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Introduction
“Es injusto, pero es legal.” The Promotora Araceli described how, during the COVID-19 pandemic,
her landlord piled on hundreds of dollars in late fees even though her rental relief check from the
state program was in the mail, delayed. “It’s unjust, but it’s legal,” she was told when she sought
legal assistance. (1)

As community members in East Palo Alto continue
to deal with the crushing impacts of COVID-19
shutdowns and financial setbacks, the stability,
security, and affordability of housing is a primary
concern. And rightly so – although East Palo Alto
has some of the most progressive housing policies
in the local area, tenants like Araceli continue to
witness and fear displacement as more tech
companies move in and economic pressures
increase. Thus, policies that address the true
needs of the EPA community are needed. This
housing policy blueprint seeks to address the gap
between what is currently legal and what is just,
centering those impacted by housing injustices in
EPA, by promoting anti-displacement and longterm affordability strategies.
In our research, we talked with marginalized EPA
community members to understand their
experience and priorities, as well as the current
context and history of EPA. We met with Nuestra
Casa Promotoras, their key community outreach
workers, as well as with stakeholders including
EPA Can Do, Community Legal Services of East
Palo Alto (CLSEPA), and members of El Comité de
Vecinos del Lado Oeste, the West Side Tenants’
Union. We also analyzed two local development
plans – the Ravenswood Business District Plan and
the Westside Development Plan. Based on the core
concerns that coalesced from this research, we analyzed case studies and four key areas of
recommendations emerged – tenant protections, development interventions, economic interventions
and long term solutions. Each of these areas have specific, research-backed proposals that would
center the needs of the community and fight the displacement of low income Latino, Black and
Pacific Islander residents of East Palo Alto.
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Executive Summary
Community Concerns

Target Interventions

Examples

Implementation in EPA

Landlords evicting tenants
wrongfully, and taking
advantage of their
undocumented status

Creating a Tenants'
Protection Ordinance,
promoting Tenants'
Unions, Lengthening the
window which landlords
can move-in to claim a
rightful tenant eviction

Oakland: TPO written
directly into their
municipal code, which
holds landlords
accountable monetarily.

A TPO could be written
into EPA’s municipal code,
including specific punitive
damage minimums for
landlords.

Displacement due to
renovations without proper
relocation assistance.

Tenants face difficulties in
long-term housing stability
through ownership,
especially with economic
barriers.

Development plans and
outside investment leading
to economic displacement

City-wide fund for
relocation assistance,
permit requirements for
landlords and developers
before voluntary evictions.

Passing a comprehensive
EPA OPA, prioritizing
permanent affordability &
CLT partnership

Forming Community
Investment Trust(s) (CITs)
and negotiating
Community Benefit
Agreements (CBAs); CDFI's
equitably extend credit to
local, minority owned
businesses

The City of San Mateo
forces landlords to
compensate the city after
relocation assistance is
drawn from public funds.

Washington D.C. TOPA

East Portland Community
Investment Trust (EPCIT)
LASED CBA— Jobs,
affordable housing
benefits
Chicago Community Loan
Fund (a CDFI)

EPA could develop a
citywide relocation
assistance fund.

EPA OPA is in process;
ensuring wide applicability
and support for CLT
partnership will be key.

CITs could be incorporated
in areas set to be
developed, offering
community members lowcost investment
opportunities;
CBAs could be negotiated
for development plans that
would allow communities
to decide benefits and
mitigate displacement;
City could promote
development & financially
support a CDFI

Lack of permanent
affordable housing

Funneling publicly owned
land towards CLTs,
establishing a land bank,
allocating affordable
housing $ towards CLTs

Oakland has supported
their city's CLT with grant
funding and loan financing,
and Alameda County has
sold tax-delinquent
properties to the CLT.

EPA can allocate more
affordable housing money
towards the expansion of
the PAHALI community
land trust

EPA BACKGROUND AND DISPLACEMENT

EPA Background and Displacement
East Palo Alto (EPA) has a long history of redlining and racial segregation that is still evident today,
particularly in terns of the economic and educational disparities. East Palo Alto’s (EPA) history starts in
the 1950s with the residential segregation of Silicon Valley. The region saw an influx in Black residents
as a result of the “Great Migration” from the South. However, practices such as deed restrictions and
blockbusting prevented prospective Black homeowners from buying property in communities like Palo
Alto. In terms of industry, Palo Alto annexed sites such as golf courses, while EPA was left with land
that became the Romic Waste Management Facility, a toxic waste site.
In the 1960s, residents of EPA were involved in the Black Power Movement and the Civil Rights
movement, and built their own institutions that “pushed back against discriminatory housing practices…
at the peak of the Civil Rights era.” Changes in immigration law during this time period heralded
demographic shifts in the area; The region saw an increase in the visas granted for “high-skilled” Asian
laborers, and a decrease in the legal immigration permitted from Mexico. These changing patterns
would establish the future labor landscape of Silicon Valley.
However, progress was stunted in the 1970s as enforcement of fair housing and school desegregation
laws proved challenging. The Office of Civil Rights found the school district in EPA to be in violation of
desegregation laws, and ordered the District to desegregate their schools in three months. Due to a lack
of political resources, coupled with white flight and declining enrollment, Ravenswood Highschool had
to close, and two Nairobi schools burned down. To this day, “East Palo Alto’s high school students get
bussed to some 18 different schools outside the city (1).”

EPA BACKGROUND AND DISPLACEMENT

EPA Background
The mid 1980's through the early 1990's saw the “descent” of EPA’s reputation as the “murder capital
of the world.” EPA’s proximity to Highway 101 contributed to its emergence as a center for gang
activity and drug use in Silicon Valley. However, from the 1990's through the 2000's, community
members united to promote recovery in the neighborhood, and saw successful declines in violent
crimes. Simultaneously, urban renewal transformed EPA, particularly through the redevelopment of
the "Whiskey Gulch" commercial strip, which became the luxurious University Circle Complex.
Currently, one of the largest challenges that EPA faces is gentrification. Soaring housing prices in the
region put pressure on EPA’s housing market, as prices remain relatively lower than surrounding
municipalities. The Urban Displacement Project, a collaborative effort between UC Berkeley and the
University of Toronto, created interactive maps that show rates of gentrification in Bay Area
communities. According to maps of EPA, every neighborhood is either “Low-Income/Susceptible to
Displacement,” as seen in Figure 1.

