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미국은 심각한 토지 및 주택 위기를 오랫동안 겪고 있다. 여러 지역

사회에서 주거비용상승에 따른 수십 년 동안의 인종차별적이고 배타

적인 공공정책은 저임금 및 높은 부채 부담과 같은 여러 구조적인 경제 

문제와 뒤섞여, 인종 및 세대적 불평등을 심화시키고, 비자발적 이주와 

지역사회 불안정을 야기하였다.

코비드-19의 대유행은 집값 상승과 더불어 다른 한편으로는 수백만 

명의 사람들이 임대료나 주택저당대출을 감당할 수 없는 이중 현상을 

장기적인 추세로 악화시켜, 젊은 거주자들과 소외된 공동체에 추가적

인 압박을 가하고 있다. 이러한 위기를 해결하기 위해 주택 건축 확대, 

고밀도 구역제, 저가주택확보 등 전통적 시장 기반 전략이 증가하고 
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있으나, 이러한 것은 빈곤 감소ㆍ인종 및 경제적 불평등 역전의 관점과 

비자발적 이주ㆍ기후변화 대처라는 측면에서는 불충분하거나 비실용

적이어서 바람직하지 않다. 따라서 영구적인 구입능력, 지역사회 소유 

및 통제, 탈상품화라는 장기적인 목표의 중심을 이루는 새로운 접근법

과 이를 뒷받침하는 제도가 시급하다. 다행히도 이러한 대안들 중 많은 

것들이 이미 존재하고 있으며 미국에서 효과가 있다는 것이 입증되었

다. 여기에는 공동체토지신탁(CLT:Community Land Trusts), 지분제한

형 주택협동조합(LEC:Limited Equity Cooperative), 민간 지역사회개발

회사(CDC:Community Development Corporation), 주민소유커뮤니티

(ROC:Resident Owned Community), 민주적 공공주택 등이 포함된다. 더

욱이 이러한 대체제도에 대한 관심이 증가함에 따라, 몇 가지 새로운 

혁신, 하이브리드 모델 및 입법, 법률 및 규정 등의 변화로, 향후 몇 

년 내에 대규모로 이러한 제도를 도입할 가능성이 있다.

이 논문은 저자가 2018년에 ‘토지 및 주택에 대한 지역사회 통제: 

비자발적 이주 방지, 소유권 확대 및 지역사회 부의 구축을 위한 전략

적 모색’이라는 공동집필 및 제작한 보고서를 수정한 것이다. 먼저 

COVID-19 대유행의 현실화와 잠재적 영향에 초점을 맞추어 불평등, 

접근 불가능성, 비자발적 이주에 대한 장기적인 추세와 미국 토지 및 

주택 시스템의 현황을 살펴본다. 다음으로 시장에 기반을 둔 위기에 

대한 다양한 해결책과 그러한 것들이 충분한 해결책이 되지 못한다는 

점에 대하여 간략하게 서술한다. 그리고 마지막으로 이 논문은 여러 

제도들의 범위와 규모를 확대하는데 도움이 되는 새로운 혁신 및 조정

과 더불어 다양한 커뮤니티 소유권 및 통제모델에 대한 소개로 결론을 

맺는다.

[주제어] COVID-19 대유행, 지역사회 소유권, 공동체 토지신탁, 비자발적 

이주, 지역사회의 부
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Ⅰ. Introduction

With stunning beaches, mountains, and a sun-drenched climate, California 

is one of the United States’ shining jewels. Home to around 40 million 

people, including many of the country’s cultural and economic elite, it is 

the most populous state in the country and the fifth largest economy in 

the world.1) However, beyond the successful veneer, the state is facing several 

deep, structural challenges. Chief among these is housing. On any given 

night, more than 160,000 residents are unhoused, often sleeping in sprawling 

tent communities under overpasses or in parking lots.2) Another 7 million 

people, disproportionately people of color, are living in poverty, driven 

primarily by the high costs of housing.3) And in many areas (especially 

in-demand cities), lower income families – again, many of them people of 

color – are being displaced from long-established communities by rising rents 

and rampant housing speculation. This is causing a host of negative social, 

political, and environmental effects, including: a weakening of community 

coherence, culture, institutions, and political power; deteriorating health and 

wellbeing outcomes; and longer commutes and increased pollution.4) While 

1) Benjy Egel, “California Now World’s Fifth-largest Economy, Bigger than Britain,” 

Sacramento Bee, May 4, 2018, accessed 6/3/21, https://www.sacbee.com/news/business/ 

article210466514.html. 

2) Chris Nichols, “California’s Homeless Population Rose 7% To 161,000 Ahead Of 

The Pandemic, New Report Finds,” Capradio, March 19, 2021, accessed 6/3/21, 

https://www.capradio.org/articles/2021/03/19/californias-homeless-population-rose-7-to-161

000-ahead-of-the-pandemic-new-report-finds/. 

3) Sara Kimberlin and Esi Hutchful, “New Census Figures Show More Than 1 in 6 Californians 

Struggle to Afford Basic Necessities,” California Budget & Policy Center, September 2019, 

accessed 6/3/21, https://calbudgetcenter.org/resources/number-of-californians-living-in- 

poverty-has-been-declining-but-more-than-1-in-6-residents-still-struggle-to-afford-basic-nec

essities/. 
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California’s situation is the result of many contextually specific conditions 

and decisions, it is not unique. In general, the United States is experiencing 

an acute, long-term land and housing crisis.

Land and housing, which is primarily organized around private ownership 

and market principles, has long served as an engine of economic growth 

and one of the primary sources of wealth and stability for many US 

Americans. However, rising costs and a legacy of racism, exclusion, 

displacement, and extraction has embedded severe inequities throughout the 

land and housing system, and by extension the wider economy. For instance, 

currently the homeownership rate for Black and Latinx residents stands at 

45.1% and 49.3% respectively. For whites, the rate is 73.8%.5) Moreover, 

despite widespread expectations that this gap would shrink after President 

Johnson signed the Fair Housing Act into law in 1968 – which banned some 

of the most egregious racist housing practices that had for decades preserved 

white supremacy in the housing system – it has actually not changed 

significantly over the subsequent 50 years.6)

Similarly, lower income residents are much less likely to own a home 

than their higher income counterparts, with around an 80% homeownership 

rate for households with above median income, and around 52% for those 

4) Justine Marcus and Miriam Zuk, Displacement in San Mateo County, California: 

Consequences for Housing, Neighborhoods, Quality of Life, and Health (Berkeley: Institute 

of Government Studies, University of California, May 2017), accessed 6/3/21, 

https://escholarship.org/uc/item/0n904028; El’gin Avila, Ans Irfan, and Wayne Swinsone, 

“Displacement and Gentrification Across the US: The Pillage of Cultural Identity and 

Community ,” Harvard Public Health Review, 30 (2021). 

5) “Quarterly Residential Vacancies and Homeownership, First Quarter 2021,” United States 

Census Bureau, April 27, 2021, accessed 6/3/21, https://www.census.gov/housing/hvs/ 

files/currenthvspress.pdf. 

