
NolanGray:Howdy. I'mNolanGray, your friendly neighborhoodcityplanner, researchdirector at
California YIMBY, andoneof thenewco-leadson theMetropolitanAbundanceProject.Welcome
back to theAbundancePodcast. In this episode,wehavea very special guest, Jessica Trounstine.
Jessica is thecentennial chair andprofessor ofpolitical scienceatVanderbilt University. So recently
shewasherewith us inCalifornia atUCMerced. SheearnedaPhD inpolitical science from the
University ofCalifornia in SanDiego in 2004, and she's the author of oneofmy favoritebookson the
relationshipbetweenpolicy and segregated landusepatterns, SegregatedbyDesign: Local
Politics and Inequality in AmericanCities,which rightfullywonmoreawards than I can namehere.

Jessica's an academic advisor at theMetropolitanAbundanceProject, sowe're incredibly happy to
bechattingwith her. In this episode,we talk about the relationshipbetween zoning, public
investment, and segregation, andwe talk about someof the things that arebeingdone tohopefully
fix that. As always, please like, subscribe, leaveacomment.Of course, full transcriptsof every single
episodeare availableonourwebsite, that'smetroabundance.org,metroabundance.org. Andbe
sure to followusonall socialmediaplatforms. Youcan seenotonly futureepisodesof the
AbundancePodcast, but also someof the researchwork, blogging, andmappingwork thatwe're up
to.With that onto the show.

NedResniko�: So Jessica Trounstine, thanks for joiningus.

Jessica Trounstine: Thanks for havingme.

NedResniko�: I thoughtmaybe Iwould startwith just a sort ofdesign featureof your book,
SegregationbyDesign,which is - I finished reading it lastweek - it's a fantasticbook, kindof long
overdue reading. Imean, it's generally a fairly denseworkofpolitical science. There are actual
equations in here. But it starts in apretty surprisingway,which is that thefirst little section is a comic
book. And so Iwaswondering if youcould tellmea little bit about thegenesis of that andwhat you
were accomplishingwith that.

Jessica Trounstine: Absolutely. It's a fun story. I hada friend, Iwas living inMercedat the time, and I
hada friendwhowasanartist, andwas interested in communicatingart di�erently andgetting into
this ideaof communicatingdi�cult, complicatedacademic ideas throughart, there's a longhistory
of this obviously, but hewanted to try his handat it, start seeinghowhecould fit into this genre. And
so I said,well, I do spatialwork, right? It has a lot of features that seem like it could lend itself to visual
representation. Sowestarted talkingandweagreed that itmightbecool to try tomakea six-image
comicof thebook. I had just finishedwriting thebook,wasn't under contract yet, but I had thebasic
storydown.

Andhe said, "Okay, let's start."Wemet at Starbucks andwesatdownandhe said, "Okay, thefirst
thing you'regoing todo iswrite aone-page summaryof thebook, and then I'll draw it and thenwe'll
work from there." So I did that. I wrote aone-page summaryof thebook, and thenhedrew it andwe
met again, andweboth lookedat eachother and said, "This is just asboringas thebook. This is not
going tohelp anybody." This is not communicating in theway thatwewanted it tobe
communicated.



Andsowespent a long time trying tofigureoutwhymysummaryof thebookwasnot
communicating the kindsof ideas that he thought I shouldbecommunicatingand that Iwanted to
communicate. Andwhat he said tomewas, "Youneedsomepeople andyouneeda story." And I just
said, "Oh,what? I'manacademic, I studydata and I havedata sets. I don't studypeople." Andhe
said, "No, youhave tofindpeople here in this story,whoyoucan tell this through." Andhehadsome
ideas andhe said, "Gohomeandsit downandwrite a story, and itwill come to you, and then you'll
write andwrite andwrite andwrite. And thenwhenyou'redone,when you feel like you'vewritten
what youcan,we'll try again."

And that'swhatwedid. And then I cameupwith thesecharacters. Hewasexactly right. I needed
people tobe trying toengage in their everyday lives through the lensof segregationbydesign. So
when I invented thesecharacterswhowere just a normal couple looking for housing, it started to feel
exactly likewhat Iwanted it tobe, this is how, as individuals,weexperience segregation -often in
searchof housing. You sort of notice theneighborhoodaroundyou, but youdon't understandhow
it's embedded in a larger structure. And I hadwritten the real estate agent as thepersonwhowas
really telling that academic storyof segregationbydesign in this comic,which I hadmixed feelings
about. I havehad somenot-great experiencesbeing racially steered. I havehadexperienceswith
the real estate industry thatwere notpositive formepersonally.