MAP FROM URBAN DISPLACEMENT PROJECT: EVICTION DISPLACEMENT RISK– ALL TRACKS
LOW-INCOME/SUSCEPTIBLE TO DISPLACEMENT

Displacement in East Palo Alto
Gentrification is a process of neighborhood economic change in a historically
disinvested area–by means of real-estate investment and a new influx of
higher-income residents (1). This can be accompanied by demographic
change–not only in terms of income level, but also in terms of resident
education level and race. Real estate speculation often causes gentrification.
Landlords often look for higher-paying tenants and increase investment in
neighborhood amenities (2).

There are three types of displacement: direct,

indirect, and cultural.

Direct
Direct displacement
occurs when
residents can no
longer remain in
their homes due to
economic and
social pressures in
the neighborhood.

Economic Cultural
Economic
displacement is a
loss of assets that
leads to loss of
income sources as a
result of projectrelated land
acquisitions (3).

Finally, cultural
displacement occurs
as shops and
services focus on
new residents and
the character of the
neighborhood
reflects wealthier
interests.

EPA BACKGROUND AND DISPLACEMENT

Displacement in East Palo Alto
Direct displacement rates have increased significantly in EPA, as shown by the maps
below (4). Types of direct displacement include foreclosure, eviction, demolition, extreme
rent increases, and negligent landlords (5). In some cases, displacement leaves families
without any other housing options. Eviction is one of the most common types of
displacement, and low-income renters of color are most vulnerable to it. Less obvious forms
of displacement occur in the form of “soft evictions.” This is when landlords pressure
tenants to move through strategies such as harassment, cutting off utilities, ignoring
requests, or failing to address other substandard apartment conditions (6). Raising rent
prices is one of the most common forms of soft eviction. According to the Department of
Housing and Urban Development (HUD), affordable homes are those that occupants can
obtain for 30% or less of their income (7). Severely cost-burdened homes require more than
50% of tenant income for housing costs (8). In EPA, more than ⅓ of renter households have
incomes at or below 30% of the Area Median Income (AMI), and nearly ¾ of these
households are severely cost burdened (9).

Rate of direct displacement, years 2006–2010. Income
category of movers is extremely low AMI (<30% AMI).

Rate of direct displacement: Years 2014-2019. Income
category of movers is extremely low AMI (<30% AMI).
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1. The Ravenswood
Business District/ 4
Corners Specific Plan
2. Westside Area
Development Plan

DEVELOPMENT PLAN ANALYSIS

The Ravenswood Business District/ 4
Corners Specific Plan
The Ravenswood Business District/4 Corners Specific Plan was originally adopted by the City
Council of EPA in 2013, and it is currently undertaking a targeted update that remains unapproved
-- this leaves time to analyze the Plan for displacement risk. The RBD encompasses approximately
200 acres, including the Four Corners formed by Bay Road and University Avenue; this region is
characterized mostly by retail zoning. Improvements included in The Plan provide for 825
residential units consisting of multifamily developments, duplexes, four-plexes, and a wide range
of apartments (1). Primarily, however, the Plan seeks to increase the presence of the tech industry
in EPA by developing Bay Road; this is going to increase gentrification. Specifically, the Plan
prioritizes developing “mixed use of ground-floor retail shops and upper-floor dwellings or offices”
on Bay Road, “high quality” research centers, and other professional spaces (1). While multi-family
residential units are extended south of Bay Road, these properties may not be available for
existing EPA residents due to increased prices. .

NUESTRA CASA HOUSING POLICY BLUEPRINT
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Ravenswood Plan,
Continued
This plan concerns the EPA community because it
increases the risk of displacement. Due to the plan,
traffic could increase on Bay Road by 72 - 82 percent
(2). With the city of EPA already being 2.4 square
miles, a large population increase would strain the
current Latino, low-income residents and create more
competition in the housing market (2). One of the
largest developments included in the plan is "The
Landing" a project at 1990 Bay Road, which proposes
developing a 17.8-acre office site at the end of Bay
Road near Cooley Landing. It is estimated that a full
quarter of the city’s current residents would be
threatened by displacement due to housing competition
from new office workers (2).
Even when first source hiring policies are implemented
to help EPA residents, tech companies often ignore
them in the name of profit. EPA has had a longstanding first-source jobs rule of hiring 30 percent of
local residents, but when Amazon developed their
headquarters near University Circle, the City Council
accepted an alternative offer (3). Overall, it has been
communicated that the first-source ordinance doesn’t
have the teeth to be enforced; it is crucial to remain
wary of local hiring claims. The tech jobs created by the
RBD Plan would only invite a high-income, collegeeducated labor market, effectively gentrifying the area.
The City Council has also been accepting comments
during public workshops in order to improve the RBD
Plan; these comments are concerned with a lack of
low-income housing, perhaps “reserved for long-time
residents with AMIs below 50% (4)." It is unclear if the
Council is changing the actual Plan to accommodate
these concerns.

NUESTRA CASA HOUSING POLICY BLUEPRINT
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Westside Area Development Plan
77%
Multi-family housing
77% of multi-family housing
available in East Palo Alto
exists on the Westside

The Westside Area Development Plan is included as part of the 2035
East Palo Alto General Plan; the Westside is a geographically-isolated,
multi-family residential area with a high proportion of Spanishspeaking, Latino residents. The Westside contains the majority of the
City’s multi-family housing stock (77%) and rent-controlled housing
(95%), much of which is managed by one owner. One-fifth of the rental
units on the Westside are “extremely overcrowded,” meaning that
there are more than 1.5 people per room (5). Thus, an influx of more
residents that will come with housing development is not sustainable.
It is crucial to preserve this affordable housing for the EPA community
to prevent displacement, while also limiting construction of any new
units in dense complexes.