6) “The Index of Systemic Trends,” Next System Project, May 20, 2019, accessed 6/3/21, 

https://thenextsystem.org/learn/stories/index-systemic-trends#homeownership. 
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below median income.7) Since homeownership is the primary way in which 

most families in the US can build wealth, this disparity helps to lock in 

intergenerational economic inequality. Moreover, in general, lower income 

residents spend a significantly higher percentage of their income on housing 

than do higher income residents. For instance, around 85% of renters who 

have incomes below $15,000 a year pay more spend more than 30% of 

their income on housing. This drops to around 33% for middle income 

households ($45,000-$75,000) and just 7% for high income households.8) 

Again, this perpetuates intergenerational economic inequality as lower 

income households are prevented from saving for the down payments 

necessary to get on the homeownership ladder. Furthermore, as is evident 

in places like San Francisco and Washington, D.C., the high cost of housing 

in many areas – especially those experiencing real or anticipated 

development-based real estate speculation – forces many lower income 

families out of established, often better resourced communities and into 

concentrated pockets of poverty within the city or in a neighboring 

jurisdiction (a process sometimes called re-segregation).9)

7) “Quarterly Residential Vacancies and Homeownership, First Quarter 2021,” United States 

Census Bureau, April 27, 2021, accessed 6/3/21, https://www.census.gov/housing/hvs/ 

files/currenthvspress.pdf. 

8) Alicia Mazzara, “Report: Rental Housing Affordability Crisis Worst for Lowest-Income 

Families,” Center on Budget and Policy Priorities, January 31, 2020, accessed 6/4/21, 

https://www.cbpp.org/blog/report-rental-housing-affordability-crisis-worst-for-lowest-incom

e-families. 

9) Marissa J. Lang, “Gentrification in D.C. means widespread displacement, study finds,” 

Washington Post, April 26, 2019, accessed 6/4/21, https://www.washingtonpost.com/local/in- 

the-district-gentrification-means-widespread-displacement-report-says/2019/04/26/950a0c00

-6775-11e9-8985-4cf30147bdca_story.html; Philip Verma, Dan Rinzler, and Miriam Zuk, 

Rising Housing Costs and Re-segregation in San Francisco (Berkeley: University of 

California, no date), accessed 6/4/21, https://www.urbandisplacement.org/sites/default/ 

files/images/sf_final.pdf. 
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Lastly, there is evidence of significant generational inequality, with 

younger US Americans unable to accesses homeownership at the same rates 

as previous generations. This is particularly true for the Millennial generation 

(roughly born between 1981 and 1996), which has significantly lower median 

wealth than previous generations did at the same age and high levels of 

student loan debt.10) Consequently, many Millennials are disproportionately 

burdened by housing costs, and fewer are able to purchase homes.11) For 

instance, one study found a 14 percentage point gap in homeownership rates 

between older Millennials and the previous generation (Gen X) at the same 

age.12)

The reasons for these inequities – and the US land and housing crisis 

more broadly – are multi-faceted and differ somewhat by geography. 

However, as alluded to previously, there are two important intersecting 

factors. The first is the structural and institutional racism that has pervaded 

US society for generations. From redlining – the process by which the US 

government and banks prevented people of color from getting mortgages 

and buying homes for decades – to the continued undervaluation of homes 

owned by Black people, racism continues to shape the US land and housing 

10) William R. Emmons, Ana H. Kent, and Lowell R. Ricketts, “Trends, Origins, and 

Implications of the Millennial Wealth Gap,” in Reid Cramer, et al., The Emerging Millennial 

Wealth Gap (Washington, D.C.: New America, October 29, 2019) accessed 6/4/21, 

https://www.newamerica.org/millennials/reports/emerging-millennial-wealth-gap/trends-ori

gins-and-implications-of-the-millennial-wealth-gap/. 

11) Jung Choi, et al., Millennial Homeownership: Why is it So Low, and How Can We Increase 

it? (Washington, D.C.: Urban Institute, July 2018, accessed 6/5/21, https://www.urban.org/ 

sites/default/files/publication/98729/millennial_homeownership.pdf. 

12) John Sabelhaus and Austin Clemens, “A Generational Perspective on Recent U.S. 

Homeownership Divergence by Income and Race,” Washington Center for Equitable Growth, 

July 27, 2020, accessed 6/5/21, https://equitablegrowth.org/a-generational-perspective-on- 

recent-u-s-homeownership-divergence-by-income-and-race/. 
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system and prevent BIPOC people from building wealth in the same ways 

that white people can.13) For instance, data suggests that “previously redlined 

neighbourhoods, where Black families were more likely to be homeowners, 

also had a 52% reduction in personal wealth generated by property values 

since 1980 compared with a home in a greenlined neighborhood.”14) The 

second is relative costs – which intersects in various ways with historical 

and contemporary racism and racial inequity in the housing and job markets. 

Between 1960 and 2019, median home prices in the US increased 121 percent 

after adjusting for inflation.15) By contrast, median household income only 

rose 29 percent after adjusting for inflation. Moreover, in many communities 

– especially most major cities – home price to income ratios are considered 

unaffordable by industry standards.16)

13) For redlining, see: Tracy Jan, “Redlining was Banned 50 Years Ago. It’s Still Hurting 

Minorities Today,” Washington Post, March 28, 2018, accessed 6/5/21, https://www. 

washingtonpost.com/news/wonk/wp/2018/03/28/redlining-was-banned-50-years-ago-its-still

-hurting-minorities-today/. See also: Richard Rothstein, The Color of Law: A Forgotten 

History of How our Government Segregated America (New York: Liveright Publishing, 

2017); For the undervaluing of BIPOC homes by appraisers, see: Troy McMullen, “For 

Black Homeowners, A Common Conundrum, with Appraisals,” Washington Post, January 

21, 2021, accessed 6/5/21, https://www.washingtonpost.com/realestate/for-black- 

homeowners-a-common-conundrum-with-appraisals/2021/01/20/80fbfb50-543c-11eb-a817-

e5e7f8a406d6_story.html. 

14) Syed M. Qasim Hussaini, “A Prescription for Fair Housing During the COVID-19 

Pandemic,” The Lancet, May 25, 2021, accessed 6/5/21, https://www.thelancet.com/ 

journals/laninf/article/PIIS1473-3099(21)00257-7/fulltext. 

15) Leah Binkovitz, “Gap Between Income Growth and Housing Cost Increases Continues to 

Grow,” Rice Kinder Institute for Urban Research, July 25, 2019, accessed 6/5/21, 

https://kinder.rice.edu/urbanedge/2019/07/25/gap-between-income-growth-and-housing-cost

-increases-continues-grow. 

