	For	
instance,	in	the	early	1960s,	the	beginning	stages	of	
the	496-expressway	project	in	Lansing,	Michigan	
commenced	with	the	anticipation	of	fostering	a	
more	accessible	route	to	downtown	and	rejuvenate	
businesses	(Miller,	2018).	In	the	496-development	
process,	many	individuals	and	families	were	
displaced	while	the	more	accessible	areas	began	to	
thrive.	Another	example	includes	the	development	
and	beautification	of	Michigan	Avenue	in	Chicago,	
Illinois.	This	redevelopment	had	a	specific	 
aim	of	drawing	businesses	and	shoppers	from	the	
“old”	South	to	the	“new”	North	via	the	construction	
of	the	Michigan	Avenue	Bridge,	which	was	
proceeded	by	a	building	boom	on	the	north	side	of	
the	river.	Though	the	intent	has	been	to	create	a	
mixed-use	area	and	meet	the	modern	urban	
environment	design	demand,	the	renovations	and	
redevelopment	have	caused	gentrification	within	
the	area	due	to	rapidly	rising	costs.	However,	these	
are	just	two	examples	of	the	adverse	effects	of	new	
development	and	revitalization.		
	
On	the	other	hand,	an	example	of	extensive	efforts	
to	reduce	the	impacts	of	redevelopment	occurs	at	
REO	Town	in	Lansing,	Michigan.	For	approximately	

three	decades,	REO	Town	was	in	a	state	of	decline	until	a	few	large	investments	were	made	
to	improve	the	area	and	its	built	environment.	The	revitalization	allowed	for	the	adaptive	
reuse	of	the	existing	buildings	and	has	since	fostered	a	positive	transformation	to	the	area	
while	extensive	efforts	have	been	made	to	reduce	possible	gentrification.	In	most	cases,	
there	appears	to	be	a	direct	relationship	between	improvement	or	development	and	
increasing	value	of	the	surrounding	environment	(Kahne,	2015).	This	direct	relationship	

Figure	1.	Gentrification	in	U.S.	Major	Cities	
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affects	the	current	residents	within	the	neighborhood	and	surrounding	and	creates	trends	
that	have	proven	difficult	to	break.	

Research	Questions/Objectives	
The	question	explored	through	this	paper	centers	upon;	“Does	new	development	and	
redevelopment	cause	gentrification	in	specific	areas,	and,	if	this	is	the	case,	how	can	
sustainable	urban	design	be	implemented	to	reduce	the	adverse	effects	caused	by	new	
development	and	redevelopment?”	This	paper	will	address	urban	areas	that	have	
experienced	intentional	or	inadvertent	gentrification	due	to	early	urban	development	
practices,	why	this	has	become	a	concern,	and	what	sustainable	strategies	are	available	to	
reduce	the	adverse	effects	of	new	and	existing	development.	
	
I	present	a	literature	review	with	focus	areas	that	show	early	development	practices	that	
became	precursors	to	current	issues	and,	second,	to	discuss	successful	examples	of	
reducing	redevelopment	impacts.	To	fully	emphasize	early	development	practices	and	their	
adverse	effects,	downtown	Lansing,	Michigan,	and	Michigan	Avenue	in	Chicago,	Illinois,	are	
discussed.	Additionally,	a	housing	contract	experiment	conducted	in	Belgium	was	selected	
to	show	an	example	of	a	failed	attempt	at	reducing	redevelopment	impacts.	Following	this,	
the	methodology	section	will	highlight	the	successful	case	studies	and	the	survey	used	to	
identify	and	discuss	policies	to	prevent	gentrification.	Finally,	broader	applications	of	these	
policies	are	discussed.		

Literature	Review	
 
Historical	Practices	and	Policies	Resulting	in	Gentrification	
Early	urban	renewal	and	development	practices	often	did	not	consider	the	effects	of	the	
immediate	and	surrounding	communities.	In	the	19th	century	(Industrial	era),	cities	
became	the	centers	of	population	growth,	and	production	causing	rapid	growth.	As	cities	
became	more	populated,	different	models	were	applied	to	structure	cities	based	on	land	
use	arrangements.	This	period	
introduced	the	methodology	of	
human	ecology,	which	describes	
“the	city	as	analogous	to	an	
ecosystem,	with	natural	
processes	of	adaptation	and	
assimilation”	(Boundless).	One	
of	the	methodologies	used	was	
Hoyt’s	Sectoral	Model	of	Urban	
Growth	(Figure	2),	which	
distinctly	separates	the	low	
socioeconomic	class	from	the	
middle	and	high	socioeconomic	
classes.	As	urbanization	
continued,	real	estate	prices	
would	rise	and	force	existing	residents	to	move	to	less-desirable	neighborhoods-	also	

Figure	2.	Hoyt’s	Sectoral	Model	of	Urban	Growth	
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known	as	gentrification.	The	shift	in	population	migration	to	urban	areas	lead	to	beliefs	and	
theories	such	as	urban	decay	and	broken	windows.	Urban	sprawl	criticism	states,	“urban	
decay	is	caused	by	the	excessive	density	and	crowding	of	cities,	and	it	drives	out	residents,	
creating	conditions	for	urban	sprawl”	and	causing	existing	residents	to	seek	safer	and	more	
relaxed	urban	neighborhoods	(Boundless).		
	
On	the	other	hand,	the	Broken	Windows	theory	does	not	tie	criminal	activity	to	urban	
density	and	people	do	not	leave	the	city	due	to	crime.	However,	city	neighborhoods	become	
abandoned	and	neglected	when	people	leave	urban	areas,	resulting	in	crime	and	decay.	
This	theory	suggests	that	the	state	of	decay	is	perceived	when	there	are	evident	indicators	
of	neglect,	such	as	unkempt	lawns	and	broken	windows,	thus	becoming	a	trend	in	the	
neighborhood.	Urban	renewal	programs	(New	Urbanism	and	smart	growth)	were	launched	
in	response	to	urban	decay	and	urban	sprawl.	Though	these	programs	intended	to	manage	
urban	sprawl	and	design	urban	areas	to	be	walkable	with	various	housing	options,	the	
results	were	not	necessarily	uniform.		
	