So itwas sort of funny that theperson in thebookwho tellsmy story is the real estate agent. And I
brought it back tomy friendDerek andhedrew it, and it blewbothofourminds. And itwas somuch
work, andmonths andmonthsof findingall of these little details of figuringout how thesepeople
might communicatewith eachother. Andwhatwould happen isDerekwouldget excitedandhe
woulddrawapicture and then Iwould say, "Oh, no, no, that's not, that's taking it too far. That's
makingaclaim thebookcan't substantiate." And then Iwouldwrite somethingandhewould say,
"That's the academic jargon. Youneed togoback to thedrawingboard, say itmoreclearly,write the
voicesof thesepeople." Soagain, it tookus about 10monthsor so todevelop thecomic.

Andwhat I thought Iwasgoing todowasmakeawebsite. So I thought Iwasgoing tohave thebook,
and then Iwasgoing tohavea link somewhere in thebook thatwasgoing topoint people to a
websitewhere theycould find thecomic andmaybe learn about their community. I hadall these
di�erent ideasofways thatwecouldbringpeople into the storyof SegregationbyDesign. And Iwas
chatting about thiswithmyeditor and she said, "I think you shouldput it in thebook." Andagain,my
mindwasblown, "What?Put it in thebook? In theacademicbook?" And she said, "Yeah, it's just
pictures, right?Well, just start thebookwith it." And itwas sogreat and thewholeprocessof
collaborationwas sogreat. And then thecoverwasdrawnby the sameartist, and that alsowasa
battle. SoCambridgehadnever publishedanythingbut aboringcoverwith a yellowandbeige title
that like, block letters said thenameof thebook. Yeah, exactly.

NedResniko�: Yeah. For the record-

NolanGray:Goodbook.But thedesign is a little bit uninspired, Iwould say.

Jessica Trounstine: Yeah.



NedResniko�: For the record, I do like thenormalCambridgeUniversity pressdesigns, but I do think
that this suits thebook reallywell.

Jessica Trounstine: And that ultimatelywas a setof conversationswith a varietyofdi�erentpeople at
Cambridge,myeditor, thepublicist, people coming together anddeciding that thiswas a story that
couldbe told in a slightly di�erentway. And so there are a lot ofgreatpeoplewho Iworkedwithwho
hadgreat ideas thatmade this all happen.

NedResniko�: That's great. And for thosewhohaven't read thebook, the initial chapter is about a
youngcouple, I think thewife is pregnant and they're kindof lookingarounddi�erent
neighborhoods. And the realtorwhogrewup inoneof theseneighborhoods is sort of explaining the
political institutional process that led to theseneighborhoodsbeing theway they are andbeing so
intensely segregated. And Iwould say to listenerswhoareout there,whoaremaybea little bit
intimidatedbyacademic literature, don't knowhow to interpret p-valuesorwhatever, youcould still
read this first sectionof it and I thinkget a lot ofwhat thebook is about.

Andget it from the sort ofmicroperspective,which is, Imean, Iwant to talk a little bitmore about the
overarching thesis in a second, butone thing that struckmeabout thedi�erencebetween the
comic anda lot ofwhat you're talkingabout in the rest of thebook is then the rest of thebook, you
arediving into this decades-longprocess that ismaybenot especially visible to thepeoplewhoare
beinga�ectedby it, evenas it is just deeply, deeply shaping the textureof their lives.

Jessica Trounstine: Right. And thatwasgettingmymindaroundhowan individual accesses
segregated spaceswas important formyowndevelopment,myownunderstandingof segregation.
And that'swhy itwas suchapowerful process toengage in. And just soeveryoneknows, thecomic is
downloadableonmywebsite, so youcanfind it for free, youcandownload it, it's in color on the
website, and it's available for everyone.

NedResniko�: Andwhat's theURL?

Jessica Trounstine:Okay. It's aGoogle sites, and so I alwaysget thenameof itwrong, but-

NolanGray: It'll be in the shownotes. Yeah.

Jessica Trounstine:Okay, good.

NolanGray: So Jessica,whydon'twe just dive in a little bit? So, okay. I think a lot of folks havebeen
thinkingabout this issuecertainly in recent years, probably to amuchgreater extent in the aftermath
of themurder ofGeorgeFloydandother incidents,when you'rewriting thebook, sogood timing. If
you knowwhat thenext big issue is going tobe, you should let the listeners know.But I thinkother
folksmightbeencountering this and thinking, okay, segregation, bigproblem inAmerican history.
Weused todosome really, really bad things, butwepassed theFair HousingAct in 1968, andcome
on, didn'twekindof solve this issue?Whatdoes the typical Americancity look likewhenwe talk
about segregation today?Havewemadeprogress?Where areweat?



Jessica Trounstine: I think there are acoupleofdi�erentways toanswer this question, but onepiece
of thepuzzle is to saywehavemadeprogress. And I think it's important to recognize that, it's
important to acknowledge that our cities havechangedand thatweare amuchmorediverse nation
thanwewereeven20years ago. Andmanyofour neighborhoodsaremuchmorediverse than they
wereeven20years ago. That said,we remain adeeply segregatednation. Segregationoccurs at
multiple spatial scales, and I'mhappy to talkmoreaboutwhat Imeanby that, but I'll just start, the
short version is youcanbe segregatedblockbyblock,which is like thenext blockover, people look
di�erent frommeor earndi�erent incomes thanme.Or youcouldbe segregatedneighborhoodby
neighborhood. That's like you think to yourself, oh, across town, that's adi�erent kindof
neighborhood, that's di�erent kindsofpeople live there, there's di�erent kindsof housing there.