16) Leah Binkovitz, “Gap Between Income Growth and Housing Cost Increases Continues to 

Grow,” Rice Kinder Institute for Urban Research, July 25, 2019, accessed 6/5/21, 

https://kinder.rice.edu/urbanedge/2019/07/25/gap-between-income-growth-and-housing-cost

-increases-continues-grow.
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The Covid-19 pandemic has exacerbated these inequities and disparities, 

with millions of Americans behind on their rent and mortgage payments 

(and facing displacement) and spiking home prices pushing homeownership 

out of reach for many lower income and younger residents. The primary 

response to both these long-and short-term trends has been various modest 

attempts at reforms that largely leave the market-based land and housing 

system intact. Examples include supply strategies (such as increasing housing 

construction and increasing zoning density), demand strategies (such as 

homebuyer subsidies), and cost control strategies (such as rent control, 

inclusionary zoning, and tax credits to developers). However, all have largely 

failed to reverse racial and economic inequality, prevent displacement, reduce 

poverty, and address climate change. Increasingly, policymakers and activists 

are turning towards new approaches and institutions that center long-term 

affordability, community ownership and control, and the concept that the 

land and housing system should ultimately organized around principles of 

equity, use, and public benefit, rather than profit and accumulation.

Ⅱ. The Effects of Covid-19

While the US is in the midst of a long-term crisis land and housing crisis, 

two events in recent years have accelerated the problems many communities 

face. The first was the massive financial crisis and Great Recession of the 

late 2000s, which had its origins in the collapse of a large housing bubble 

that had been caused by fraud, speculation, risky lending, and a dearth of 

regulation and oversight.17) This housing and financial crisis led to a wave 

17) Susan Wachter and Benjamin Keys, “The Real Causes — and Casualties — of the Housing 
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of foreclosures, bankruptcies, and displacement that disproportionately 

affected Black, Latinx, and lower income families – wiping out many of 

the very modest gains these groups had made over the preceding decades 

and widening economic inequality.18) Moreover, throughout the 2010s, 

recovery from the crisis was uneven and inequitable.19)

The second event is the recent Covid-19 pandemic. While it is too early 

to draw solid long-term conclusions, it is becoming evident that the global 

health crisis is exacerbating the US housing crisis in at least two, 

interconnected ways. First and foremost, the pandemic, and the public health 

related closures related to it, caused a deep (albeit largely unnecessary) 

economic crisis. Millions of US Americans have lost their jobs and economic 

insecurity has skyrocketed, especially for lower income families. When it 

comes to housing, estimates from May 2021 suggest that around 14 percent 

of renters in the US are behind on their payments (around 10.4 million adults); 

and another 7.5 million people are behind on their mortgages.20) In some 

cases, these missed payments have accumulated into the tens of thousands 

Crisis,” University of Pennsylvania, September 13, 2018, accessed 6/5/21, https://knowledge. 

wharton.upenn.edu/article/housing-bubble-real-causes/. 

18) Carlos Garriga, Lowell R. Ricketts, and Don E. Schlagenhauf, “The Homeownership 

Experience of Minorities During the Great Recession,” Federal Reserve Bank of St. Louis 

Review, 99(1) (2017), accessed 6/6/21, https://files.stlouisfed.org/files/htdocs/publications/ 

review/2017-02-15/the-homeownership-experience-of-minorities-during-the-great-recession.

pdf. 

19) Elora Raymond, Kyungsoon Wang, and Dan Immergluck, “Race and Uneven Recovery: 

Neighborhood Home Value Trajectories in Atlanta Before and After the Housing Crisis,” 

Housing Studies, vol. 31, no. 1 (2016). 

20) “Tracking the COVID-19 Recession’s Effects on Food, Housing, and Employment 

Hardships,” Center on Budget and Policy Priorities, June 16, 2021, accessed 6/6/21, 

https://www.cbpp.org/research/poverty-and-inequality/tracking-the-covid-19-recessions-effe

cts-on-food-housing-and. 
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of dollars.21) Once again, these trends are disproportionately affecting lower 

income families, people of color, and younger residents.

That this has not yet translated into large-scale displacement and 

homelessness is due primarily to various federal, state, and local level eviction 

and foreclosure moratoriums that have been in place for most of the 

pandemic. These moratoriums made it illegal to evict a renter or foreclose 

on a homeowner due to lack of payment, albeit they were hard to implement 

and often included various loopholes. However, with these moratoriums 

coming to an end, and federal payment assistance slow to be distributed, 

there are fears that eviction and foreclosure related displacement and 

inequality will pick up over the Summer and Fall of 2021.22)

While millions of lower income US Americans are struggling to pay their 

bills and worrying about whether they will have a place to live, the pandemic 

has also caused home prices to skyrocket in many areas. Demand has risen 

due to a combination of low mortgage rates, government cash payments 

to families, and a pandemic driven desire for more secure housing.23) At 

the same time, supply has fallen due to potential sellers being unwilling 

to go list their homes during a pandemic and a justified fear of not being 

able to buy a new property due to rising costs. Construction shut-downs 

and spiking costs of raw materials, especially lumber, have added to the 

21) Kyle Swenson, “The Eviction Moratorium is About to End. Rent Relief Hasn’t Arrived. 

These Renters Decided to Take Action,” Washington Post, June 5, 2021, accessed 6/6/21, 

https://www.washingtonpost.com/dc-md-va/2021/06/05/prince-georges-rent-strike-eviction/. 

22) Abby Vesoulis, “Millions of Tenants Behind on Rent, Small Landlords Struggling, Eviction 

Moratoriums Expiring Soon: Inside the Next Housing Crisis,” Time Magazine, February 

18, 2021, accessed 6/6/21, https://time.com/5940505/housing-crisis-2021/. 

23) Jerusalem Demsas, “Covid-19 Caused a Recession. So Why Did the Housing Market Boom?” 

Vox, February 5, 2021, accessed 6/6/21, https://www.vox.com/22264268/covid-19-housing- 

insecurity-housing-prices-mortgage-rates-pandemic-zoning-supply-demand. 
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problem, delaying the building of new homes and raising costs.24)

Between May 2020 and May 2021, the S&P/Case-Shiller U.S. National 

Home Price Index jumped 11.5%. The only comparable 12 month increase 

since the index began in the late 1980s came during the height of the housing 

bubble in the mid-2000s.25) In some areas, homes that come on the market 

receive dozens of offers – often all cash – and sell within days; and, overall, 

more than half of all homes sold during late April and early May went 

for above list price (up 26% from the same period in 2020).26)

These rising prices are often seen by many mainstream economists and 

pundits as a good thing, and the sign of a “strong” housing market.27) And 

while undoubtedly sellers and existing homeowners (many of whom have 

seen their equity rise considerably) are benefiting, the larger social and 

economic implications of these rising prices are often ignored. Beyond the 

fear that a housing bubble is developing and that a market correction is 

coming, there is growing concern that the pandemic is further exacerbating 

class, racial, and generational divides regarding homeownership and wealth. 

Specifically, the combination of increased debt and housing insecurity for 

millions of lower income US Americans and the spike in the cost of 

24) Khristopher J. Brooks, “Surging Lumber Prices Put Buying a Home Out of Reach for 

Many Americans,” CBS News, June 7, 2021, accessed 6/6/21, https://www.cbsnews.com/ 

news/lumber-prices-new-home-prices-wood-construction/. 

25) “S&P Dow Jones Indices LLC, S&P/Case-Shiller U.S. National Home Price Index 

[CSUSHPINSA],” FRED: Federal Reserve Bank of St. Louis, accessed 6/6/21, 

https://fred.stlouisfed.org/series/CSUSHPINSA. 