Urban	renewal	was	one	of	the	first	large-scale	programs	implemented	to	counteract	decay	
and	rejuvenate	cities.	The	United	States	developed	one	of	the	first	specific	national	urban	
renewal	programs	in	the	late-nineteenth	century.	Beginning	in	the	1930s,	“the	Public	
Works	and	Public	Housing	programs	shifted	attention	to	the	clearance	of	slums	and	
blighted	areas	and	the	construction	of	low-income	housing,	in	the	form	of	multistoried	
apartment	complexes”	(Chapter	1:	Urban	renewal,	2011).	The	early	1930s	introduced	
“redlining,”	an	effort	to	segregate	African-Americans	by	refusing	to	insure	mortgages,	
which	was	provoked	by	the	Federal	Housing	Administration	(FHA).	During	this	period,	
subdivisions	for	whites	were	being	mass-produced	with	the	stipulation	of	African-
Americans	not	being	allowed	to	purchase	any	of	the	homes.	According	to	Terry	Gross	
(2017),	“The	Federal	Housing	Administration's	justification	was	that	if	African-Americans	
bought	homes	in	these	suburbs,	or	even	if	they	bought	homes	near	these	suburbs,	the	
property	values	of	the	homes	they	were	insuring,	the	white	homes	they	were	insuring,	
would	decline.	And	therefore,	their	loans	would	be	at	risk.”	The	FHA’s	Underwriting	Manual	
explicitly	laid	out	segregationist	policies	to	separate	people	of	color	from	white	
neighborhoods.		 
	
By	1949,	the	federal	government	passed	the	Housing	Act	of	1949,	designed	to	demolish	old	
buildings	to	replace	them	with	new	buildings	to	eliminate	slums	and	blighted	areas.	There	
were	three	main	elements	to	the	Renewal	Program;	neighborhood	conservation	and	
housing	code	enforcement	to	prevent	slums;	structure	and	neighborhood	rehabilitation;	
and	clearance	and	redevelopment	of	structures	and	neighborhoods.	However,	slum	
clearance	and	redevelopment	became	the	main	priority	of	many	private	investors	and	
Urban	Renewal	began	being	called	the	“bulldozer	approach,”	destroying	blighted	areas	to	
be	replaced	by	luxury	housing.	This	separated	socioeconomic	classes	more	by	worsening	
the	conditions	of	the	bad	conditions	and	improving	conditions	for	those	who	were	more	
fortunate.	This	transition	led	to	a	revised	version	of	the	program	in	1954	that	aimed	to	
make	profits	rather	than	improve	slums.		
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The	1950s	also	saw	an	increase	in	travel	because	of	the	commute	many	Americans	made	to	
and	from	the	suburbs.	The	high	volume	of	traffic	caused	issues	within	the	city	and	city	
planners	believed	this	was	making	communities	unhealthy	(Semuels,	2016).		According	to	
Semuels,	“to	keep	cities	healthy,	planners	said,	regions	needed	unclogged	arteries	for	a	
working	circulatory	system.	In	short,	cities	needed	highways	to	carry	people	out	of	the	
heart	and	to	the	rest	of	the	body.”	Highway	engineers	sought	to	design	and	construct	
highways	with	the	most	efficient	route	(frequently	planning	to	be	constructed	through	the	
center	of	almost	every	major	city)	with	little	consideration	of	how	this	would	affect	the	
existing	neighborhoods	(Stromberg,	2015).		
	

As	a	result	of	these	plans,	the	
federal	government	increased	
the	1944	Federal	Highway	Act	
(which	covered	50	percent	of	
highway	construction	costs)	to	
90	percent.	This	directly	
impacted	the	populations	that	
could	not	afford	to	move	or	were	
denied	home	loans	(redlining)	to	
move	into	the	suburbs.	
According	to	Stromberg,	
“highways	were	a	tool	for	
justifying	the	destruction	of	
many	of	these	areas.” Between	
the	1950s	and	1960s,	hundreds	
of	thousands	of	people	were	
displaced	because	of	federally	

funded	urban	renewal	projects	in	the	United	States	(as	shown	in	Figure	3).	Though	the	
federal	funding	intent	was	to	replace	blighted	areas	with	affordable	housing,	many	cities	
used	the	money	to	expand	hospitals	and	universities,	build	shopping	malls	and	offices,	or	
construct	entire	networks	of	highways	through	lower-income	neighborhoods.	
Unfortunately,	the	displacement	caused	by	the	redevelopment	disproportionately	affected	
people	of	color	(Miller,	2017).	 
	
In	one	instance,	taking	place	in	Lansing,	Michigan,	the	heart	of	the	black	community	was	
demolished.	In	the	mid-1960s,	the	Interstate	496	project	was	mapped	and	constructed	to	
be	the	business	route	connector	from	the	west	side	of	Lansing	to	the	east	side,	cutting	
through	the	city	center.	The	project	began	in	1963	and	was	completed	in	1970,	demolishing	
more	than	840	homes	and	businesses,	and	forcing	over	600	black	families	to	relocate.	
Considering	Lansing	only	had	a	population	of	100,000,	with	the	black	population	
constituting	6,745	during	the	1960s,	the	number	of	displaced	people	due	to	this	project	is	
significant	(Miller,	2018).	According	to	Dozier	(2018),	“When	highways	were	built	through	
the	middle	of	cities,	often	they	ran	right	through	black	neighborhoods.	The	justification	was	
that	highway	construction	could	redeem	"blighted"	urban	areas,	but,	in	practice,	highways	
often	followed	the	paths	of	least	resistance,	going	where	residents	did	not	have	the	power	

Figure	3.	American	city	displacement	rates	caused	by	urban	renewal	
projects	(1950s-1960s).	Mostly	people	of	color	were	displaced	in	

purple	cities	and	mostly	white	people	were	displaced	in	green	cities.	
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to	stop	them.”	Like	many	other	highway	projects,	this	project	paved	the	way	for	segregated	
and	gentrified	areas	throughout	the	city.	
	