Orwecanbe segregatedcitybycity. Andyoumight think to yourself, oh, those suburbs are so
di�erent, or there's onearea that's 40minutes away that's really fancy. So there aredi�erent spatial
scalesof segregation. And thehistory in America is that our spatial scaleof segregationgrewover
time.Webecamemoreandmore segregatedbetween larger and larger tractsof land thatbecame
very sticky starting in the 1980s. Soour spatial scale has remainedbasically the samesince the '80s,
which is that segregationbetweencities hasgrown tobeamore important kindof segregation than
segregationevenbetweenneighborhoods. And so that'swhyeven thoughwe'vebecomemore
diverse andyoucanpoint to verydiverse neighborhoods, even though thosechangeshave
occurred,we remain a very segregatednationbecausewehave thesedi�erent kindsof
segregation that get locked inplaceby the landusechoices thatwemakeover time.

NedResniko�: Yeah. Let's talk a little bit about that processbecauseoneof the things I think is
illuminatingboth about this andabout your previouswork, your previousbook, is that youdon't
envision theseprocesses asbeing static. It's not like, I think sometimes the story, thoseof uswho
have read theColor of Lawor someof theother literatureon segregation sometimes tell ourselves,
is there still a storyof segregationgot locked in andnow it's persisting, but it's not evolving, andyou
see landusepatterns andpolitical institutions asmuchmoredynamic than that. Socould you talk a
little bit about the sort of history you tell, the trajectoryof segregation, not just spatially butwhat
toolswerebeingused tomaintain segregation atdi�erentpoints inUShistory?

Jessica Trounstine: I should start by saying,when I startedwriting this book, I thought, I'mgoing to
start, I'mgoing towrite a historical bookabout segregation, and I'mgoing to startwayback in the
1960sbefore theFair HousingAct. And so I started in the 1960sand it became immediately clear that
everything Iwas findingwasalready inplace. Iwas like, "Okay, so I'll goback 10more years." So I
wentback to the '50s, andagain, I kept having togoback in timebecauseeverythingwasdrivenby
what hadcomebefore. So I threwupmyhandsand I said, "Okay, I'mgoing to start as early as I can
getdata. I'll start in 1890before theUnitedStatesbecameurbanizedat all. And then I'll trace the
patternsof thepopulationover time." So thebook starts in 1890, andexactly as you said,Ned, I try to
becareful to understand thepatternsof segregation and thegovernment action that generates
segregation atdi�erentpoints in timebecause it doeschangeover time.

And it changeswith the spatial scaleof segregation. It changeswith the social context. It changes
withwhat individualswhoarepowerful in thepolitical system feel that theywantoutof their city
government. And that's the story I'm telling is thecity government, although the state and federal



governments alsoplay a roleof course in thepatternsof segregation, butmy story is aboutwhat's
goingonat the local level. So in theearly periodof theearly 1900s, a lot of segregationwasdriven in
theprivatemarket. Peopleweremakingchoices aboutwhere to live, and therewasa lot of activity in
thebanking industry, in the real estate industry, in theprivatemarket that drove segregationpatterns
in theearly 1900s.Citiesdon't start getting into landuse regulation until about 1915.

There's somedebateover exactlywhat they'redoingandwhen they'redoing it, and then it doesn't
really takeo�, landuse regulationdoesn't really takeo�until the 1920s. And so there's this sort of
longperiodwhen segregationpatterns arebecomingembedded in citiesbecauseofwhat choices
people aremaking.City governmentsget involvedbyeventually protecting single-family
neighborhoods,white single-family neighborhoods in certainwaysover time. And theydo this
throughdecisions aboutwhere toput roads, theydo this in decisions aboutwhere toputpublic
housing, and thennot until the 1970s, andeven in someplaces later than that, do you seemassive
changes in landuse regulationbecoming thepredominantmechanismbywhich segregation then
becomes stuck inplace, and it becomes stuck inplaceby landuse regulations starting in the 1970s
and '80s. And that's basicallywherewe're at today.

NolanGray: Yeah.Well, let's stepbacka little bit because I thinkone sort ofmaybearmchair theory
ofwhat's goingon is,well,maybe this is just people's preference.Maybepeoplewant to live in a
neighborhoodwithother peoplewho look like them, andmaybe that's slightly stronger forwhites
andBlacks, butmaybe that's explaining theoverall patterns.