95%

While the Right to Return is included in the Plan’s guiding principles,
along with a housing stock replacement clause, enforcement poses an
issue. The method for providing replacement housing at a comparable
Rent-controlled housing
price shall be determined by the City Council on a “project-by-project
95% of rent-controlled
basis.” This is meant to incentivize the provision of RSO or Incomehousing available in East Palo
Restricted Units, along with substantial relocation benefits- however,
Alto exists on the Westside
community members have expressed that this is not what occurs. The
Woodland Park Apartment Homes are being renovated as part of the
Woodland Park Euclid Improvement Project, which is expected to be
incorporated into the Westside Plan. Despite not yet being approved,
20%
Woodland Park residents are being temporarily removed in the name
of renovation. As discussed more below, the immigration status of
some of these residents leaves them vulnerable to coercive, voluntary
Extreme Overcrowding removals; these citizens then permanently relocate. While developers
are promising the right of return, this scheme will cause rent
1 in 5 rental units on the
controlled units to be lost, as the Westside Plan proposes that 160 of
Westside are "extremely
overcrowded," with more than
them are going to be demolished to accommodate 400 new ones. If
1.5 people per room
the previous tenants don’t return, there is no guarantee new units will
remain stabilized (5). These 400 market-rate units will pressure BMR
ones, raising living costs and increasing gentrification.

NUESTRA CASA HOUSING POLICY BLUEPRINT
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Consolidating the Problem

\

Both the Ravenswood Business District and Westside Development Plans create a high risk of both
economic and physical displacement in EPA. The tech industry has historically displaced low-income,
Latino residents, and these proposals are no different. In the case of Ravenswood, developing Bay Road
to serve high-income office employees will cement a new community in the city. The Westside Plan
worsens physical displacement by vacating affordable units, and inviting rent schemes that will
eventually decrease BMR housing. Furthermore, the plan may disrupt several food distribution sites
that Nuestra Casa operates in the Westside Area. Policymakers must oppose the current state of both
plans, and look towards anti-displacement solutions when building new housing; the housing shortage
in EPA can be addressed by communal forms of development.
NUESTRA CASA HOUSING POLICY BLUEPRINT

PAGE 13

POLICY
RECOMMENDATIONS
NT

G BLUE
N

P

RI

HOUS

I

1. Tenant Protections
2. Development
Interventions
3. Economic Interventions
4. Long Term Solutions

1

Tenant Protections

Introduction
The first realm of policy that must be improved in EPA is eviction protections, specifically in
response to increasing displacement. Local renters are reeling from pandemic-related
accumulated rent debt, and temporary, emergency legal protections have ended.
Vulnerabilities to unfair eviction and displacement disproportionately affect immigrants; as
of 2019, 39.2% of East Palo Alto residents (11.6k people) were born outside of the United
States, which is higher than the national average of 13.7% (1). Especially in mixed status or
undocumented family units, vulnerability is heightened; barriers in accessing resources
increase fear and ability to assert rights. Landlords often exploit this positionality, thus
forcing them to voluntarily relocate or accept illegal rent increases.
Development plans heighten the pressure on already tenuous housing realities. Currently,
EPA’s Woodland Project units are being renovated, potentially as a part of the Westside
Development Project; it intends to construct 600 new units, 400 of those being rent
controlled (2). While the 160 existing units being demolished will return at below market rate
(BMR) under the Tenant Protection Ordinance (TPO), a risk of gentrification is posed by the
new, hypothetically high-income residents (3). In the meantime, Tenant No Fault evictions are
taking place, where renters are temporarily ousted from their homes in the name of
renovation. EPA’s housing ordinance stipulates the right to return, but actual timelines of the
renovations are not provided ,and the pandemic has delayed them repeatedly; therefore,
residents are relocating as far as Modesto, and creating a new semi-permanent life. It is
unclear whether these units will remain rent-controlled if these residents permanently
relocate, especially as there is no formal record of the families that have moved. The
Woodland Park Euclid Improvement Project is currently awaiting a General Plan Amendment,
since it seems the plan will be approved, landlord accountability, relocation assistance, and
fee complications are current issues to focus on (2).
NUESTRA CASA HOUSING POLICY BLUEPRINT
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TENANT PROTECTIONS

Landlord
Accountability
Formalizing and strengthening a Tenant Protection Ordinance (TPO)
within the EPA municipal code would aid residents in uniting against
harmful evictions. Currently, the law contains an Ordinance against
Tenant Harassment, which deserves increased awareness, and
Tenant’s Right to Organize, but neither of these policies set
numerical standards for punitive damages. Oakland has a TPO
written directly into their municipal code, which states in part that
any violator “is liable in a court action for each and every such
offense for money damages of not less than three (3) times actual
damages suffered by an aggrieved Tenant…or for minimum
damages in the sum of one thousand dollars ($1,000.00) (4)." In EPA,
a similar TPO could be implemented to include monetary
punishments for landlords, and the coverage of legal fees for
plaintiffs.
This solution goes hand-in-hand with promoting the formation of
local Tenants’ Unions; these coalitions of renters would facilitate
circulation of information about tenants rights. EPA municipal codes
include progressive rights for evicted and displaced tenants, but
Spanish-speaking, low-income residents face barriers in access and
awareness, and are therefore less likely to assert their rights. For
example, the EPA Ordinance Against Tenant Harassment cites that
landlords cannot call or threaten to call immigration authoritieseviction notice windows and late fee restrictions are also provided
(4). Funding needs to be allocated to support local anti-landlord
abuse coalitions, such as El Comité de Vecinos del Lado Oeste,
Youth United for Community Action (YUCA) and Tenants Together.
Increasing support for tenants unions, allocating funding for legal
services through CLSEPA and strengthening the TPO would address
the needs of the EPA community.
Another measure that would support tenants through landlord
accountability would lengthen the window in which landlords are
required to move-in to claim a rightful eviction in the case of Owner
Move-In; currently, the minimum time of required occupancy is 12
months in EPA. Often, owners allege that they are permanently
moving in, evicting a low-income tenant, and then in just 12 months
can substantially raise rents from the BMR price. This timeframe can
be lengthened to prevent such exploitative practices. In the city of
San Francisco, the required time of owner occupancy after an Owner
Move-In eviction is three years; decision makers should advocate for
a similar amendment in EPA to decrease displacement.
NUESTRA CASA HOUSING POLICY BLUEPRINT

Set punitive damages
for landlords in TPO

Fund formation of local
tenant unions

Increase move-in
window to 3 years
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TENANT PROTECTIONS

Relocation Assistance
Tenants are being temporarily relocated in the name of renovating Woodland Park units; it is important
that relocation assistance is prioritized to ease these transitions, and to ensure tenant return. Currently,
there is substantial relocation assistance written into the law for demolitions, Ellis Act evictions, and red
tagged units – however, temporary, “voluntary” relocations due to renovation are not addressed clearly.
While vacancy lists, transportation accommodations, and funds are provided in the mentioned instances
above, the municipal code excludes buildings to be demolished in the name of constructing a greater
number low-income units when funded by the government (4). Even in instances where landlords are
required to pay a fee due to noncompliance with relocation assistance, the law is hard to enforce. Most
often, the relocation assistance provided after eviction is given over a short period of time, resulting in
less long-term support, and tenants can’t afford to move back into their former residence. This
increases displacement.

In response, San Mateo organizations are pushing to ensure that permits are required before relocating
residents temporarily in the name of renovation; forcing landlords to wait to relocate tenants until after
approval would decrease initial displacement, and provide more time to protest relocations. In San
Francisco, for example, landlords must file a Petition for Extension of Time at the Rent Board before
giving the eviction notice to the tenant if a renovation will cause more than three months of displacement
(5). Additionally, the landlord “must obtain any necessary permits for the work before giving the eviction
notice to the tenant (5)." In comparison, EPA law states that if temporary relocation exceeds thirty (30)
days, the landlord may opt to terminate the tenancy (5). San Francisco policies could be emulated in EPA,
and applied specifically to the Woodland Park units, especially if the development is to be included in the
General Plan. This would improve the outcomes of temporary displacement.
NUESTRA CASA HOUSING POLICY BLUEPRINT

TENANT PROTECTIONS

Relocation Assistance Cont.
The actual monetary value and time
frame of relocation assistance must
also be considered. Again, San
Francisco municipal code provides that
each occupant, regardless of age, who
has lived in a unit for at least one year is
entitled to a relocation payment of
$4,500.00… In addition, each elderly
tenant who is 60 years or older, and
each disabled tenant, and each
household with one or more minor
children, is entitled to an additional
payment of $3,000.00 (5)." EPA could
set a baseline price standard for
temporary relocation assistance,
instead of listing it as the value of
tenant property; this makes it harder for
landlords to avoid responsibility. In
terms of time frame, standardizing and
lengthening the time period during
which tenants receive relocation
assistance would also increase return.

Furthermore, The City of EPA, in order to hold
landlords accountable, could create a City fund
that pools money to subsidize relocation
assistance. The City would pay tenants directly,
shifting pressure towards the landlord for
compensation, instead of tenants. The City of
San Mateo Ordinance includes a statement that
forces landlords to compensate the city after
money is drawn from a community pool (6). This
way, landlords are held accountable for
relocation assistance, but tenants are not
impacted by delays.
Finally, an Ordinance can be proposed to require
Woodland Park units to remain BMR, even if the
former residents permanently relocate following
renovation. This would preserve affordable units.

TENANT PROTECTIONS

Minimum Notices and Late Fees
The last realm of tenant protections that
would help reduce displacement in EPA
surrounds measures controlled by the
state. The City of EPA could play a role,
though, in pressuring State decision
makers to institute these changes. To
start, EPA community members have
shared that short notices produce
wrongful evictions. Currently, only a
three-day notice is provided for tenant
fault evictions under California state
law, and this has been amended to not
include weekends or holidays. This
ridiculously small window of time gives
tenants very little time to fight illegal
evictions, or to accumulate the means to
relocate effectively; this, in turn,
increases displacement. States such as
Rhode Island have minimum eviction
notices of 15 days with nonpayment,
which allows more time for legal action
or financial planning (7).

Lengthen minimum eviction
notices to 15 days

Organize locally to decrease
late fees

Late fees are another housing cost that increases displacement amongst the Latino,
low-income community of EPA. As COVID protections end, despite COVID-related
economic downturn continuing, difficulty paying rent on time is exacerbated by
extravagant late fees as high as $100 a day. Currently, late fees are also under
purview of the state, so local organizing together with other municipalities will be
needed to push forward changing this standard.
NUESTRA CASA HOUSING POLICY BLUEPRINT
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Development
Interventions
Introduction
In examining the realities of displacement in East
Palo Alto, it’s clear that interventions must mitigate
the economic, indirect displacement set to be caused
by the Ravenswood and Westside Development Plans.
To address this, we propose two recommendations:
Community Benefit Agreements (CBAs) and
Community Investment Trusts (CITs). Community
Benefit Agreements (CBAs) are private contracts
between community groups and developers that
guarantee benefits to the community in exchange for
their support for development projects. Community
Investment Trusts (CITs) allow residents to
communally own commercial properties, which helps
low-income residents build equity and fight
displacement.