The	Urban	Renewal	programs	not	only	devastated	existing	communities	but,	exacerbated	
gentrification	and	segregation.	As	areas	were	redeveloped	and	becoming	‘more	desirable’	
to	live	in,	property	values	increased.	Additionally,	property	values	would	also	increase	if	
the	property	was	adjacent	to	a	new	street	or	highway	improvements,	depending	on	the	
type	of	improvement.	According	to	Nourse	(1966),	the	property	value	increase	was	partly	
viewed	as	a	“penalty	that	the	community	must	pay	for	past	errors	and	in	part	as	an	
investment	which	will	eventually	be	repaid	from	the	higher	tax	values	created.”	However,	
newer	buildings	do	not	influence	the	value	of	an	area;	once	the	area	starts	to	experience	
socioeconomic	change	from	slum	to	low-income	or	high-income	demographics,	values	will	
increase.	This	will	most	often	occur	when	redevelopment	takes	place	in	an	area	and	force	
existing	residents	to	move	to	affordable	areas.	An	example	includes	the	transformation	of	
Michigan	Avenue	in	Chicago,	Illinois,	and	the	construction	of	the	Michigan	Avenue	Bridge.	
	
Before	the	transformation	of	
Michigan	Avenue,	some	specific	
occurrences	and	practices	lead	to	
gentrification,	such	as	the	Great	
Chicago	Fire	of	1871	(Chicago	
History).	This	led	to	the	first	stage	in	
what	would	become	a	divided	
community.	The	fire	destroyed	73	
miles	of	the	road,	17,500	buildings	
and	left	90,000	residents	homeless	
(Schons,	2012).	In	the	process	of	
rebuilding,	laws	were	passed	
requiring	“fireproof”	materials,	such	
as	brick,	stone,	marble,	and	limestone,	
which	were	much	more	expensive	
than	wood.	Poorer	Chicago	residents	
were	forced	out	of	the	city	center	
because	they	could	not	afford	the	new	
materials,	skilled	masons	to	construct	
the	buildings,	or	the	compulsory	fire	
insurance	(Schons,	2012).		
	
Upon	rebuilding,	the	“commercial	
style”	architecture	rose,	and	the	
development	of	the	skyscraper	to	promote	the	railroad	network.		Real	estate	downtown	
was	highly	valuable,	and	in	order	to	make	the	most	of	the	land,	owners	and	developers	
chose	to	build	vertically.	The	methods	used	to	design	and	construct	the	urban	skyline	
transformed	Chicago’s	business	district	and	influenced	urban	architecture	across	the	
nation,	and	Michigan	Avenue	was	to	become	a	major	commercial	boulevard	(Rayfield).	The	
intent	behind	transforming	Michigan	Avenue	and	the	construction	of	the	Michigan	Avenue	

Figure	4.	Chicago	Property	Value	Increase	Time	Series	
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Bridge	was	to	connect	the	“new”	North	to	the	“old”	South	to	create	a	passage	to	the	city’s	
new	commercial	district.	The	bridge	opened	in	the	1920s	and	a	building	boom	followed	
close	behind,	with	the	intent	of	drawing	businesses	and	shoppers	from	the	south	side	of	the	
river	to	the	new	district	on	the	north	side	(Chicago	History	and	Timeline).	By	1947,	Arthur	
Rubloff	commenced	revitalizing	the	district,	which	included	new	developments	and	
renovation	of	existing	buildings,	while	several	more	skyscrapers	would	be	incorporated	
through	the	following	decades.	Between	1913	and	2005,	very	high	property	costs	in	this	
area	of	Chicago	have	expanded	and	shifted	the	demographics,	ultimately	gentrifying	these	
areas	(Ahlfeldt	&	McMillen,	2014).	Downtown	Chicago’s	increasing	property	values	from	
1913	to	2009	show	the	direct	adverse	effects	(shown	in	Figure	4).	Although	these	practices	
may	not	be	as	apparent	now	as	they	were	when	they	were	first	implemented,	many	of	
these	practices	are	still	being	used	today.	
	
According	to	the	National	Community	Reinvestment	Coalition	(NCRC),	between	2000	and	
2013,	at	least	one	gentrified	tract	was	identified	in	24%	of	all	urban	areas	in	the	United	
States	and	was	found	to	be	most	concentrated	in	the	largest	urban	areas	(Richardson,	
Mitchell,	&	Franco,	2017).	The	gentrification	in	these	areas	is	partly	a	result	of	the	practices	
and	policies	implemented	between	the	1930s	and	1960s.	However,	central	city	
disinvestment	and	reinvestment	
have	also	played	a	role	in	current	
gentrification	trends.	Overall,	there	
has	been	a	shift	towards	
reinvestment	of	city	centers	due	to	
relative	affordability,	the	close	
proximity	to	jobs	and	services,	and	
the	revitalization	of	infrastructure	
and	transit	access	to	attract	people.	
As	a	result,	property	values	rise,	
along	with	several	changes	to	the	
amenities,	land	use,	and	even	the	
neighborhood’s	character,	thus	
causing	gentrification	of	the	existing	
residents	(Gentrification	explained).		

Since	2000,	gentrification	tracts	
have	risen	substantially	because	of	
reinvestment	in	city	centers	(see	
Figure	5).	According	to	Jackelyn	
Hwang	and	Jeffrey	Lin,	“In	1970,	
only	1.1	percent	of	downtown	tracts	
in	big	cities	had	experienced	such	
large	increases	in	SES	
(socioeconomic	status)	since	1960.	
By	2010,	that	share	had	increased	
to	7.7	percent”	(Hwang	&	Lin,	
2016).	The	increase	in	gentrification	 Figure	5.	Gentrification	Tracts	1960	-	2010	
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tracts	is	a	direct	result	of	reinvestment	in	city	centers.	Part	of	this	is	due	to	high-skilled	jobs	
moving	to	downtown	areas	requiring	college	degrees.	Additionally,	the	amenities	in	
downtown	areas	have	shifted	to	museums,	theaters,	restaurants,	personal	service	
establishments,	and	grocery	stores,	often	following	young,	college-educated	workers.		

Other	factors	contributing	to	gentrification	in	city	centers	include	public	policy	and	housing	
financing.	Hwang	and	Lin	state,	“in	recent	decades,	city	leaders’	policymaking	shifted	from	
a	welfare	state	based	on	direct	public	intervention	to	a	reliance	on	free	market	solutions,	
promoting	business	friendly	and	public-private	partnerships	in	arenas	that	previously	had	
relied	solely	on	public	funding,	such	as	housing	for	low-income	households”	(Hwang	&	Lin,	
2016).	Other	perspectives	associate	the	U.S.	Department	of	Housing	and	Urban	
Development’s	HOPE	VI	Program	which	involved	the	demolition	of	public	housing	and	
redevelopment	with	gentrification.	Additional	arguments	have	been	made	regarding	
historical	preservation,	business	improvement	districts,	zoning	and	land	use	changes,	tax-	
increment	financing	practices,	ordinances	imposed	on	public	space,	and	the	beautification	
of	public	spaces.	The	issue	with	reinvestment	in	city	centers	is	that	it	often	facilitates	
gentrification	and	displacement	due	to	increased	property	values	and	jobs	being	
unattainable	to	the	existing	residents.	Although	there	are	circumstances	where	the	
intentions	have	been	to	reduce	redevelopment	impacts,	the	actual	outcome	did	not	go	
according	to	the	intention.	

For	example,	to	reduce	the	impacts	of	redevelopment,	Belgium	implemented	a	housing	
contract	experiment.	The	theory	behind	implementing	the	housing	contract	experiment	
stems	from	the	concept	of	Neoliberal	urban	renewal	policies	and	their	aims	of	forcing	low-
income	households	to	relocate.	The	housing	contract	experiment	focused	on	housing	policy	
to	improve	the	quality	of	life	in	deprived	urban	neighborhoods	without	displacing	the	poor	
by	examining	rent	gap	theory	and	gentrification.	In	this	experiment,	the	three	regions	of	
Belgium	were	provided	approximately	the	same	number	of	projects,	along	with	
governmental	funding,	to	achieve	the	housing	contract’s	target	(Uitermark,	&	Loopmans,	
2013).	Though	some	local	governments	appropriately	used	the	funds	to	reduce	the	rent	
gap	and	protect	the	poorer	residents	from	displacement,	other	local	governments	took	
advantage	of	the	funds	to	further	their	goal	of	urban	renewal	and	gentrification.	When	
applied	how	it	was	intended,	the	purpose	behind	this	housing	contract	can	reduce	the	
impacts	of	redevelopment.	

Each	of	these	examples	provides	a	different	insight	into	early	development	practices	that	
have	resulted	in	gentrification.	Redlining	and	highway	development	displaced	poor	and	
marginalized	communities	in	many	downtown	areas.	Additionally,	urban	renewal	projects	
following	catastrophes	or	pursuing	economic	revival	pushed	communities	of	color	out	of	
the	urban	core.	Furthermore,	reinvestment	in	city	centers	in	the	past	couple	of	decades	
have	also	resulted	in	gentrification.	How	can	we	improve	these	areas	without	displacing	
communities?	The	following	sections	detail	this	paper’s	methodology	and	successful	case	
studies.	
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Methodology	
	

Reducing	Impacts	of	Development:	Case	Review	of	Selected	Sites/Study	Areas	
Successful	examples	of	reducing	impacts	of	redevelopments	utilized	the	site	areas	of	REO	
Town	in	Lansing,	Michigan	and	Marketview	Heights	in	Rochester,	New	York.	These	two	
locations	were	selected	because	each	city	incorporated	different	strategies	that	appear	to	
have	been	successful	in	reducing	redevelopment	impacts.	
	
Research	Design	
	

	
Figure	6.	Research	Design	Graphic	

	
The	conceptual	framework	diagram	above	separates	the	key	components	of	the	
development	strategies	to	create	and	maintain	a	‘sense	of	place,’	beginning	with	part	one	
that	will	address	the	historical	and	present	issues,	and	concluding	with	part	two,	which	will	
discuss	development	strategies	and	successful	examples.	In	part	1a,	the	history	of	
redevelopment/new	development	ideologies	will	be	discussed	and	how	they	relate	to	
gentrification	and	defining	gentrification	and	two	examples	of	early	practices	that	lead	to	
gentrification.	In	part	1b,	the	present	issues	will	be	described	and	highlight	examples	such	
as	Philadelphia,	Pennsylvania,	Chicago’s	Warehouse	District,	Seattle,	Washington,	and	
Grand	Rapids,	Michigan,	and	touch	on	common	factors	seen	in	each	example	contributing	
to	gentrification.	In	part	2a,	three	successful	examples	of	development	strategies	will	be	
examined	and	expanded	on	to	note	what	made	these	examples	successful	in	reducing	the	
effects	of	redevelopment/new	development.	Finally,	in	part	2b,	possible	development	
strategies	to	reduce	gentrification	will	be	explored,	including	maintaining	housing	prices,	

The	HistoryDevelopment	Strategies

Present	IssuesSuccessful	Examples

Part	1.	The	History	&	Present	Issues

Explores	some	of	the	causes	of	
gentrification,	why	it’s	become	a	
concern,	and	the	present	issues

Part	2.	Successful	Examples	&	
Development	Strategies	

Explores	successful	examples	and	
various	development	strategies	as	
solutions	to	reduce	negative	effects	