Jessica Trounstine: Yeah. And I think that's a very attractiveexplanationbecause then there's no fault.
But youhave toask yourself, is it true thatpeoplewhoare inpovertywant to live in neighborhoods
where the streets are crumblingand the sidewalks are crackedand the sewersdon'twork and there
are noparksor swings that are functional and thewater is cruddy? Theanswer has tobeno. The
answer has tobe that somepeoplewould like to live in nice neighborhoods that theycan't, for some
setof reasons. And so if you think about, if youunderstand that segregationpatterns arepurposeful
and they aredrivenby thepeoplewhobenefit fromsegregation, youbegin to understand that it
can't possibly bepreferencesbecause there's awhole set ofpeoplewhosu�er under the scheme
of segregation thatwouldmuch rather have their childrengo togoodschools andbeable towalk
down the street at night andbesafe fromcrime. Lots and lotsofpeopledonot have those
opportunitiesbecause segregation hascreated this larger structure thatdoes verymuch sobenefit
certainmembersof thepopulation.

NedResniko�: Sowhat in your view is thepurposeof segregation?Because this is oneof theparts
of your book that I found really... It was articulated in away that I hadn't heard it articulatedbefore,
but I immediately thought, oh yeah, thatmakes a lot of sense. Socould you talk a little bit aboutwhat
thebenefit is of segregation to thepeopleperpetuating it?

Jessica Trounstine: Yeah, absolutely. So there are twomainbenefits that I concentrateon. Theremay
bemore, but theones that I think about a lot are, one: stability or even increasingproperty value. So
thewealth that youownas an individual because your property hasbecomemore valuable, is better
maintained forwhitemembersof society in a segregated society. Alongside thoseproperty values
arewhat are known inpolitical scienceaspublic goods. Andyoucan just thinkof that as thebenefits



that governmentsprovide. Soat the local level, this is things like schools, cleanwater, and safe
streets. Theargument that Imake is that it's easier tomaintain high levels of thosegovernment
benefits, thosepublic goods forwhitewealthy residentswhen segregation is in place.

Thegoal of segregation is tomake it easier to concentrate thosebenefitson your community for
your family andyour smaller neighborhood. And if it's at theexpenseof someoneelse, that's not a
concern for the individuals or thegroups that areengaging in the segregatingpatterns, right?
Schools are theeasiestway to think about this, right? If you segregatechildrenwhocome fromhigh
socioeconomicbackgrounds, fromchildrenwhocome from lowsocioeconomic status
backgrounds, it is easier for the high socioeconomic status children tohaveabetter educational
environment, that is higher achieving, that hasmore resources, that has access to awhole varietyof
di�erent kindsof resourceswhen segregation is in place.

NedResniko�: Yeah. Itmademe thinkof this other concept that I think comesupsometimes in
political scienceor amongpolitical theorists of herrenvolkdemocracy. Andyoukindofget at this a
little bitwith the Ta-Nehisi Coatesquote that serves as your epigram,but it's like spatial segregation
theUnitedStates has historically, and I think continues tobea largeextent thiswayof essentially
creatinga formofquasi-social democracy for oneparticular classofpeople anda sort ofmuch
weaker safety net for another classofpeople.

Jessica Trounstine: That's right. Andagain, schools are an instructiveway to think about this.Oneof
theconsequencesof integratingpublic schools, particularly in theSouthwhere I live now, is thatwe
sawan immediatemassive increase inprivate school enrollment. And soexactly as you're
suggesting,Ned, the idea thatwecouldcreate through segregation, a sort of socialwelfare system,
a small safety net for a set ofpeoplewho look likemeorwhocome frommybackgroundwas the
goal. And thenwhen thatgets threatenedbyahigher level of government, say, forcing integration
on that community,manypeople choose to remove themselves from thatpublic community and
put their children, put their dollars into another kindof segregated space likeprivate school or
privatepools.

Pools are another excellent exampleof this, right?Weused tohavemany,manypublic swimming
pools in theSouth, andwhenpublic swimmingpoolsbecame integratedalong racial lines in the
South,we sawmassivedevelopmentofprivate swimmingpools, swim racket clubs, anda varietyof
other kindsofwaysofpeoplepulling their dollars and their personhoodoutof thosepublic spaces
andwalling themo� inotherways.

NedResniko�: Right. That's sort of thewholeHeatherMcGhee thing too, thepublic swimmingpool
gettingfilled in. Imean, I didwant to talk about educationbrieflybecauseobviously in theSouth, as
you said, a lot of it is aboutprivate schooling, but I used toworkonK-12educationpolicy for the
stateofCalifornia.Oneof thebig light bulbmoments formeearly on inworkingon thatwas noticing
thatCalifornia has roughly twiceasmany school districts as it has incorporatedcities. And so that's
anotherway to just kindof secede fromsort of integratedpublic school regime.