Community Concerns
Jobs are no longer accessible – influx of
commercial and tech development shifts labor
market to high-end, technological jobs that
many EPA residents cannot qualify for.
Development plans do not take responsibility
for the impact they will have on the
surrounding community.
The community’s wants are not sufficiently acknowledged
or centered in the Development Plan approval process
because of inaccessibility and power of developers
Lower income families face common barriers to building
personal wealth
Barriers to financial resilience lead to vulnerability to even
small financial setbacks – “One in four people in the nation
are susceptible to “asset poverty” – an economic and social
condition more prevalent in the past decade than income
poverty. A household is asset poor when it lacks resources
sufficient to provide for its family members; basic needs for
a period of three months. Renters and minority populations
make up a disproportionate share of asset-poor households”
(1). COVID especially has exacerbated asset poverty,
exhausting the savings of many households.

DEVELOPMENT INTERVENTION

Community Investment
Trust

Case Study:
East Portland CIT

To build financial resilience, fight asset poverty, and
contribute to community economic development,

A notable example of a CIT is the East
Portland Community Investment Trust. Like
EPA,
East
Portland
is
undergoing
gentrification and an affordability crisis due to
an influx of tech companies. With economic
growth pricing people out of their
neighborhoods, a nonprofit called Mercy
Corps Northwest incubated the EPCIT after
hearing from the community a desire “to
establish roots in their community that
provided financial stability” (4), as well as an
interest in investing in real estate. The EPCIT
first evaluated property in and near the
community with a set of eight criteria such as
location, viability, and current situation,
eventually purchasing Plaza 122, a commercial
property in foreclosure. This rigorous property
evaluation process was identified as key to
EPCIT’s success.

Community Investment Trusts (CITs), provide
inclusive wealth-building opportunities through
community ownership of real estate property, by
offering low dollar investment opportunities to lowincome community members. Community members
can buy a share in a local commercial property for
$10-$100 a month. Investors receive short and longterm returns through an annual dividend and annual
increase in share value. Investors also participate in
an education course that covers financial literacy
and investing. CIT investors are protected from loss
through a direct pay letter of credit from a bank.
CITs help community members to build equity while
also increasing their civic engagement and economic
stability. On a neighborhood level, CITs have been
demonstrated to increase safety and equity, leading
to a higher quality of life (2). The businesses on the
CIT’s land also thrive through investment of the
community and can empower local small, POCowned businesses. (3)

Through the EPCIT, community members in
four nearby ZIP codes were invited to invest
$10-$100 a month to retain ownership shares
in the property. While creating the CIT model,
the EPCIT overcame legal challenges to
ensure investors could be protected from loss
and developed a curriculum called “Moving
from Owing to Owning” that was taught to
community members in partnership with local
non-profits to empower community members.
(5)
In the two years EPCIT has been operating
Plaza 122, it has gone from a ⅔ occupancy
rate to full occupancy and is home to a variety
of POC-owned businesses operated by local
community members (6). With continued
investment, EPCIT will eventually buy out the
original investment from Mercy Corps and two
private investors, becoming sole owners. (7)

NUESTRA CASA HOUSING POLICY BLUEPRINT
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Implementation in EPA
Starting a Community Investment Trust in EPA could be an effective way to mitigate the economic
displacement brought by outside developers. East Portland, in many ways, parallels EPA in its
economic positioning and demographics. The process would begin with community engagement to
understand if the community desires a CIT. This could happen through the City in partnership with nonprofits like Nuestra Casa who have community connections. The next step is to evaluate properties.
Because many purchasable properties in EPA are already included in speculative development plans,
CITs could be incorporated into these plans, purchasing properties in areas set to be developed, such
as the Ravenswood Business District. Establishing a CIT within the development plans could also be a
condition included in a Community Benefit Agreement (CBA), as described in the following section. By
centering small, locally owned businesses, a CIT would also provide EPA business-owners with security
in the face of encroaching developments.
The City can play a key role in support in creating a CIT – such as providing or subsidizing real estate,
assuring expedience in permitting, providing grants for operating support and a CIT license, and more
(8). More information and guidance for replicating a CIT can be found in a toolkit created by the EPCIT
so that other cities could move towards this model for building financial resilience and provide a
safeguard against economic displacement (9).

DEVELOPMENT INTERVENTION

Community Benefit Agreements (CBAs)
A Community Benefit Agreements (CBA) is a private
contract between a developer and a coalition of
community stakeholders that establishes benefits for
the community in exchange for the community’s
approval of the developer’s plan (1). The community
benefits included in CBAs can vary depending on
community needs. Benefits within past CBAs include
requirements for affordable housing, environmental
remediations,
local
hiring
and
job
training
requirements, and funding for community programs
and services (2). CBAs can be negotiated privately
between community organizations and developers, but
can also be part of the public planning process. City
involvement in CBA formation can look like mere
encouragement from elected officials, city participation
in community stakeholder groups, or using CBAs as the
basis for Development Agreements (DAs).
NUESTRA CASA HOUSING POLICY BLUEPRINT
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CBAs Cont.
City Role

Implementation in EPA

A DA is a contract negotiated between a
local government planning agency and a
developer, in which the developer promises
a host of benefits to the public in exchange
for freezing zoning laws to promote
streamlined
project
construction
(3).
California is one of few states in which cities
can enter into DAs, which allows for a more
extensive application of CBAs as well. By
including CBAs into the DA process, cities
can require greater transparency and
enforceability for the CBA contracts–
otherwise, enforcement falls just on
community coalitions and developers to
uphold. Including CBAs in the planning
process also increases the leveraging power
of communities because the development
of projects is conditioned on providing
benefits to the community, on their terms.
Cities should also support CBAs because
they can reduce the risk of needing city
resources to defend permitting/land use
decisions and relieve pressure and work for
the city to develop the agreements (4).

A CBA could formally secure expansive
benefits to the EPA community in current
and future development projects, such as
theWoodland Development project. A CBA
is a tool that could provide legal backing to
the promises made by the developer and
permit the community to decide the terms
of project approval, rather than be driven by
the developer. Implementing a CBA also
ensures a formal process for these promises
to be developed and documented, rather
than the separate agreements that seem to
be currently in place in the Westside
development.
Additionally,
community
concerns about displacement have driven
the city’s hesitation to approve the project
thus far,, which indicates that the
community coalition could build enough
leverage to secure a robust CBA with strong
enforcement
and
accountability
mechanisms.

Limitations
While CBAs can be a tool to
mitigate the impacts of
development projects and provide
unique benefits to the community,
they are not universal solutions.
There are instances in which
communities have been
dissatisfied with the enforcement
and transparency of CBAs. There
are also cases in which terms of
CBAs have been broken, with
seemingly no consequences to the
developer (5).
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Case study: Los
Angeles Sports and
Entertainment
District (LASED) CBA

LASED CBA
The LASED CBA, also known as the Staples Center CBA, regarded as
the first CBA in the US negotiated with a coalition of community
partners. As such, it has been used as a model CBA throughout
California and the nation as a whole. To finalize the agreement,
signatories signed a cooperation agreement that "authorized the
coalition signatories to seek judicial enforcement of the CBA without
any action by local authorities" (6). In exchange for the developer
providing the provisions outlined in the table below, coalition members
agreed to support the project through public testimony, and waving
certain CEQA legal claims.

Marantz, Nicholas J. “What Do Community Benefits Agreements Deliver? Evidence From Los Angeles.” Journal of
the American Planning Association 81, no. 4 (September 2015): 251–67.
https://doi.org/10.1080/01944363.2015.1092093.
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Economic
Interventions
Introduction
A common desire heard from the community was
stability in their housing and to have pathways to longterm security in housing through ownership. With the
increase of developments in EPA, landlords face
incentives to sell their properties, leaving tenants
vulnerable to displacement. The recommendations in this
section cover another angle to economic interventions
by building economic capacity household by household.
Policies and models that could help more low-income
community members reach home ownership in EPA
would need to both create opportunities for tenants to
purchase and support for them to be able to do so when
given the opportunity. This two-pronged approach could
be addressed through creating an Opportunity to
Purchase Act and through programs for inclusive
financing – together creating pathways for ownership for
vulnerable tenants.

Community Concerns
Difficulty affording homes as owners, if they have the
opportunity to purchase, which is rare as well
Instability in housing in the long term due to fears of
displacement
Difficulty accruing sufficient funds for down
payments

ECONOMIC INTERVENTIONS

Tenant Opportunity to Purchase Act

Tenants decide collectively:
purchase the property
together or with assistance
from a CLT, or offer rights to
another certified non-profit

An Opportunity to Purchase Act (OPA) is an anti-displacement housing policy that gives tenants,
community-based organizations, and/or the City the right of first offer and the right of first refusal
in order to purchase a residential property when it's offered for sale, before it’s placed on the
market (1). OPAs work to keep homes affordable and help residents stay in the community. In EPA,
an OPA is already in process, being researched and negotiated in the City Council. During the most
recent public hearing considering an EPA OPA ordinance on March 1, 2022 ,the Council directed
staff to continue research for the next 8–10 months. The next hearings are expected to start, at the
earliest, in November (2). Therefore, this recommendation will focus on specific aspects of an OPA
that should be pushed for within the EPA OPA. Creating an OPA Policy in EPA would be a legal tool
for tenants to stay in place. It would promote community ownership, permanent affordability, and
first-time homeownership opportunities for low-income households.
Within OPAs, there is great variety in both the order of precedence in opportunity to purchase as
well as the timelines available. The basic framework of an OPA policy begins with a Notice of Intent
to Sell, then proceeds to the buyer stating interest and asserting Right of First Offer and Right of
First Refusal. In this process, there can be incentives to accept the offer from the buyer, as well as
extended timelines to give the buyer opportunities to accrue necessary funds. (3)

Case Studies
Some cities, like San Francisco, structured their OPA specifically to give community organizations first
rights to residential properties in a Community Opportunity to Purchase Act (COPA) (4), while others,
like Washington D.C., give tenants first priority through a TOPA, or Tenant Opportunity to Purchase Act
(5). OPAs can also be structured consecutively, where first opportunity to purchase is given to tenants,
and if they cannot or do not want to purchase on their own, they can assign their rights to and work
collaboratively with a Community Land Trust. As a next feasible option, they can obtain financial and
technical assistance from a cooperative or affordable housing developer. If these pathways do not
result in purchase, the right can be offered to the City. Only after all four pathways have been
exhausted can a property be put on the market. This model is in the process of being introduced in
Oakland.
NUESTRA CASA HOUSING POLICY BLUEPRINT

ECONOMIC INTERVENTIONS

Case Studies, continued
Washington D.C. has the oldest TOPA in the country, which has preserved over 3,500 units since
2002 (6). Exemplary aspects of Washington D.C.'s TOPA include an extended timeline of more than
300 days for purchase and a wide qualification range of property type, encompassing properties
such as single-family homes (for disabled and elderly tenants) and 5+ unit apartment buildings.
Many continue to advocate for D.C. to increase support for TOPA and combat challenges inhibiting
its implementation. Potential city-led improvements in D.C. include increasing financial support for
tenants through limited-equity cooperatives, requiring multilingual notification of intent to sell, and
creating protections against assigning rights to developers (7). Such factors will be important to
consider in EPA.

Implementation in EPA
Elements of OPAs Subject to Change:
Inclusion of a Permanent Affordability
Requirement
Eligible Properties (single family homes,
multi-unit buildings, etc)
Incentives (i.e. tax exemptions)
City Investment (budget delineated to
support)
Criteria to be a “Qualified Nonprofit”
Target Income Level
COPA or TOPA, order of precedence for
entities

EPA City staff have recommended an EPA
OPA that would push for TOPA for all tenantoccupied single family homes, with tiered
rights for qualified nonprofits and the City if
the tenant is uninterested, as well as COPA
on homes without tenants (8). Currently,
recommendations are broad, encompassing
aspects with demonstrated success in other
cities like Washington D.C. A key element to
push for in this process is to ensure that
Community Land Trusts, like PAHALI in EPA,
have priority among nonprofits to support
tenants
in
purchasing
homes
and
permanently ensuring affordability. Investing
in community members’ “right to own'' is a
necessary and effective movement towards
meeting basic needs of marginalized
communities.

Since the last hearing in March 2022, the Council directed staff to research whether they should amend
the EPA OPA to remove the right of first refusal (ROFR) for tenants living in single family dwellings, out
of concern of impact on housing prices .(9). However, because 58% of EPA is single family housing,
many of those households renters (10), OPA would be most successful if the ROFR was maintained for
tenants in all units.
The City can also support the implementation of TOPA through financing support, stipulating a
permanent affordability requirement, and supporting tenants to know their rights and the resources
available to them. This will be necessary to ensure the long-term success of projects, from purchase to
renovation to ownership (11).
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ECONOMIC INTERVENTIONS

Inclusive Financing
Inclusive financing strategies are another tool to combat economic displacement. While redlining
is no longer legal, its racist legacy lives on through cases of “predatory lending, greedy payday
lenders, and bail bondsmen”. These practices are integral to the dominant exclusive financial
institutions in this country. However, by supporting community-centered inclusive financing
strategies, cities can strengthen protection against displacement by investing in these funds with
private actors. This can be done through depositing funds into local CDFIs, developing programs
that support CDFIs “through loan and technical assistance funds,” and partnering with them on
lending programs for city activities.

Targeted Interventions
Community development financial institutions (CFDIs)
CDFIs are mission-driven financial institutions that include banks, credit unions, loan funds, VC funds, etc.
The U.S. Treasury Department certifies CDFIs and competitively provides them funding. CDFIs have the
potential to help launch important community initiatives and “can equitably extend credit to support local,
minority-owned businesses, which are often redlined out of financial opportunities.”
Credit Unions and Payday alternative loans (PALs)
Payday loans can often be debt traps, forcing people into cycles of incredibly high fees and interest rates.
Credit unions can provide alternatives to payday loans through Payday alternative loans (PALs). PALs afe
offered by federal credit unions, and “allow credit union members to borrow small amounts of money at a
lower cost than traditional, predatory payday loans and repay the loan over longer periods of time.”
Cooperative Banking and Worker Cooperatives
Worker cooperatives and cooperative banking are alternatives to wealth building that shift power from
traditional, extractive institutions to the community. Worker co-operatives are values-driven businesses in
which workers“own the majority of the equity in the business and control the voting shares.”Cooperative
banking is similar in the sense that members of the banks have collective “ownership” of it.

Case Studies
The Chicago Community Loan Fund (CCLF) is a CDFI that has
more than $70 million in total assets. It is credited with closing
more than $138 million in community development financing,
leveraging an additional $1.1 billion, and helping to create 2,600
jobs for the Chicago Metropolitan Area. In 2013 CCLF partnered
with the Illinois Finance Authority to launch the Small Contractor
Bridge Program, providing working capital for small businesses
seeking public works contracts, as well as a comprehensive set of
insurance, financial, administrative, and risk management
services.
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Long Term Solutions
Introduction:
Due to rising rents and rates of displacement among
EPA, solutions that provide longer-term
affordability are needed. Community land trusts are
a form of permanently affordable housing based on
shared equity. They retain ownership of a plot of
land and sell the house on the land to lower-income
households. In exchange for below-market prices,
purchasers agree to resale restrictions that ensure
the home will remain affordable to subsequent
buyers. This prevents displacement by ensuring that
low-income residents have access to permanent
homeownership.
Community concerns
East Palo Alto was hit particularly hard by the 2008
housing market crash, which fueled cut-throat
speculation during the subsequent tech boom.
According to US Census data, the percentage of
housing units with rent burdens was 35% in 2000,
and 71% in 2008, indicating that the housing market
crash was likely a factor in increasing housing
instability (1). This caused rising rents and further
mass displacement of long-time residents. Between
2011 and 2016, the average rent for a two-bedroom
apartment increased 60% countywide. In this
context, 324 eviction notices for non-payment of
rent were issued in East Palo Alto in a two-year
period from 2012 to 2014 (2).

LONG-TERM SOLUTIONS

Community Land Trusts (CLTs)
How do CLTs work?
There are three pillars that make CLTs
permanently affordable, equitable, and
accessible: ownership, organizational
characteristics, and operations (.
Ownership: First, of all, CLTs make
homeownership financially feasible
by selling homes on their land to lowincome buyers that are lower than
market-rate. The land is still owned by
the CLT nonprofit corporation, but is
leased to homeowners through a 99year ground lease. Individuals must pay
an annual lease fee.
Organizational structure: the land is
usually owned by a private nonprofit
corporation with membership opened
to anyone living within the CLT service
area. The majority of the nonprofit’s
board is elected by CLT membership.
Seats of the board are allocated
equally between people living on land,
directors who don’t live on the land but
represent CLT residents, and directors
who represent public interest.
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Operations: CLTs impose incomebased resale-restriction programs,
which restrict the sales price of
properties
for
initial
and
subsequent buyers to ensure
affordability. Every CLT crafts its
own resale formula, tailoring it to
meet the social priorities of the
organization and the community.
Usually resale prices increase at a
rate
consistent
with
annual
changes in area median income or
inflation levels.
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LONG-TERM SOLUTIONS

Community Land Trusts (CLTs)
Target Interventions
Local governments can support CLTs by making land and start-up funding more accessible, because CLTs require
large cash infusions to get going (4).
1. Public land disposition policies would allow the city to better use surplus land to promote lasting housing
affordability. Strategies include:
a. Establishing a publicly accessible inventory for surplus properties, to make it easier for CLTs to obtain
them.
b. Prioritizing lasting affordability in the disposition of publicly-owned land. Regular affordable housing
organizations do not ensure lasting affordability and target homebuyers with higher income levels than
CLTs, and thus have more purchasing power. By prioritizing purchase proposals from CLTs, municipal
policies can better promote lasting affordability.
2. Cities can establish land banks and use them to provide property for CLTs. Land banks are public authorities or
nonprofit organizations that convert vacant/deteriorating properties to productive use (5). Land banks can
work with CLTs to rehabilitate homes and revitalize areas, while protecting neighborhood affordability.
3. Cities can direct affordable housing subsidy funds towards CLTs to use. This funding, usually from federal
programs or locally-generated funds, is administered through an affordable housing trust fund. Cities should
consider providing larger subsidies for CLTs and ensure funding for CLTs is always available.