(i.e.	gentrification)

1a

1b2a

2b

• Ideologies	behind	
redevelopment/new	development

• 1960s- term	gentrification	coined
• Displacement	of	earlier,	typically	
poorer	residents	of	a	neighborhood

• Examples:	I-496	project	in	Lansing,	
Michigan;	Michigan	Avenue	in	
Chicago,	Illinois

• Examples:	occurrences	of	
gentrification

• Philadelphia,	Pennsylvania
• Chicago’s	Warehouse	District
• Seattle,	Washington
• Grand	Rapids,	Michigan

• Common	factors	contributing	to	
gentrification

• Maintaining	housing	prices
• Participatory	Planning/inclusion	of	
existing	residents

• Sense	of	Place
• Community
• Security

• Market
• Real	Estate
• Business

• Marketview Heights	in	Rochester,	
New	York	(Urban	Renewal	District	
Plan	adopted	in	2014)

• Belgium’s	housing	contract	
experiment

• REO	Town	in	Lansing,	Michigan
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participatory	planning/inclusion	of	existing	residents,	creating	and	maintaining	a	sense	of	
place,	and	market	(real	estate	and	business).	In	order	to	gather	additional	insight	in	part	1b	
and	part	2b,	a	survey	was	conducted	to	gather	personal	experience	and	insight	regarding	
present	issues	of	gentrification,	as	well	as	opinions	on	development	strategies	that	could	be	
utilized	to	reduce	developmental	impacts.	

Data	and	Measures	
	
Methods	Used	to	Determine	Successful	Development	Strategies	
Case	studies	of	REO	Town	in	Lansing,	Michigan	and	Marketview	Heights	in	Rochester,	New	
York	were	analyzed	to	determine	successful	strategies	to	reduce	the	redevelopment	
impacts.	Through	each	of	these	methods,	themes	of	specific	strategies	to	reduce	
development	impact	were	identified.	Furthermore,	this	research	collected	data	through	a	
short	survey	that	included	a	fourteen-questions	used	to	gauge	individual	demographics,	
experience,	knowledge,	and	opinions	on	gentrification.	The	survey	was	distributed	through	
a	snowball	effect	where	immediate	friends	and	family	were	asked	to	participate	in	the	
survey	and	share	the	survey	with	two	to	three	people	and	again	shared	with	two	to	three	
additional	people.	The	survey	was	also	distributed	via	social	media	and	to	professionals	
and	students	in	urban	and	regional	development,	geography,	real	estate	development,	
architecture,	and	archaeology.	The	data	collected	from	the	participants	showed	successful	
examples	and	possible	solutions	to	reduce	adverse	effects	of	new	development	and	
redevelopment	through	creating	a	‘sense	of	place.’		
	
Results	
Case	Studies	of	Successful	Strategies	
According	to	the	data	collected	from	the	
literature	review,	it	was	found	that	U.S.	
cities	with	a	population	of	one	million	or	
higher	contain	79%	gentrifying	tracts,	
with	22%	of	low-income	neighborhoods	
experiencing	gentrification	and	
displacement	(Richardson,	Mitchell,	&	
Franco,	2019).	The	graduated	symbol	
map	of	gentrification	in	major	U.S.	cities	
is	shown	in	Figure	7.	Each	graduated	
symbol	identifies	the	quantity	of	
gentrified	neighborhoods	within	a	
particular	city,	ranging	from	one	
neighborhood	to	144	neighborhoods.	
Furthermore,	of	the	major	cities	in	the	
United	States,	14	cities	are	highlighted	as	the	most	gentrified	opportunity	zones	(shown	in	
Figure	8),	though	these	statistics	are	present	in	many	cities	around	the	globe.	With	regard	
to	the	cities	within	the	United	States,	cities	within	the	Rust	Belt	or	those	considered	‘new-
tech	areas’	experience	the	highest	gentrification	rates.	This	has	often	resulted	from	early	

Figure	7.	U.S.	Gentrified	Cities	
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practices,	such	as	redlining,	new	
development,	and	redevelopment.	
Examples	include	the	I-496	project	in	
Lansing,	Michigan	(1960s)	and	Michigan	
Avenue’s	development	in	Downtown	
Chicago,	Illinois	(1940s).		
 
In	the	past	couple	of	decades,	more	focus	
has	been	brought	to	the	causes	and	
effects	of	gentrification,	in	addition	to	
strategies	that	could	reduce	the	effects	of	
revitalization	and	development.	One	
successful	example	of	reducing	
revitalization	impacts	includes	the	River	
Point	Neighborhood	(REO	Town)	in	

Lansing,	Michigan	(see	Figure	9).	Since	2003,	River	Point	Neighborhood	has	seen	a	drastic	
transformation	from	the	state	it	was	in	between	1975	and	the	early	2000s.	Looking	at	REO	
Town	presently,	there	is	still	some	evidence	of	the	automobile	manufacturing	plant	
shutdown’s	devastating	toll	and	the	aftermath.	This	is	evident	by	the	state	of	the	houses	
and	remaining	abandoned	or	decrepit	buildings	that	still	stand.	However,	over	the	last	
decade,	REO	Town	has	invited	new	urban	planning	strategies	to	help	bridge	the	gap	of	
using	different	spaces,	create	more	diversity,	and	facilitate	a	thriving	local	economy,	all	
within	a	safe	environment.		

The	revitalization	of	REO	Town	began	in	hopes	of	
making	the	district	a	more	appealing	place	to	live,	
work,	and	visit.	The	first	stages	of	the	revitalization	
began	with	promoting	local	businesses	between	
2003	and	2010.	Although	many	businesses	could	not	
stay	afloat,	members	of	a	volunteer	organization	
directed	their	attention	to	small	beautification	
projects,	such	as	creating	signs	and	picking	up	the	
garbage	in	the	streets.	Then,	in	2010,	the	Lansing	
Board	of	Water	and	Light	sought	to	build	a	
cogeneration	plant	and	headquarters	in	the	
neighborhood,	which	would	also	move	180	
employees	to	the	neighborhood.	Following	the	$182	
million	investment	from	the	Lansing	Board	of	Water	
and	Light,	the	company	also	chose	to	invest	$2.8	
million	in	the	restoration	of	the	historic	Grand	Trunk	
Western	Rail	Station	which	sat	on	the	newly	
purchased	property.		