Jessica Trounstine: Exactly. Exactly right. And I grewup inSan Jose,California,which has abazillion
school districts, I don't know, fiveor something that cover piecesof theCityof San Jose. And this is



exactly right. Soas thecity of San Josegrew,di�erent neighborhoods felt threatenedby the
changingdemographicsof that city.Oneway toensure that thedemographicsof your school don't
change is tocreate your own insular school district. And theSouth has a verydi�erent history. Kevin
Cruz has told someof this history. There arequite a fewdi�erentbooks that tell this history. But in the
South,many school districts are countywide.Myunderstandingof this - this is notmywork, this is
drawingonother people'swork -myunderstandingof theexplanationof this is thatmany school
districts in theSouthwanted toprovideas fewblack-serving schools aspossible. So theywould
provideasmanywhite-serving schools as needed.But the requirement, theconstitutional, the legal
requirementby theSupremeCourtwas that youhad toprovide separatebut equal education, and
so...

Youhad toprovide separatebut equal education. So thatmeantproviding schooling forBlack
children aswell.Well, if youmakeyour school district county-wide, thecounty-wide school district
candecide tohaveoneormaybe twoBlackelementary schoolswhere theremightbe50White
elementary schools. The large footprint of those southern school districts thenonce integration
became the lawunder the injunctions followingBrownv. Boardof Educationmeant that itwas very
di�cult to separate the school districts as theydid inCalifornia. So something thatwasdrivenby
itself, a racist intent tocreate theminimal numberofpossible schools forBlackchildren,made it very
di�cult for those school districts then toavoid integration,which iswhyprivate schoolingbecame
thepattern that ismorepredominant in the south.

NolanGray: Soaquestionon this, andmaybe thedistinctiondoesn'tmatter, but Iwonder towhat
extent are the racially disparate impacts and things like landuse regulation and toa lesser extent or
greater extentwithpublic goods, is that downstreamofclass animosities, or is that separate?How
do these interact?

Jessica Trounstine: In theUnitedStates, racial division has alwaysbeenamorepowerful dividing line
thanclassdivision. There are lotsofpiecesof evidenceof this, but it has alwaysbeeneasier to
create across-classWhite coalition than it hasbeen tocreate aclass-separatedcoalitionof
lower-incomewhites andpeopleof color versus a higher-incomepredominantlyWhite coalition.
And thehistoryof slavery is the reason for that, right? That lower-incomeWhites have felt that their
futures and their best chanceofmovingup in theworld is to hitch their coalition tootherWhite
membersof society rather than hitching their future toother low-incomemembersof society.

So, racial divisions andclassdivisions, they'reobviously tightly connected, andWhitemembersof
society in theUnitedStates havemorewealth and income thanpeopleof color do.However, the
racial divisions in theUnitedStates havealwaysbeenamorepowerful driver of these kindsof spatial
decisions at the local level thanclassdecisions havebeen.Classdecisions are important too. I don't
want tominimize that, right?Manypeople in theUnitedStates are veryopposed tohaving renters in
their neighborhood, veryopposed tohavingapartment complexes in their neighborhood. It's not to
say thatwedon't haveclassdivision in theUnitedStates, it's just that racial division is aneasier flame
to fan in theUnitedStates.

NedResniko�: And the fear of renters in the neighborhoodor a�ordable housing in the
neighborhood is often just aproxy for race too, right?



Jessica Trounstine: That's right, and theway inwhich, in themindsofAmericans, poverty hasbeen
linked topeopleof color hasbeena very longandslowprocess that gets reinforcedover time. And
at this point, it's extremelydi�cult tobreak that relationship thatpeople automatically think about.

NolanGray: Yeah. Iwas just reading some researchon this becausewe're trying todomore
investigation into this investor-ownedhomesphenomenon. And I'mon theonehand, very
sympathetic to folkswhoareconcernedof, "Hey, they're absorbinga lot of the supply."On theother
hand,weknow that,well, when youban this,mostlywhat happens is that there's not anymeaningful
shift in overall housinga�ordability. Homeprices fall and rents slightly increase, but themost robust
finding is that neighborhoods just get lessdiverse. So lower-income,predominantlyBlack and
Brownhouseholds thatmight nototherwisequalify for a conventionalmortgage suddenly no longer
havea rental opportunity in someof thoseneighborhoods. And Iwaswondering towhat extent that
seems tobedriving the incredible salienceof this issue, that there's a little bit of aBaptist and
bootlegger coalition hereofpeoplewhoare like, "I want tobeable tobuyahome." And thenpeople
whoare like, "Yeah, and I don'twant any renters inmyneighborhood."

Jessica Trounstine: Andpeopledon'twant to view themselvesor view their own viewsasbeing racist
or classist. Sowe invent lotsof stories thatwe tell ourselves, "Well, what I really don'twant is the
parking. I don'twantmyparking tobe infringedupon," or, "I would really love that apartment
complex if only itwere 100%a�ordable housingotherwise I just can't supportmarket-rate housing
becausewho'sgoing tomove inbutother peoplewhocouldpaymarket rate. Sowe just don't need
that." Sopeoplewill tell themselves, "Thedevelopers are theoneswhoaregoing tomake the
money," or, "This is going togentrify the neighborhood."

Soyouget thesecompletely conflicting stories, "This is going togentrifymyneighborhoodandmy
property values aregoing todrop,"whichcan't bothbe true. Those things are in conflict, butpeople
are connected to their neighborhoodand thecharacter of their neighborhoodandwill oftencreate
a setof stories, a set of arguments that allow themto feel comfortableopposinga varietyof
di�erent kindsof changes in their landuseenvironment.

NedResniko�: Soyou talkedabout the twosidesof this issuebeingproperty valueson theone
handandpublic goodson theother. Let's talk aboutproperty values a little bit because, in several
previousepisodes,we'vediscussed thehomevoter hypothesis andhowmuchcredence togive it.
Reading your book, Iwas thinkingabout this and thinking I could seeanargument for the homevoter
hypothesis, this idea thatNIMBYism is aboutprotecting the valueofone's home ismore salient at a
timewhen federal policy andalso all theseprivate actors, real estate agents and so forth,were all
engaging inpretty explicit racist devaluingofproperty values inBlack and integrated
neighborhoods.

Iwonder howyou think about that now thoughbecause it does seem likemore recently the home
voter hypothesismightbe less salient or that itmightbeeither basedonamisunderstandingor
peoplewhoare actingas homevotersmight eithermisunderstand thee�ectonproperty values
thatmore rental ormultifamily housing in their neighborhoodswould have, or that, again, property
values is thismorepolitically, socially palatable thing to say rather than, "I want to live in an all-White
neighborhood?"



Jessica Trounstine: I think all of those things are true. Sowehave somenewwork, this is notwork
donebyme,butworkby somevery smart friendsofmine that generally shows thatpeople are
pretty confusedabout howhousingmarketswork anddon't haveaclear senseofwhat
development is going todo to their community other than it's going to lookdi�erent. So someof
this is just a knee-jerk reaction to, "I live in theplace I live. I chose theplace I livebecause I liked it, and
I don'twant it tobeanydi�erent. And it's not that I chose it for all theWhite neighbors, but it just
happens tohaveallWhite neighbors." So I think for individuals, it's verydi�cult todisentangle these
things. Anda lot of it is aprotectionof someamorphouscharacter.

I have tried in a lot ofdi�erent experimental settings, di�erentwaysof trickingpeople into saying
things tounbundle theseattitudes and I can't do it. They all seem tobe tied together inways that
maybe 100yearsofpopular culture have taught us how to think about these things together, that
your picket fencegoeswith acertain kindof house that goeswith acertain kindof future for your
children. Andall of those things are connectedandyoudon'twant it to lookdi�erent. And there are
other parts of theworldwhere success isn't linked to this imageof neighborhoods in the sameway
that it is in theUnitedStates. Andagain, our historywith slavery is profoundandhas shaped these
kindsofdecisions from thebeginning. So I'mnot sure thatwecandisentangle it, but I do think that
the homevoter hypothesis in somewaysgives homeowners... It assumes that they understandmore
than they actually do.

NolanGray: So, let's getback to thebeginninga little bit. I think there are certainly greatdiscussions
here.What chapter is it?Chapter four.On someof theearly relationships,whatweknowabout the
early adoptionof zoningand segregation. So, I think regular listeners to the showknowmyviewson
this, but there's a standardnarrative around zoningof, "Oh,wehad to keep factoriesoutof
single-family neighborhoodsandwehad to keepoil refineries away frompreschools." But I think
you tell a verydi�erent story aboutwhat'smotivating zoningandespecially someof the shocking
findings about the long-term impactsonpatternsof integration as a result. Doyouwant to unpacka
little bit aboutwhatweknowabout early zoningand theobjectives?

Jessica Trounstine: Sure. Therewasa time inAmerican historywhen youcould, itwas abrief time, but
where youcouldcreate a zoningmap that said, "I'mgoing toput housingonly forWhitepeople in
this part of thecity, and I'mgoing toput housingonly for peopleof color in this part of thecity." In
thoseearly racially zonedmaps, the higher density zoningwasassociatedwith theparts of the
community thatwere reserved for peopleof color. The single-family zoningwas reserved for the
Whiteparts of thecommunity. And there's all thesegreat examplesof thesemaps thatwerecreated
before theSupremeCourt ruling racial zoningunconstitutional, that literally have, "This is theBlack
part of town, this is theWhitepart of town. This is the high-density part of town, this is the
low-density part of town."

And thenonce theSupremeCourt ruled racial zoningunconstitutional in 1917, they just erased the
parts that saidWhite andpeopleof color, but they left thedensity designations. Thehigh-density
and the low-density designationswereperfectly acceptable. So that'swhat remained. Thehistory
of adopting thesecomprehensive zoningmaps that showedwhatparts of thecityweregoing tobe
zoned industrial, light industrial, single-family zones, andhigher density zonesbecameextremely
widespread starting after theprohibitionon racial zoning. They really started toget adopted in the



1920safter the federal governmentproduceda standard zoning setofguidelines.What I find is that
cities thatwereearly adoptersof comprehensive zoningplansendupbecomingmuchmore
segregatedalong raceandclass lines50, 60, 70years later.

So thosemaps,what I argue, are really stuck inplace theneighborhoods that existedat the time,
whichweredrivenbyexplicit racist sentiment. So that'swhat a zoningmaphas thepower todo -- it
sticks inplace something thatwascreated for aparticular purpose, in this case, separatingWhite
neighborhoods fromBlack neighborhoods. Andover time, that doesn't changea lot becauseour
housing stockchanges very slowly. So landuse regulations have thepower just like historic overlays
or preservationofopen space, all kindsof landuse regulations thatprevent change in thehousing
stockhave thepower topreservedecisions thatweremademanydecadesago thatweremade
with racist intent.

NolanGray: It's a really powerful point. I think it's Atlantawhere itwas literallyWhite andBlack
districtsbecameR-1 andR-2, and that's still broadly thecode that Atlantaoperates under,which I
thinkmostAtlantanswould-

Jessica Trounstine: That's right. Baltimore aswell. Yeah.

NolanGray: Yeah. So thatwasBuchanan v.Warley. But a secondpoint on this,mostofmy research
now is lookingat LA. Andwhat you see in LAand in somanyother cities is beginning in the 1960s,
there's this greatdissertationbyAndrewWhittemoreon just thedramaticdown-zonings that
happened in the60sand70s. And it's apowerful point that is like, "Well, if you're happywith housing
integration and segregationpatterns as theyexisted in 1959, cool. Yeah, youdon'twant anything in a
place like LA tochange, but if you're awareof that history andunhappywith the valuesembedded in
that patternofgrowth, you shouldbe fairly open to someof these rules changing radically."

Maybe this leads tomynextquestion. Something that I finddi�cult is that youhavea lot ofpeople
whose stated values are verymuchnot reflectiveofour current landusepolicy, right? Inmybook,
whichdrawsheavily on yourwork, I haveapictureof the front yardof anAustin homeand it's got the
all arewelcomehere yard sign, right? Very nice sentiment. Nothingwrongwith that. And then right
next to it is the yard signopposing zoning reforms. AndAustin is a citywhere they're still explicitly
referring toBlack neighborhoodsandcompplans through the80s. This is the lifetimeofmost
people listening to this podcastpotentially. But howdoyoumake senseof that tension andwhat
changespeople'sminds?Dowehaveanyevidenceeitherwayon this?

Jessica Trounstine: I'mgoing togive awa�e-y sort of answerbecausewedon't havea really good
senseof this in political science. And I think yourwork is pushingus a lot to think about it better. And
I'mworkingonanewproject, trying tounderstand theway that thesefissuresendupmappingonto
eachother. But in theUnitedStates currently, our liberal-conservative spectrumhasbecomepretty
well sorted so thatpeople understandwhat itmeans tohaveacertain set ofperspectives that go
together ondiversity, equity, inclusiveness, andpolicebrutality, and thatpublic opinion sort ofmaps
fairlywell right nowontopolitical parties aswell, Democrats versusRepublicans.

Theproblem is that landuseandhowpeople think about their neighborhoodsdon'tmapsuper
neatly onto thosedivisions. Soa lot of this is that peopledon't understandhow landuse regulations



canproduce the kindof unequal outcomes that theydon't like. So it's complicated. It's hard to
understand this. Andcomplex technical issues like landuse regulationbecomeeasier for people to
understandwhen theyget elevated toahigh level of conversation, particularly at the federal level.
And that's notwherewehavedebates about landuse regulation. There are a fewexceptions to this,
but for themostpart,wedon't have landuse regulationsdebateswhenpresidents are talkingabout
their issues.

Soa lot of this is just sort ofmuddled thinkingon it andan inability toconnect howa technical policy
decisionwould a�ect a long-termpatternof inequality or inaccessibility that theydon't like. Another
pieceof this is that Iwant tobecareful how I say this, evenpeoplewhoare very supportiveof
equality, diversity, and inclusiveness in the abstract often arewilling todoa lot toprotect the
choices andadvantages for their own family. And that is hard. In someways,wehave to say to
people, "Yes, your housing valuemaynotgrowasquickly ifwedensify this neighborhood." And that,
topeople, can feel like a loss. Andweknow frompsychology research that loss is apowerful,
powerfulmotivator ofpolitical action.

NedResniko�: As someonewhogrewup inConnecticut andnow lives in theBayArea, I think youput
that extremelydiplomatically. I wanted to turn a little bit back to thepublic services conversation
because there's a verywell-designedstudy in thebook that I thoughtwas absolutely fascinating
about sewer systems, segregation, and sewer systems.

We talkedabout schools, but this is anevenmore, I think, stark illustrationof how residential landuse
patterns are away to restrict access tocertainpublic resources andprovideother peoplewith the
full benefitof them.Socould you tell us a little bit aboutwhat youwere looking for in that studyand
what you found?

Jessica Trounstine: There are acoupleofdi�erentways that sewers come into this book. And I
startedworkingon sewers as away to think aboutpublic benefitswhen Iwaswritingmyfirst book,
whichwasmydissertation. And Iwasdoing some interviews inSan Jose, and Imet amanwhohad
beenaworker for theSan JosePublicWorks for several decades. Andheconvincedme that sewers
werewhere I needed to look, andunderstanding theplacementof sewers, howpeoplegot access
tocleanwater and sewers aswell as experiencing seweroverflows,wasgoing togivemea lot of
insight intowhohadpower andwhogotwhat theywanted in neighborhoods. So I haveonepieceof
analysis in segregationbydesignwhere I look atwater chlorination in various neighborhoods, and
that's sort of apieceof this.

And then I look in another pieceaboutwhere sewer linesget laid andwhere newsewer linesget laid.
Andoneof the inspirations for this is to understand that youcanput a school in any neighborhood,
but youcan't just put a sewer in any neighborhood. It has tobeconnected toother sewers in order
for it tobe functional. Sooneof theways to study this is to understandwhere newsewer linesget
laid andwhobenefits from thosenewsewer lines. And if your city is segregated, it's amucheasier
task toonly lay sewer lines in theWhite neighborhoodsand todenyaccess to theBlack
neighborhoods to sewers. If your city is very integrated, everybodygets access to the sewers.



Other scholars havewritten about this, but that's onepieceof evidence thatpublic benefits are
mucheasier todeliver in a concentratedway if youhave segregationpatterns. The lastway that
sewers come into the story iswhen I lookat howseweroverflows lookdi�erent in segregated versus
not segregatedcities, and this is a later part of thebookwhere I'm trying tounderstandwhat are the
negative consequences for all of us, for everyone,whenwehave segregatedcommunities?Oneof
theconsequencesof segregation is that communities tend tounder-invest in their public goods. So
more segregatedcommunities endupwithmore seweroverflowsbecause they are unwilling to
communally expand the sewer capacitywhen it's needed.

NolanGray: I think this is an important part of the story. It's not just amatter of, "Well, these rules and
regulations combinedwithprejudices haveus all living segregated. And that's just nowvery nice."
It's yougetpoororBlack neighborhoodsand thenpublic services can just be significantly lower
quality, disinvested, not havehigher humancapital residentswhoaregoing tomake sure that
services are upgraded. I hada student in a class I taught last semesterwhodid a researchpaperon
the relationshipbetween schools and landuse regulations. And thenumberonedeterminant of
where aperson sends their kids to school, even in a contextwhere they havepublic school choice,
so theycould theoretically send their kid to any school in thedistrict, is still, "What's theclosest
school?"

Sometimes there's additional funding for transportation, but sometimes there's not. Andeven if
there is, that's aburdenon the kid. And the research kindof suggests that it's all verywell andgood if
you say, "We'll let youbus across town to thegoodschool, but no,we're notgoing to let youbuild
any newhousing, especially housing that's inherently a�ordable near that school." And I think youdo
a really, really good jobof teasingout the implicationof segregatedpatternsof housing in thebook.

Jessica Trounstine: Thanks. Youmentionedsomething that I think is another important pieceof this is
that it's cyclical, right? LA is agreat versionof thiswhere acitywill decide that they're... And LA
decided in theearly 1900s that theyweregoing topave some roadsand leave some roadsdirt,
right? Youonly have somuchpublic investment topave roads. Sowhat theydid in LA is, I'mgoing to
get thenamesof the roadswrong, but theypaved the roads startingdowntownout in Spokes and
thenendedbasically right at thedoorway toparts of town thatwere heavily Latino andparts of town
thatwere heavilyChinese. So thenwhat youhadwaspaved roads in theWhite neighborhoodsand
then the roads leadingup to theChineseandLatinoneighborhoods, and thendirt roads in the Latino
andChinese residential areas.

Andyou start thinking, "Okay,well, what is theconsequenceof havingdirt roads?" It's dirty. It's dusty
andmuddyandgross. So then you think to yourself, as apersonwho lived in LosAngeles in the 1910s,
"Thatpart of town is gross. I don'twant togo to thatpart of town. I don'twant to live in that part of
town," becauseof achoice that thecitymadenot topave those roads. Soagain, it becomes this
processofpart ofwhatpeople imagine tobe true about a neighborhood is createdby thechoices
that thecity government hasmade.

NolanGray: Someof the stu� that surprisedme, Iwasdoing research into the 1904LAordinance,
and theextent towhich it's explicitly like, "Weare trying togetChinese laundriesoutof residential-"



... likeweare trying togetChinese laundriesoutof residential neighborhoods, right?Because the
original 1904 residential district in LAdidn't distinguish amonghousing typologies, right?

Jessica Trounstine: Right.

NolanGray: Itwasmuchbroader than... