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Outline

History of land use policy and zoning

How land use and zoning policy has evolved over time

What does the evidence say?
I What are the effects of exclusionary zoning?
I What contributes to exclusionary zoning?

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

What has been done to combat exclusionary zoning?

What else can be done?
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Terms

Exclusionary zoning: restrictive land use and zoning policies meant to
exclude certain uses of land

I 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

I Also accomplished through excessively bureaucratic procedures and
delays

I 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

I Not necessarily the converse of exclusionary zoning
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History of land use policy and zoning

Earliest zoning laws explicitly segregated by race (Trounstine 2018;
Fischel 2015)

I Baltimore often cited as the first, but there is evidence that San
Francisco’s anti-Chinese zoning policies came even earlier (Nightingale
2012)

New York City passes first comprehensive zoning ordinance in 1916
(Fischel 2015)

I Many cities follow suit shortly thereafter
I Hoover’s Standard State Zoning Enabling Act in 1921 is a major

reason why (Nightingale 2012)
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How land use and zoning policy has evolved over time

Despite Euclid v. Ambler (1926), exclusionary zoning didn’t become
common until 1970s (Gyourko et al. 2018; Fischel 2015)

I 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

End of the Great Migration, Civil Rights movement, white flight, and
suburbanization align with this growth in exclusionary zoning

I 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)

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)

Figure: Ganong and Shoag (2017)
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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)

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)

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)

Figure: Rothwell (2011)
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What about the effect of upzoning?

Some recent research finds that upzonings in Portland resulted in
higher densities and more housing supply (Dong 2021)

I Related, preliminary work suggests that additional housing construction
leads to lower housing costs (Li 2019; Asquith, Mast, and Reed 2019)

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)

Ultimately, more research is needed since many upzonings have only
recently taken place
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How widespread is exclusionary zoning?

Figure: Gyourko, Hartley, and Krimmel (2019)
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Ficure 1: Recional Variation in land Use Reculation 
44 CBSA5 with:>= 10 QJll 

Red-Top 11 WRLURl2018 Values 

Blue - Middle 22 WRLURl2018 Values 

Green - Bottom 11 WRLURl2018 Values 



Zoning in Maine

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
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A glance at Portland, ME

Median household income by census tract in Portland, ME
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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

Matt Mleczko (The Eviction Lab) Land use policy and zoning: what we know and how we can do betterSeptember 16, 2021 19 / 37

Buy Rent Sell Home Loans Agent finder azillow· 
LI P_o_m_•_n_d,_M_E ________ Q._JI I e For Sa le 11 Up to S374.9k I Beds & Baths Hom e type More HIHH 

Windham 

Gorham Westbrook 

Scarborough 

@) 

0 

Cumberland 
Center Statioo 

Falmouth 

[ Schools 1 ■d::hiEM 
Chebeai:iue 

Island 

Jenks land ing 

lz 

® 

® 
Higgins Beach Cape Elizabeth 

Portland ME Real Estate & Home 

2S Agent hst,ngs 



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
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A glance at the Portland, ME region
Median household income by census tract in Portland, ME and Falmouth,
ME
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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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Why is exclusionary zoning so entrenched?

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)

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

I People who attend city council, planning, and zoning board meetings
are disproportionately white, wealthy, and older property owners who
are also active voters

I Data from MA indicates what many already believe: most public
comments at these meetings are anti-development

I Usual complaints are about parking, density, neighborhood character
and the like
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Whathasbeendonetocombatexclusionaryzoning?

NewJersey:Mt.LaurelIandII

Massachusetts:Chapter40B
IConnecticut,Illinois,andRhodeIslandhavesimilarprovisions(Reid,

Galante,Weinstein-Carnes2016)

California:fair-sharehousingallotmentswithoutanyenforcement
ISB9pendinggovernor’ssignature

Connecticut:modestupzoningreforms

Notableplacesthathaveendedsingle-familyzoning(orsignaled
intent)

IOregon
IMinneapolis
IPortland
ISacramento
IBerkeley
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Whathasbeendonetocombatexclusionaryzoning?

Inclusionaryzoningandimpactfees

Ontheonehand,someeconomistsviewinclusionaryzoningand
impactfeesasataxondevelopment,whichraiseshousingpricesand
reducessupply

IThereissomeempiricalsupportforthis(Bentoetal.2009;Meansand
Stringham2015)

IOtherresearchproducesmoremixedresults(Schuetz,Meltzer,and
Been2007;Soltas2020;Mukhijaetal.2015)

Ontheotherhand,inclusionaryzoningcanproducemoreaffordable
housingandbeamechanismtoincreaseresidentialintegrationvia
mixed-incomedevelopments(Schwartzetal.2012;Jacobus2015;
Sturtevant2016;UrbanInstitute2012;Williams2016)andimpact
feesoftenfundaffordablehousingtrustfunds(Mukhijaetal.2010)
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What else can be done?

Federal initiatives
I Biden administration proposal to incentivize zoning reform1

I Tying infrastructure payments to zoning reforms (Glaeser 2021)
I 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

I Desegregate CT

1FACT 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. I will be happy to answer questions, either
during the meeting or at mmleczko@princeton.edu

The Eviction Lab is funded by the JPB, Gates, and Ford Foundations as well as
c3.AI and the Chan Zuckerberg Initiative.
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