26) Tim Ellis, “Housing Market Update: Over Half of Homes Are Selling Above List Price, 

Up From 1 in 4 a Year Ago,” Redfin News, May 28, 2021, accessed 6/7/21, 

https://www.redfin.com/news/housing-market-update-home-prices-surge-24-pct/. 

27) Kathy Orton, “Experts Predict What the 2021 Housing Market Will Bring,” Washington 

Post, January 11, 2021, accessed 6/7/21, https://www.washingtonpost.com/business/ 

2021/01/11/2021-housing-market-predictions/. 
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purchasing a home threatens to further cut off access to homeownership 

for millions of people and increase the wealth disparity between those who 

own homes and those who do not.

If current trends continue, all indications are that the United States will 

experience a significant drop in the homeownership rate in coming years, 

and a corresponding rise in the number of people renting. For instance, a 

2021 report from the Urban Institute predicts that the homeownership rate 

in the US will fall to 62% by 2040. This will be driven by declines in 

the homeownership rate across all age groups (particularly those aged 25-44 

in 2010) as well as older Black families.28)

Ⅲ. The Limitations of Conventional Land and 

Housing Strategies

While most experts, activists, and policymakers agree that the US (or 

at least parts of it) is in the midst of a land and housing crisis, there is 

little consensus on how to respond. In general, most of the strategies put 

forward could be termed reformist or non-structural reforms. In other words, 

they seek to tinker around the edges of the market-based land and housing 

system rather than rethink and reconfigure some of its basic, underlying 

premises. Examples of such strategies include: increasing the supply of homes 

(I.e. large scale construction of new homes) and changing zoning regulations 

to increase housing density; providing individuals and families subsidies to 

28) Laurie Goodman and Jun Zhu, The Future of Headship and Homeownership (Washington, 

D.C.: Urban Institute, January 2021), accessed 6/7/21, https://www.urban.org/research/ 

publication/future-headship-and-homeownership. 
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purchase a home or enter the housing market; implementing cost controls 

(such as rent control) and anti-displacement regulations; and increasing the 

number of affordable housing units through mandates and the use of tax 

credits, subsidies, and other incentives to private and non-profit developers.

The most conventional of these strategies is simply incentivize the private 

sector to build new homes. It is estimated that in total the US needs upwards 

of 2.5 million new housing units to meet long-term demand and that around 

1.6 million units need to be built annually. Moreover, this is greater than 

the pace of construction (around 1.25 million units a year in 2017), meaning 

that the gap between demand and supply will continue to grow each year.29) 

The assumption by many mainstream economists and policymakers is that 

by increasing the supply relative to demand, housing will become more 

affordable and accessible. However, while an increase in housing units is 

important, there are numerous problems with this assumption and the 

supply-side strategy in general.

First, for various reasons new housing units are often not built where 

they are most needed. For instance, in many areas the scarcity of land (a 

finite resource), combined with legal and cultural pressures (including 

consumerism and racism), leads developers to focus on large, single family 

homes further and further away from urban areas. Often referred to as “urban 

or suburban sprawl,” this pattern of land and housing development was, for 

decades, incentivized by public policy and reinforced culturally; and has 

had serious ecological, social, and economic side-effects (such as reinforcing 

residential segregation, rising energy and material consumption, and 

29) Sam Khater, et al., The Major Challenges of Inadequate U.S. Housing Supply,” Freddie 

Mac, December 5, 2018, accessed 6/6/21, http://www.freddiemac.com/research/insight/ 

20181205_major_challenge_to_u.s._housing_supply.page. 
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deteriorating public health).30) While suburban sprawl has been somewhat 

less pronounced in the US since the housing crash in the late 2000s and 

as a result of reversing migration patterns more generally, in some areas 

(e.g. the Washington, D.C. region) it is continuing and there are fears of 

a return to sprawl given the current affordability crisis.

In response to this, some advocates of supply-side housing strategies 

suggest that the solution is to change zoning laws to allow for denser housing 

in urban areas and or to reduce regulatory burdens on construction (such 

as permitting and environmental and community review).31) They argue that 

restrictions on multi-unit housing along with overly lengthy and expensive 

regulatory hurdles makes it impossible (or at least unattractive) for private 

developers to build in many urban areas. While this is at least partially true, 

especially in some western US cities, simply creating more market-rate 

housing units in sought after urban areas does not necessarily increase 

affordability or lessen displacement pressures. In fact, it may exacerbate these 

problems.

Part of the problem is spatial. As housing expert Rick Jacobus explains, 

while increasing housing supply in certain areas may lessen rents in a region 

overall, it may actually drive-up costs and displacement in the area where 

that new supply was created.  “If we look at the housing problem at the 

regional level only, it seems frustratingly obvious that the answer for 

hot-market metro areas is simply to build,” he writes. “But if you are 

concerned about equity (or about the environment for that matter) then it 

30) Christopher Barrington-Leigh and Adam Millard-Ball, “A Century of Sprawl in the United 

States,” PNAS, vol. 112(27) (2015), accessed 6/7/21, https://www.pnas.org/content/112/27/8244.

31) Jake Bullinger, “Towns Across the West Face a Housing Crisis. More Sprawl Is Not the 

Answer,” In These Times, March 9, 2021, accessed 6/7/21, https://inthesetimes.com/article/ 

towns-across-the-west-face-a-housing-crisis-more-sprawl-is-not-the-solution. 
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may be a problem if the [new market rate housing is] in the middle of 

a long-established urban community while the units that get slightly more 

affordable are 75 miles away at the suburban fringe. And if we are talking 

about your urban community, it is no consolation to know that some housing 

somewhere is a little less expensive thanks to the luxury project next door 

that is driving your rent through the roof.”32)

Relatedly, land and housing speculation can often accelerate displacement 

in neighborhoods where new construction is occurring. Often, new 

construction (especially or higher-end units) is a signal to investors that a 

neighborhood is “changing” and sets off a rush to purchase land and housing 

cheaply in order to flip to developers or sell/rent to new, higher-income 

residents. “If you are concerned about displacement,” Jacobus writes, “you 

don’t want your neighborhood to be ‘discovered’.”33)

On the other end of the supply and demand equation, there have been 

occasional efforts to address the land and housing crisis through demand 

strategies such as first-time homebuyer subsidies and Section 8 rental 

vouchers. Examples of the former include the Obama Administration’s 

first-time homebuyer credit implemented in 2008 and the currently proposed 

“Down Payment Toward Equity Act” which would provide “socially and 

economically disadvantaged” homebuyers with up to $25,000 in assistance.34) 

However, while such strategies may make sense in some areas and at certain 

32) Rick Jacobus, “Why We Must Build,” Shelterforce, March 10, 2016, accessed 6/7/21, 

https://shelterforce.org/2016/03/10/why_we_must_build/. 

33) Rick Jacobus, “Why We Must Build,” Shelterforce, March 10, 2016, accessed 6/7/21, 

https://shelterforce.org/2016/03/10/why_we_must_build/.