By	2013,	the	City	of	Lansing	contributed	an	additional	$3	million	towards	the	Washington	
Avenue	streetscape.	This	project	improved	the	neighborhood’s	walkability	by	widening	the	
sidewalks,	adding	benches	and	landscaping,	and	created	bike	lanes,	allowing	for	mixed-use	

Figure	9.	REO	Town,	2019	

Figure	8.	U.S.	Cities	with	Most	Gentrified	Opportunity	Zones	
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urban	public	space.	Shortly	after	the	City	of	Lansing’s	contribution,	the	former	Cadillac	Club	
was	renovated	into	a	church	and	event	space	by	Riverview	Church	which	attracted	even	
more	people	on	the	weekends.	With	all	of	these	drastic	changes	and	adjustments,	REO	
Town	began	to	experience	the	diversity	and	economic	stability	that	accompanied	a	
revitalized	urban	space	(Alusheff,	2017).		

REO	Town	is	a	prime	example	of	successful	revitalization	in	terms	of	social	and	economic	
factors.	Since	the	initial	stages	of	the	transformation,	more	and	more	buildings	have	come	
out	of	abandonment	through	adaptive	reuse.	The	initial	goal	was	to	make	the	district	a	
more	appealing	place	to	live,	work,	and	visit.	This	has	been	achieved	by	revitalizing	and	
recognizing	market-rate	housing	and	retail	business	(Greater	Lansing	Business	Monthly,	
2014).	

Another	example	of	successful	strategies	in	reducing	the	impacts	of	redevelopment	is	the	
adoption	of	an	Urban	Renewal	District	Plan	(URD)	of	2014	for	the	Marketview	Heights	
neighborhood	in	Rochester,	New	York.	Marketview	Heights	is	comprised	mainly	of	people	
of	color	and	high	rates	of	poverty.	While	the	community-based	organization,	Marketview	
Heights	Collective	Action	Program	(CAP),	has	worked	with	and	empowered	the	community	
in	creating	a	sense	of	place,	the	URD	“aims	to	revitalize	the	neighborhood	by	investing	in	
infrastructure	and	affordable	housing,	using	mixed-income	housing	to	attract	new	
residents”,	while	monitoring	neighborhood	change	regarding	inclusion	and	integration	
because	of	facilitating	a	sense	of	place	(Alfonso,	2016).		

Through	CAP	and	resident	participation	with	the	URD,	there	have	been	active	changes	to	
the	safety,	community	redevelopment,	and	community	involvement.	Many	residents	have	
been	an	influential	part	of	shaping	the	community	based	on	the	URD	and	continue	to	
influence	plans	and	programs	within	the	neighborhood	through	participatory	planning.	
The	URD	planning	and	implementation	considered	the	resident’s	viewpoints,	opinions,	and	
concerns	to	facilitate	revitalization	while	reducing	the	current	residents’	displacement.		

Though	there	is	evidence	of	gentrification	due	to	early	development	practices,	new	
development	strategies	have	been	implemented	to	reduce	the	adverse	effects.	One	example	
includes	the	redevelopment	of	REO	Town	in	Lansing,	Michigan.	With	this	project,	the	goal	
was	to	make	the	district	a	more	appealing	place	to	live,	work,	and	visit.	This	has	been	
achieved	through	the	revitalization	and	the	recognition	of	maintaining	market-rate	housing	
and	retail	business.	This	project	involved	the	local	residents	in	facilitating	a	‘sense	of	place’	
and	belonging,	and	has	shown	considerable	support	and	positive	results	in	reducing	
gentrification	within	the	area.		
	
Another	example	is	that	of	the	Marketview	Heights	revitalization	in	Rochester,	New	York.	
This	project	was	based	on	an	Urban	Renewal	District	Plan	(URD)	and	utilized	the	assistance	
of	a	community-based	organization	(Marketview	Heights	Collective	Action	Program,	or	
CAP),	as	well	as	current	residents,	to	revitalize	the	neighborhood	in	hopes	of	creating	a	
sense	of	place	and	reducing	criminal	activity,	while	maintaining	current	property	market	
values.	Through	CAP	and	resident	participatory	planning,	the	plans	and	programs	of	the	
URD	have	been	influenced	to	help	shape	the	community.	
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To	gain	additional	insight	regarding	experience	with	gentrification,	changes	resulting	from	
development,	and	potential	solutions	to	reducing	developmental	impacts,	the	survey	
results	were	analyzed	and	compared	to	the	strategies	that	were	utilized	in	REO	Town	and	
Marketview	Heights.		
	
Participatory	Survey	Results	Offering	Solutions	to	Developmental	Impacts	
102	individuals	completed	the	survey.	Of	the	participants,	35	identified	as	male,	67	
identified	as	female	and	one	identified	as	other;	78.64%	were	between	the	ages	of	16	and	
34,	15.53%	were	between	35	and	44,	and	4.85%	were	over	50	years	of	age	(Figure	10).	In	
response	to	ethnic	background,	66.04%	identified	as	white/Caucasian,	1.89%	as	Eastern	
Asian,	0.94%	as	Indian	Asian,	21.70%	as	
Hispanic/Latino,	2.83%	as	Black/African	
American,	5.66%	as	mixed	race,	and	
0.94%	as	other	(Figure	11).	In	response	to	
highest	level	of	education	achieved,	
63.72%	received	an	associate’s	degree	or	
lower	and	35.29%	received	a	Bachelor’s	
Degree	or	higher;	19.61%	have	an	annual	
income	of	less	than	$25,000,	24.51%	with	
$25,000	to	$50,000,	24.51%	with	$50,000	
to	$100,000,	and	22.55%	with	$100,000	or	
more.	The	demographic	questions	were	
followed	by	questions	about	the	
participant’s	experience,	understanding,	
and	opinions	related	to	gentrification	and	
are	discussed	in	the	initial	findings	and	
results	section.	

Upon	careful	analysis	of	the	
survey	results,	it	was	found	
that	44.09%	of	participants	
had	experience	with	
gentrification.	In	
comparison,	47.31%	of	the	
participants	did	not	have	
experience	with	
gentrification,	and	8.60%	of	
the	participants	were	
unsure	if	they	had	
experience	with	
gentrification	(Figure	12).	
However,	when	the	
participants	were	asked	if	

66.04%

1.89%

0.94%

21.70%

2.83% 0.00%

5.66%

0.94%

Ethnicity Identification Distribution

White/Caucasian Asian- Eastern Asian- Indian

Hispanic/Latino Black or African American Native Indian or  Alaska Native

Mixed Race Other

Figure	11.	Survey	results-	participant	self-identified	ethnicity	

47.57%

31.07%

15.53%

4.85% 0.97%

Age Distribution

16-24 25-34 35-44 Over 50 Prefer  not to say

Figure	10.	Survey	results-	participant	self-identified	age	
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they	have	witnessed	an	area	change	over	time	after	being	developed	or	redevelop,	87.10%	
responded	‘yes’	and	7.53%	responded	‘no.’	The	remaining	5.38%	responded	‘not	sure’	
(Figure	13).	The	participants	were	then	asked	about	the	years	they	have	witnessed	the	
changes;	4%	selected	1980-1990,	8%	selected	1990-2000,	32%	selected	2000-2010,	and	
56%	selected	2010-Present.		
	

In	focusing	on	the	beliefs	and	opinions	of	current	practices	and	policies,	participants	were	
asked	whether	they	thought	gentrification	was	necessary	for	urban	development	and	was	a	
fair	practice;	35.49%	selected	options	ranging	from	somewhat	agree	to	strongly	agree,	
16.13%	neither	agreed	nor	disagreed,	and	48.39%	selected	options	ranging	from	
somewhat	disagree	to	strongly	disagree	(shown	in	Figure	14).	The	participants	were	then	
asked	if	they	thought	gentrification	should	be	regulated	through	federal	and	local	policies	
to	provide	resources	to	people	who	have	been	displaced;	81.72%	selected	options	ranging	
from	somewhat	agree	to	strongly	agree,	4.30%	neither	agreed	nor	disagreed,	and	13.98%	
selected	options	ranging	from	somewhat	disagree	to	strongly	disagree	(Figure	15).		
	

44.09%

47.31%

8.60%

Participant Experience with 
Gentrification

Yes No Not sure

Figure	12.	Participant	experience	with	gentrification	
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7.53%
5.38%

Witnessed Changes After 
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Figure	13.	Change	witnessed	after	development	
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Figure	14.	Participant	opinion	of	gentrification	being	a	
fair	practice	
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Figure	15.	Participant	opinion	of	gentrification	being	
regulated	through	federal	and	local	policies	
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The	participants	were	asked	to	discuss	what	changes	they	have	witnessed	occurring	in	
newly	developed	and	redeveloped	areas.	In	order	to	capture	the	adverse	effects	of	newly	
developed	and	redeveloped	areas,	the	participants	were	asked	to	identify	the	changes	they	
noticed	post-development.	The	choices	included	rising	property	costs,	new	and	different	
kinds	of	stores	and	restaurants,	cleaner,	population	demographic,	no	changes,	and	other	
(with	the	option	to	enter	a	text	response).	According	to	the	results,	29.34%	of	the	
participants	noticed	rising	property	costs;	28.57%	of	the	participants	noticed	new	and	
different	kinds	of	stores	and	restaurants;	23.55%	of	the	participants	noticed	a	change	in	
the	population	demographic;	15.83%	of	the	participants	noticed	the	area	was	cleaner	and	
0.39%	noticed	no	changes.	The	participants	who	chose	the	response	of	‘other’	(2.32%)	
noticed	changes	such	as	an	abundance	of	road	and	new	home	construction,	more	paved	
areas	for	multi-transit	means	such	as	biking,	walking,	and	rollerblading,	and	bigger	
apartment	complexes	have	been	noted.	The	distribution	of	responses	can	be	seen	in	Figure	
16.	

The	final	question	gave	the	participants	the	option	to	enter	their	opinions	of	strategies	that	
could	alleviate	the	adverse	effects	of	development.	Sixty-seven	participants	utilized	this	
question	to	enter	their	opinions;	ten	of	the	participants	responded,	“I	don’t	know,”	four	of	
the	participants	supported	new	development	and	redevelopment	regardless	of	the	adverse	
effects,	and	the	remaining	fifty-one	participants	provided	several	possible	solutions	to	
reduce	the	effects	of	new	development	and	redevelopment.	The	most	frequent	responses	
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involved	affordable	housing/mixed	housing/housing	subsidies,	providing	resources	to	the	
at-risk	parties,	government	intervention	and	policy	implementation,	and	property	cost	and	
rent	control	(see	Figure	17).		
	

Other	proposed	solutions	included	participatory	planning,	including	existing	residents,	
conscious	development,	incremental	development,	and	developing	low-interest	mortgage	
incentives	to	entice	existing	residents	to	purchase	property	in	the	area.	According	to	one	
participant,	“Community	involvement	such	as	feedback	from	community	members	is	
critical	to	minimize	the	effect	of	gentrification.	Additionally,	piecemeal	changes	instead	of	
sweeping	changes	can	also	help	minimize	gentrification.	It	is	also	important	to	consider	
feeling	as	if	you	do	not	belong	in	the	neighborhood	that	you	are	still	living	in	because	you	
can	no	longer	afford	the	shops,	etc.	Lastly,	reduce	costs	so	that	when	the	buildings	are	put	
to	use,	they	are	affordable.	For	example,	instead	of	hiring	an	expensive	firm	to	do	the	
re/development,	seek	out	more	affordable	alternatives.”	Another	participant	suggested,	
“municipal	policies	to	ensure	affordable	housing,	transit,	and	services	are	still	available	to	
lower-income.”	The	participant’s	proposed	solutions	match	with	data	collected	from	
literature	reviews.	It	is	possible	to	create	inclusive	development	and	redevelopment	
strategies	that	reduce	the	possible	adverse	effects,	such	as	gentrification.	

Conclusion	
Gentrification	and	displacement	have	become	a	longstanding	adverse	effect	of	new	
development	and	redevelopment.	Though	the	term	‘gentrification’	was	coined	in	the	1960s,	

Figure	17.	Distribution	graph	of	participant’s	proposed	solutions.	
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there	is	evidence	throughout	history	and	worldwide.	In	facilitating	thriving	downtown	
urban	areas,	it	seems	that	little	consideration	was	given	to	the	existing	residents.	The	
practices	such	as	redlining,	new	development,	and	urban	renewal	exacerbated	
gentrification	and	displacement	by	rising	property	values	and	forcing	existing	residents	to	
leave.	These	methods	proved	to	be	aimed	toward	the	less	affluent	population	within	urban	
areas.	Although	these	have	been	the	traditional	approaches	to	revamping	and	fixing	
dilapidated	neighborhoods,	new	approaches	have	shown	less	adverse	effects	of	new	
development	and	redevelopment.		
	
Based	on	these	studies,	two	factors	seem	to	reduce	adverse	effects	(such	as	gentrification)	
of	new	development	and	redevelopment.	A	common	thread	seemed	to	appear	throughout	
the	research-	creating	and	maintaining	a	‘sense	of	place’	and	belonging	for	existing	and	
future	residents	of	an	area	profoundly	reduces	the	adverse	effects	and	maintains	property	
values	to	decrease	displacement.	It	was	found	that	areas	that	included	the	current	
residents	in	the	decision	and	policymaking	stages	of	new	development	and	redevelopment	
had	lower	gentrification	rates	and	consistent	property	values.		
	
While	examining	the	URD	for	Marketview	Heights	case	study,	the	resident	participation	
facilitated	a	more	inclusive	approach	for	the	URD,	focusing	on	reducing	crime	rates.	
Additionally,	the	current	property	market	values	were	regulated	and	maintained	to	reduce	
displacement.	In	another	instance,	the	revitalization	of	REO	Town	had	similar	intentions	
with	facilitating	a	‘sense	of	place’	and	belonging	to	reduce	crime	rates	and	maintain	
market-rate	housing	and	retail	business	by	including	the	existing	residents	in	the	decision-
making	process.	These	examples	provide	successful	sustainable	urban	design	strategies	
that	can	be	implemented	to	help	alleviate	the	adverse	effects	of	new	development	and	
redevelopment.	
	
While	examining	the	survey	results,	participants	proposed	strategies	that	could	be	utilized	
to	alleviate	the	adverse	effects	of	development.	Of	the	proposed	strategies,	affordable	
housing/mixed	housing/housing	subsidies,	government	intervention	and	policy	
implementation,	property	cost	and	rent	control,	participatory	planning,	and	community	
inclusion	were	incorporated	into	the	strategies	seen	in	the	URD	for	Marketview	Heights	
and	the	revitalization	of	REO	Town.	One	survey	participant	stated,	“Community	
involvement	such	as	feedback	from	community	members	is	critical	to	minimize	the	effect	
of	gentrification.	Additionally,	piecemeal	changes	instead	of	sweeping	changes	can	also	
help	minimize	gentrification.	It	is	also	important	to	consider	feeling	as	if	you	do	not	belong	
in	the	neighborhood	that	you	are	still	living	in	because	you	can	no	longer	afford	the	shops,	
etc.”	Another	participant	explained	that,	“the	point	of	redeveloping	should	be	to	uplift	the	
community	that	already	exists	there.	Any	changes	should	be	culturally	relevant	and	
appropriate	for	that	community's	needs.”	So,	when	cross-examining	the	participant’s	
proposed	strategies	to	the	strategies	that	have	shown	positive	results,	it	is	apparent	that	
several	strategies	can	be	utilized	to	reduce	developmental	impacts	such	as	gentrification	
and	displacement	effectively.	
	
Although	there	was	a	substantial	amount	of	data	and	participation	throughout	this	study,	
there	were	limitations.	Some	of	the	main	limitations	within	this	study	included	the	number	
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of	survey	participants,	the	duration	of	the	data	collection	period,	and	this	being	a	relatively	
new	topic	of	research	resulting	in	a	low	number	of	accessible	research	studies	related	to	
sustainable	strategies	to	reduce	developmental	impacts	such	as	gentrification	and	
displacement.		
	
Future	Research	and	Policy	Change	
If	this	study	were	to	be	conducted	further,	there	would	need	to	be	a	much	higher	
participant	response	to	obtain	a	more	accurate	depiction	of	the	experiences	and	effects	of	
gentrification	and	views	of	potential	strategies	to	help	alleviate	gentrification.	Additionally,	
the	survey	would	need	to	include	more	ethnically	diverse	participants.	This	research	would	
also	benefit	from	a	longer	study	period	that	would	include	interacting	with	neighborhood	
populations	experiencing	development	and	redevelopment.	This	would	also	allow	for	
additional	research	to	be	conducted	on	other	areas	that	have	implemented	strategies	in	
their	development	and	redevelopment	practices.	Furthermore,	interviewing	professionals	
in	urban	and	rural	development	would	provide	useful	insight	into	their	experiences,	views,	
and	strategies.		
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