Case Study: Houston, TX
The Houston CLT is collaborating with the City of Houston and the
Houston Land Bank (HLB) to match low-income, prospective
homebuyers with properties developed through the city’s New Home
Development Program (NHDP) (6). Using land designated by the Land
Bank, the city manages the building of homes that are subsequently
turned over to the Land Bank for a market-rate sale to households at or
below 80 percent AMI (7). With the house on the market, the Houston
Community Land Trust identifies buyers who purchase the home
through the Land Trust at a subsidized price. For a home that the Land
Bank would sell for $150,000 to $180,000, HCLT can sell for
approximately $75,000, and the deed to the land is transferred to
HCLT for stewardship (8). New homeowners agree to limit the resale
price of their home to a growth of 1.25 percent annually to ensure that
it remains affordable for the next residents (9). Since the initiative
began, all 42 of the homes built through the New Home Development
Program have sold, 29 of which were through the HCLT while the
remaining 13 sold by traditional purchase (10). The CLT received
funding from the City of Houston for start-up and operational costs (11).
The City also subsidizes the sale of Land Bank homes to make them
more affordable for HCLT (12).
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The information above is from the Annual Houston
Community Land Trust report, from 2019-2020

LONG-TERM SOLUTIONS

Community Land Trusts (CLTs)
Case Study: Oakland, CA
Through mobilization of residents and a local community
organization, Urban Strategies Council, the Oakland CLT was
formed to acquire and rehabilitate properties in foreclosure. Since
it was established, OakCLT has acquired and preserved
approximately 50 units of housing and stewards multi-use and
commercial properties that provide affordable rents for culturally
important businesses and grassroots organizations (13). The City
of Oakland has supported the CLT with grant funding and loan
financing, and Alameda County has sold tax-delinquent properties
to the CLT to steward as community gardens (14). Oakland CLT’s
goals are to provide permanently affordable housing, offer wealthbuilding homeownership opportunities for Oakland residents, and
fight against displacement of existing residents in low-income
communities of color (15).

How these policies could be implemented in EPA
EPA already has a CLT, called Preserving Affordable Housing Assets Long-term, Inc., or PAHALI.
As a part of their 5-year affordable housing plan, the City of East Palo Alto aims to create over 500 additional
affordable housing units, 80 housing opportunities for the homeless, and 50 accessory dwelling units (ADUs), which
is a “dwelling structure” separate from the main house on a property (16). These projects will be managed by city
staff, and while they are supported by state funding and city-controlled funding, they currently need additional
funds from local, philanthropic, regional, state, and federal sources (17). The city also plans to ensure that 200
housing units remain as deed-restricted affordable housing. However, these units won't be guaranteed permanently
affordable. Therefore EPA should better prioritize lasting affordability in their housing policies.
EPA should allocate more affordable housing funds to support the expansion of PAHALI. Recently, a community
organization called Youth United for Community Action (YUCA) avoided displacement through significant
fundraising, purchasing the land in partnership with PAHALI (18). PAHALI plans to purchase more sites like this, but
they need more financial support to do so.
Leaders from PAHALI and YUCA urge the city of East Palo Alto to pass Measure V, which is a 2% increase on East
Palo Alto's transient occupancy tax ("TOT"). The TOT is currently 12% and has not been raised since it was passed in
1998 (19). The tax is paid by out-of-town guests staying in East Palo Alto hotels and short-term rentals of 30 days or
less.The city estimates that, if passed, Measure V would raise nearly $400,000 a year dedicated specifically to
affordable housing acquisition, redevelopment and rehabilitation (20). In this new era of economic uncertainty
wrought by the COVID-19 pandemic, Measure V can help provide security for vulnerable community members who
are concerned about their homes and their place in East Palo Alto. The revenue from Measure V will serve to boost
PAHALI capacity to rapidly execute acquisition/rehab projects, with support from the city and Partnership for the
Bay's Future.
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CONCLUSION
To truly support the community of East Palo Alto and protect vulnerable neighbors from
displacement, the City must commit to continuing the legacy of radical commitment to
tenant and immigrant rights that has defined EPA for decades. The status quo, however,
will not be enough to maintain the true character of EPA – there must be action taken on
multiple fronts to mitigate harm, protect tenants, support economic resilience, and invest
in the long-term. Among the recommendations we have included in this report, none
alone is a universal solution. But together, they hold the potential to turn the tide
of gentrification and displacement in EPA. From short term protections against
evictions, to mid-term financial resilience growth, to long-term communal
ownership of land and permanent affordability, these recommendations from
theoretical research and case studies were driven by direct interviews with the
EPA community and it is our greatest hope that the community will continue
to be centered and heard as they move towards implementation.
To build on the work of this report, further research into specific interventions and
their feasibility in EPA will be needed in order to move from idea to implementation and
change. In the scope of a ten-week course, we were limited in our capacity to meet with
every important stakeholder and to analyze more profoundly how changes would impact
EPA. Further research, however, could include all stakeholders, from youth to elderly, and
flush out the findings we have included here.

As we conclude, we would especially like to extend our
gratitude to the Promotoras of Nuestra Casa, whose
stories and sharing with us grounded and moved us to
research beyond what we had conceived of before. To
other community partners including Iliana Nicholas from
EPA Can Do, Keith Ogden from CLSEPA, and Doroteo
Garcia from El Comité de Vecinos del Lado Oeste – thank
you for sharing your expertise, your experience, and for
all the work you do for the EPA community. And finally, to
Nuestra Casa as a whole, to Miriam and Maria Paula, thank
you for the gift of learning and working with you.
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