34) “Fact Check-Bill granting $25,000 credit for first-time homebuyers has not yet reached 

Congress,” Reuters, May 7, 2021, accessed 6/8/21, https://www.reuters.com/article/factcheck- 

25kcredit-bill/fact-check-bill-granting-25000-credit-for-first-time-homebuyers-has-not-yet-r

eached-congress-idUSL1N2MU143. 
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times (i.e. when demand is depressed), in areas where demand is high these 

strategies will at best be ineffective, and at worse can further increase costs. 

In such areas, there is growing interest in strategies to reduce demand, such 

as Vancouver’s speculation tax and New Zealand’s foreign ownership ban. 

These could, potentially, be effective in some of the most sought-after areas, 

however thus far they have not been attempted in most US cities.35)

A more conventional strategy to rein in costs that does have a long history 

in the United States is price controls – primarily in the form of rent control. 

Historically, some US cities (especially those on the coasts) had relatively 

strong rent control measures that gave tenants and communities some degree 

of protection against rising housing costs and displacement – and there is 

substantial research that suggests rent control laws are successful in reducing 

housing costs for low income families and preventing displacement.36) 

However, from the 1970s onwards these strong “first generation” rent control 

policies have been largely watered down and or replaced by 

“rent-stabilization” policies that have weaker protections and more loopholes. 

As such, in many high demand cities – such as New York and San Francisco 

– evictions, displacement, and affordability continue to be a problem despite 

rent-stabilization policies. Moreover, as of 2018, 36 US states effectively 

bar local communities from enacting rent control policies. While interest 

35) One of the only instances was in Washington, D.C. during the late 1970s. The city passed 

a speculation tax (of up to 70%), but it was overturned amidst an acrimonious debate 

around property rights. See: Katie J. Wells, A Housing Crisis, a Failed Law, and a Property 

Conflict: The US Urban Speculation Tax,” Antipode, vol. 47, no. 4 (2015).

36) Prasanna Rajasekaranm Mark Treskon, and Solomon Greene, Rent Control: What Does 

the Research Tell Us about the Effectiveness of Local Action (Washington, D.C.: Urban 

Institute, January 2019), accessed 6/8/21, https://www.urban.org/sites/default/files/ 

publication/99646/rent_control._what_does_the_research_tell_us_about_the_effectiveness_

of_local_action_1.pdf. 
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in reviving stronger forms of rent control (and repealing state-level 

preemption laws) has increased as the land and housing crisis has worsened 

in recent years, advocates are heavily out-lobbied by landlords and their 

allies and have thus far been largely unsuccessful. For instance, in both 2018 

and 2020 referendums to repeal state-wide rent control restrictions in 

California failed. In 2018, opponents – including groups representing 

landlords – spent $80 million on the campaign (outspending pro-rent control 

groups by 3 to 1).37)

Another cost control strategy that is increasingly being considered and 

implemented is inclusionary zoning (IZ). IZ refers to the strategy of requiring 

or incentivizing developers to provide a certain number of affordable units 

in otherwise market-rate housing projects. Advocates contend that IZ 

promotes mixed income housing, allows lower-income residents access to 

higher quality community services, and decreases reliance on dwindling 

public resources by leveraging the private sector.38) However, despite 

research suggesting that mandatory IZ programs are more effective at 

producing and preserving affordable housing, many of these programs are 

voluntary, have opt-outs for developers, and or still require public subsidies 

and tax incentives.39) Moreover, in many cases there are price control periods 

on the affordable units, meaning that the affordable housing is temporary 

37) Liam Dillon, “California’s Rent Control Initiative was Crushed in the Election. Don’t Expect 

the Issue to Go Away,” Los Angeles Times, November 8, 2018, accessed 6/7/21, 

https://www.latimes.com/politics/la-pol-ca-proposition-10-rent-control-next-20181108-story. 

html. 

38) “Inclusionary Zoning and Mixed-income Communities,” HUD Evidence Matters, Spring 

2013, accessed 6/7/21, https://www.huduser.gov/portal/periodicals/em/spring13/highlight3.html.

39) Vint Mukhija, et al., “Can Inclusionary Zoning be an Effective and Efficient Housing Policy? 

Evidence from Los Angeles and Orange Counties,” Journal of Urban Affairs, vol. 32, no. 

2 (2010). 
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and reverts back to market rate housing after a certain amount of time 

(affordable units can also be lost due to illegal sales, foreclosures, and poor 

rental management).40) This can be especially problematic in programs where 

public subsidies and tax incentives are used to incentivize the development 

of affordable units because rather than being recycled, new public money 

must be found to replace each affordable unit that reverts back to market 

rate prices.

One of the most prominent such public incentives is the Low-Income 

Housing Tax Credit (LIHTC). Created in 1986, the LIHTC program allows 

state and local agencies to provide around $8-9 billion in tax credits annually 

to developers that buy, refurbish, or build affordable rental housing.41) The 

credits are then usually sold to investors in order to finance development 

projects. While the LIHTC is a very important source of funding for 

affordable housing, it is not without its limitations. First and foremost, the 

value of the credits are capped by Congress at a level that is significantly 

lower than what would be required to meet the nation’s need for affordable 

housing.42) Second, the LIHTC program does not require permanent 

affordability. Rather, units developed through the program must commit to 

30 years of affordability – although after 15 years properties can be converted 

back to market rate housing through a relief process.43) Moreover, since 

40) Robert Hickey, Lisa Sturtevant, and Emily Thaden, Achieving Lasting Affordability through 

Inclusionary Housing (Cambridge: Lincoln Land Institute, 2014), accessed 6/8/21, 

https://www.lincolninst.edu/sites/default/files/pubfiles/achieving-lasting-affordability-throug

h-inclusionary-housing-full.pdf. 

41) “Low-income Housing Tax Credit,” HUD Office of Policy Development and Research, 

accessed 6/8/21, https://www.huduser.gov/portal/datasets/lihtc.html. 

42) “What is the Low-Income Housing Tax Credit and How Does it Work?” Tax Policy Center, 

May 2020, accessed 6/8/21, https://www.taxpolicycenter.org/briefing-book/what-low- 

income-housing-tax-credit-and-how-does-it-work. 
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the tax credits cannot be taken away or “re-captured” after 15 years, there 

is uncertainty around what state and local agencies can do to force compliance 

with the 30 year requirement during this second 15-year phase.44) And lastly, 

the LIHTC program is limited to rental housing and does not increase the 

availability of homes for sale to low income residents.

Another, newer public incentive program is the National Housing Trust 

Fund (HTF). Enacted as part of the response to the 2007-08 financial crisis 

and recession, HTF provides federal funds to states for the purpose of 

providing affordable housing to very low-income individuals and families. 

80% of these funds are to be used to provide rental housing and 10% for 

owned housing (and the remaining 10% for administrative costs). Like with 

the LIHTC, the HTF has time-limited affordability requirements, in this case 

30 years for rental housing and between 10 and 30 years for owned housing, 

dependent on the amount of investment made.45)

Ⅳ. Community Ownership and Control

While all of these are conventional strategies and approaches are important 

and necessary in the current systemic context, by themselves (and even in 

conjunction with each other) they are unlikely to be able to solve the land 

43) “What Happens to LIHTC Properties After Affordability Requirements Expire?” HUD 

EDGE, accessed 6/8/21, https://www.huduser.gov/portal/pdredge/pdr_edge_research_ 

081712.html. 

44) “LIHTC Preservation and Compliance,” National Housing Law Project, April 27, 2018, 

accessed 6/8/21, https://www.nhlp.org/resources/lihtc-preservation-compliance/. 

45) “National Housing Trust Fund Factsheet,” US Department of Housing and Urban 

Development, no date, accessed 6/28/21, https://www.hud.gov/sites/dfiles/CPD/documents/ 

National-Housing-Fund-Trust-Factsheet.pdf. 



일감부동산법학 제 23 호48

and housing crisis. This is because they generally seek only to make minor 

modifications or corrections to the market-based, private property dominated 

land and housing system. Due to the aforementioned limitations and failures 

of these traditional approaches to solve the land and housing crisis, and 

racial and economic inequality more generally, experimentation with more 

significant institutional alternatives has been growing in recent years and 

decades. These approaches – which are sometimes grouped together under 

the moniker of “social housing” and include Community Land Trusts (CLTs), 

Limited Equity Cooperatives (LECs), Resident Owned Communities (ROCs), 

Community Development Corporations (CDCs), and democratized public 

housing – seek to remove or decouple land and housing from the market 

in order to preserve permanent affordability, and as such begin to point in 

the direction of the long term goal of decommodification.46) They also go 

beyond traditional top-down public housing approaches, which historically 

in the US have been engines for racial segregation, by centering community 

ownership and or control. 

1. Community Land Trusts

CLTs are community-based non-profit organizations that own parcels of 

land and sell and rent homes on that land with various provisions that 

maintain long-term affordability. Moreover, they are democratic institutions 

that are often governed by multi-stakeholder boards that can include residents, 

wider community representatives, and public officials. The first CLT in the 

US was formed in the 1960s by a group of Black farmers and civil rights 

46) Peter Dreier, “Why America Needs More Social Housing,” American Prospect, April 16, 

2018, accessed 6/8/21, https://prospect.org/infrastructure/america-needs-social-housing/. 
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activists in a rural part of Southern Georgia.47) Subsequently, the CLT model 

spread into urban areas and has expanded across the country, with more 

than 200 currently in existence in a wide range of communities.48) Much 

of this growth has come in recent years, with the number of CLTs more 

than doubling since the early 2000s.49)

By maintaining community ownership of the land and potentially sharing 

equity gains from the housing, CLTs allow lower income families to take 

the first step on the housing ladder and to begin to build wealth, while 

at the same time ensuring that housing in the community remains permanently 

affordable.50) The CLT model also ensures that any public subsidy that is 

invested in affordable housing is recycled in perpetuity rather than lost within 

a single generation (as is the case with most market-based affordable housing 

strategies). Alongside the focus on affordability, another major benefit of 

CLTs is that their democratic governance structure puts residents and the 

wider community in control of land use and housing decisions. Lastly, CLTs 

have been proven to have far lower rates of mortgage delinquency and 

foreclosure than market rate housing, making them an important tool for 

preserving homeownership and wealth during economic and social crises.51) 

47) John Emmeus Davis, “Origins and Evolution of the Community Land Trust in the United 

States,” Community-wealth.org, 2014, accessed 6/8/21, https://community-wealth.org/ 

sites/clone.community-wealth.org/files/downloads/report-davis14.pdf. 

48) “Community Land Trusts,” Grounded Solutions Network, accessed 6/8/21, 

https://groundedsolutions.org/strengthening-neighborhoods/community-land-trusts. 

49) The Democracy Collaborative, Building Wealth: The New Asset-Based Approach to Solving 

Social and Economic Problems (Washington, D.C.: Aspen Institute, 2005). 

50) “Community Land Trusts,” Grounded Solutions Network, accessed June 28, 2021, 

https://groundedsolutions.org/strengthening-neighborhoods/community-land-trusts. 

51) Emily Thaden, Stable Home Ownership in a Turbulent Economy (Cambridge: Lincoln 

Institute of Land Policy, 2011), accessed 6/28/21, https://www.lincolninst.edu/publications/ 

working-papers/stable-home-ownership-turbulent-economy. 
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Reflecting on how CLTs may help homeowners during Covid-19, Tony 

Hernandez, managing director of the Dudley Street Neighborhood Initiative 

(which operates a CLT), states: “We had zero foreclosures during the 

subprime mortgage crisis, and I believe our homeowners will also keep their 

homes at higher rates than market-rate homeowners during this pandemic.”52)

2. Resident Owned Communities

ROCs are member-run, cooperative organizations that own the land in 

manufactured housing neighborhoods, otherwise known as mobile home or 

trailer parks. First started in the early 1980s, ROCs have grown significantly 

in recent years and now number around 1,000 in several US states. In an 

ROC, residents cooperatively own the land and manage the neighborhood 

through elected representatives to a board. Cooperative ownership allows 

the residents to live without fear of being displaced if the land is sold or 

the rent is raised too high, and gives them direct control over the material 

conditions of the neighborhood. In these regards, ROCs are similar to CLTs. 

They are also similar in that ROCs offer a way for lower income families 

to build wealth and advance up the housing ladder. Where ROCs and CLTs 

differ is that in some cases ROC housing is market-rate with owners able 

to buy and sell with few limitations (although in other cases ROCs are 

structured as limited equity cooperatives, which keeps the cost of shares 

low and preserves affordability).

The growth of ROCs is directly related to precarity and displacement 

52) Adam Tanaka and Amelia Taylor-Hochberg, “How Will the COVID-19 Crisis Shape the 

Future of Community Land Trusts?” HR&A Advisors, May 21, 2020, accessed 6/28/21, 

https://medium.com/hr-a-advisors/how-will-the-covid-19-crisis-shape-the-future-of-commun

ity-land-trusts-b2dc8588ee10. 
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in traditional manufactured housing communities, which are home to around 

18 million people – including many Latinx families, especially in western 

states – and have a median household income of approximately half the 

national average. In these traditional communities, residents own (or rent) 

their individual homes while the land itself is owned by a company which 

charges rent, sets rules, and oversees conditions in the neighborhood. Often, 

residents face displacement pressures when the neighborhood’s owners decide 

to raise rents, sell to another company, or neglect maintenance and upkeep. 

While it is not yet known if ROCs have fared better than their traditional 

counterparts during the Covid-19 pandemic, evidence from past disasters 

suggests that community ownership and control in these communities is 

important to addressing and mitigating social, ecological, and economic 

crises.53)

3. Limited Equity Cooperatives

LECs are a form of housing cooperative that, like CLTs, restrict the 

amount of equity that a member can accumulate between the purchase and 

sale of a housing unit. This ensures that LECs are more affordable in the 

short and long term than both market-rate housing and market-rate 

cooperative housing. There are currently around 155,000 LEC housing units 

in the United States (out of approximately 773,000 cooperative units in total), 

with many of these concentrated in New York City where a 1955 law (the 

Limited Profit Housing Companies Act) incentivized their development.

53) This section on ROCs is adapted from: Jarrid Green and Thomas M. Hanna, Community 

Control of Land and Housing: Exploring Strategies for Combating Displacement, Expanding 

Ownership, and Building Community Wealth (Washington, D.C.: The Democracy 

Collaborative, 2018). 
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Like CLTs and ROCs, in the current housing system LECs can provide 

an intermediary, wealth building step between renting and full market 

participation for low-income individuals and families. They also provide 

residents democratic control over their building or neighborhood. However, 

unlike CLTs, both LECs and ROCs usually do not include other stakeholders, 

such as wider community members or public officials, in their governance 

structure, which can limit their effectiveness in countering displacement 

pressures.

While the growth of LECs stalled towards the end of the 20th century 

there are signs of renewed interest and innovation. One advance has been 

the combination of LECs with CLTs. In this model, a CLT owns the land 

while the cooperative organization comprised of residents collectively own 

the building upon which the land sits. This “dual” or “hybrid” strategy offers 

an additional safeguard against displacement for vulnerable residents.54)

4. Community Development Corporations (CDCs)

CDCs are non-profit community-based organizations that focus on 

neighborhood revitalization and preservation, often in low-income areas. As 

a general rule of thumb, CDCs include a governing or advisory board 

comprised of at least one-third local residents. Originally conceived in the 

1960s, many early CDCs were envisioned as comprehensive community-based 

54) Lillian M. Ortiz, “Will Limited-Equity Cooperatives Make a Comeback?,” Shelterforce, 

April 25, 2017, accessed March 10, 2018, https://shelterforce.org/2017/04/25/will-limited- 

equityco-ops-make-comeback/; Meagan M. Ehlenz, “Community Land Trusts and Limited 

Equity Cooperatives: A Marriage of Affordable Homeownership Models?” Lincoln Institute 

of Land Policy, 2014, accessed March 26 2018, https://community-wealth.org/sites/ 

clone.community-wealth.org/files/ downloads/Ehlenz-report.pdf.
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corporations that would own and democratically control (through 

participatory processes) businesses, land, banks, etc. While some CDCs still 

do play a more expansive economic role in their communities, over the years 

many decided to focus primarily on developing, owning, and or operating 

affordable housing. In many cases, they do this by applying for or receiving 

federal, state, local, and philanthropic support in the forms of subsidies, 

grants, and tax breaks.

Because CDCs are not a legally distinct entity (rather they are simply 

registered as non-profit organizations) and can be various sizes, it is 

somewhat difficult to ascertain how many there are in the US and what 

their impact has been.55) In the mid-2000s, it was estimated that there were 

around 4,500 CDCs spread out across the country, and while more recent 

estimates are not available, it has been suggested that they are in decline 

due to diminishing federal support.56) In addition to their valuable role in 

providing affordable housing in many communities, CDCs are important 

because some of the more developed ones demonstrate the potential of a 

wholistic model of community ownership and control that includes not only 

land and housing, but also capital, services, and productive enterprise.

 One example is New Community Corporation in Newark, New Jersey. 

Formed in 1968, the CDC has around $336 million in total assets and more 

than 550 employees. It owns and operates: 12 housing properties with more 

55) Rachid Erekaini, “What is a Community Development Corporation?” NACEDA, September 

17, 2014, accessed 6/28/21, https://www.naceda.org/index.php?option=com_dailyplanetblog& 

view=entry&category=bright-ideas&id=25%3Awhat-is-a-community-development-corporat

ion-&Itemid=171. 

56) Faith Weekly, “Neighbors First: The Transformative Role of Community Development 

Corporations in Developing Neighborhoods of Choice,” Federal Reserve Bank of St. Louis, 

September 24, 2018, accessed 6/28/21, https://www.stlouisfed.org/publications/bridges/ 

summer-2018/neighbors-first. 
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than 1,700 affordable units; an unhoused persons engagement center (which 

also includes temporary housing units); a housing shelter with capacity for 

up to 102 families; an accredited technical institute that trains students in 

a variety of fields and helps place them into good paying jobs; a financial 

opportunity center; a family resource center; two early learning educational 

facilities; an adult learning center; a highly rated, 180-bed extended care 

nursing facility; a residential services department; various youth services; 

a security department; an environmental services department; a construction 

company; a real estate development department; and a credit union with 

3,600 members that caters specifically to low-income residents.57)

5. Democratized Public Housing

In addition to the various non-profit and cooperative models described 

above, public housing also has a prominent role to play in any community 

ownership and control approach to address the US land and housing crisis. 

Currently, around 1 million households (upwards of 2 million people) in 

the US live in public housing, which is managed by around 3,300 local 

housing agencies (which are, in turn, funded by the US Department of 

Housing and Urban Development).58) In the US, and around the world, public 

housing often provides a basic safety net against homelessness and severely 

substandard housing for low and very low-income families, and is a model 

57) “2019 Annual Report,” New Community Corporation, accessed 6/21, 21, https://www. 

newcommunity.org/wp-content/uploads/2020/07/2019-Annual-Report-Final-for-Website.pdf

58) Benny Docter and Martha Galvez, “The Future of Public Housing Fact Sheet,” Urban 

Institute, 2019, accessed 6/21/21, https://www.urban.org/sites/default/files/publication/ 

101482/the_future_of_public_housing_public_housing_fact_sheet_1.pdf; See also: “Public 

Housing,” US Department of Housing and Urban Development, accessed 6/21/21, 

https://www.hud.gov/program_offices/public_indian_housing/programs/ph. 
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for how housing can be thought of as a public good rather than a commodity 

from which to profit. However, public housing in the United States has a 

decidedly checkered past and is artificially limited in its effectiveness by 

public policy decisions.

Public housing in the US has its origins in New Deal-era efforts to improve 

the quality of the country’s severely dilapidated housing stock and to reduce 

poverty. However, despite its progressive intentions, entrenched systemic 

racism at both the federal and state level – along with disinvestment and 

neglect – allowed the program to become a vehicle for housing segregation 

and concentrated poverty.59)60) Rather than reform and revitalize public 

housing, the policy response since the 1970s has been to embrace 

neoliberalism and defund, dismantle, and privatize public housing. In 1974, 

the Section 8 Housing Choice Voucher program was created, which provides 

families with a subsidy to rent housing in the private market (with the total 

annual amount available set by Congress). In 1992, the HOPE VI program 

demolished thousands of public housing units and, despite promises, failed 

to re-house many residents, breaking up communities and fueling 

displacement. And in 1998, the infamous Faircloth Amendment was enacted. 

This legislation essentially prohibits the construction of any new units of 

public housing that will increase the net total above 1999 levels.61)

In recent years, as the land and housing crisis has intensified, there have 

59) Despite this, though, public housing was, and remains, popular with residents and prospective 

residents. See: “Public Housing History,” National Low Income Housing Coalition, October 

17, 2019, accessed 6/28/21, https://nlihc.org/resource/public-housing-history. 

60) D. Bradford Hunt, “Public Housing in Urban America,” Oxford Research Encyclopedias, 

December 20, 2018, accessed 6/21/21, https://oxfordre.com/americanhistory/view/10.1093/ 

acrefore/9780199329175.001.0001/acrefore-9780199329175-e-61. 

61) Jared Brey, “What is the Faircloth Amendment?” Next City, February 9, 2021, accessed 

6/28/21, https://nextcity.org/daily/entry/what-is-the-faircloth-amendment. 
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been increasing calls to repeal the Faircloth Amendment and re-build public 

housing in the United States.62) This is important, but must also be 

accompanied by an effort to strengthen community control of public housing. 

Already, public housing in the United States has relatively robust standards 

for resident participation. For instance, residents have the right to form a 

“resident council” and local Public Housing Agencies (PHAs) must recognize 

those councils. PHAs are required to involve residents and resident council 

representatives in “all phases of the budget process,” to train resident council 

representatives in issues related to public housing, to include resident council 

representatives in resident screening decisions, and to allocate a small portion 

of their HUD subsidy to support resident participation. In larger 

developments, PHAs are also required to provide office/meeting space to 

each resident council, to meet with them regularly, and to sign an MOU 

with them.63) Moreover, PHA’s are required to have a Resident Advisory 

Board (RAB) as well as a certain number of Resident Commissioners on 

their governing boards.64) However, in practice these participatory processes 

are often underdeveloped and could and should be significantly strengthened 

as part of any efforts to revitalize and expand public housing in the coming 

period.

62) Ross Barkan, “Alexandria Ocasio-Cortez Knows How to Fix Housing,” New York Times, 

January 4, 2021, accessed 6/28/21, https://www.nytimes.com/2021/01/04/opinion/public- 

housing-faircloth-amendment-repeal.html. 

63) Ed Gramlich, “Resident Participation in Public Housing Part 964 Regulations Outline of 

Key Features,” National Low Income Housing Coalition, September 2011, accessed 6/28/21, 

https://nlihc.org/sites/default/files/Part-964_Resident-Participation-in-Public-Housing.pdf. 

64) “Foundations: Roles and Responsibilities,” Hud Exchange, no date, accessed 6/28/21, 

https://www.hudexchange.info/sites/onecpd/assets/File/PHA-Lead-the-Way-Roles-Responsi

bilities-Quick-Reference.pdf. 
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Ⅴ. Conclusion

In the long-term, community ownership and control strategies like CLTs, 

LECs, ROCs, CDCs, and expanded and democratized public housing could 

form the basis of a land and housing system that is oriented much more 

towards human needs, social benefit, and genuine democratic governance, 

rather than individualism, profit-maximization, and wealth accumulation. 

However, in the short-term these institutions and approaches must be scaled 

up within (and against) the existing market-based system. This will require 

consciously linking these alternatives to some of the more conventional land 

and housing strategies – especially the economic and legal power of the 

state at the local, regional, and national level.

Examples include allocating funding from municipal budgets to 

Community Land Trusts, as has occurred recently in New York City;65) 

transferring public land/real estate to Community Land Trusts (either directly 

or through a publicly owned land bank);66) directing public subsidies and 

tax breaks to non-profit developers (such as CDCs) that commit to building 

permanently affordable, community controlled housing (such as LECs); 

passing legislation, like New York’s Limited Profit Housing Companies Act, 

that incentivizes and supports LECs and other shared equity ownership 

models; strengthening and universalizing already existing laws in many states 

65) Caroline Spivack, “Community Land Trusts Score Crucial Funds in City Budget,” Curbed, 

June 18, 2019, accessed 6/30/21, https://ny.curbed.com/2019/6/18/18682466/nyc- 

community-land-trusts-funding-city-budget. 

66) Emma Zehner, “Opening Doors: Land Banks and Community Land Trusts Partner to Unlock 

Affordable Housing Opportunities,” Lincoln Institute of Land Policy, October 7, 2020, 

accessed 6/30/21, https://www.lincolninst.edu/publications/articles/2020-10-opening- 

doors-land-banks-community-land-trusts-partner-affordable-housing. 
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that give manufactured housing residents various rights regarding the 

collective purchase of land in their communities; and passing right of first 

refusal legislation, such as Washington, D.C.’s Tenant Opportunity to 

Purchase ACT (TOPA), that allows residents to purchase a property that 

is being put up for sale and convert it into a cooperative.

Even before Covid-19, interest and experimentation with community 

control of land and housing institutions and approaches had been increasing 

in the US as a result of the interlinked long-term crises of racial and economic 

inequality, climate change, and political stagnation. Given the profound and 

destabilizing effects the pandemic has had on the land and housing system 

in many areas, as well as the inability of traditional market-based strategies 

to adequately address the system’s structural problems, these efforts seem 

likely to continue to grow in scope, scale, and sophistication in the coming 

months and years.
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[Abstract]

Revisiting Community Control of Land and 

Housing in the Wake of Covid-19*

Thomas M. Hanna**67)

The United States is experiencing an acute, long-term land and housing 

crisis. Decades of racist and exclusionary public policy along with rising 

housing costs in many communities has intersected with other structural 

economic problems, such as low wages and high debt loads, to drive up 

racial and generational inequality and supercharge displacement and 

community instability.

The Covid-19 pandemic has exacerbated these long-term trends, with 

the dual phenomena of rising home prices, on the one hand, and millions 

of people unable to afford their rent or mortgage payments, on the other, 

putting additional pressure on younger residents and marginalized 

communities. Many of the traditional market-based strategies being 

advanced to address this crisis – such as increased homebuilding, higher 

density zoning, and affordable housing set asides – are demonstrably 

insufficient, impractical, or inadvisable from the perspective of reducing 

poverty, reversing racial and economic inequality, preventing displacement, 

and addressing climate change. New approaches and institutions that center 

permanent affordability, community ownership and control, and the 

long-term goal of decommodification are urgently needed. Fortunately, 

many of these alternatives already exist and have been proven to work 

* This paper adapts and builds from a report that the author co-wrote and produced in 2018 

called: Community Control of Land and Housing: Exploring strategies for combating 

displacement, expanding ownership, and building community wealth.

** Research Director at The Democracy Collaborative and Vice President of the National Center 

for Economic and Security Alternatives.
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in the United States. These include Community Land Trusts (CLTs), 

Limited Equity Cooperatives (LECs), Community Development 

Corporations (CDCs), Resident Owned Communities (ROCs), and 

democratized public housing. Moreover, increasing interest in these 

alternative institutions has resulted in several new innovations, hybrid 

models, and legislative, legal, and regulatory shifts that have the potential 

to lead to larger-scale adoption in the years ahead.

This paper adapts and builds from a report that the author co-wrote 

and produced in 2018 called: Community Control of Land and Housing: 

Exploring strategies for combating displacement, expanding ownership, and 

building community wealth. It first looks at the current state of the US 

land and housing system, focusing on long-term trends around inequality, 

inaccessibility, and displacement, as well as the realized and potential 

effects of the COVID-19 pandemic. It next briefly reviews various 

mainstream, market-based “solutions” to the crisis and why they are largely 

insufficient. The paper then concludes with an introduction to a variety 

of community ownership and control models, along with new innovations 

and interventions that are helping to increase their scope and scale.
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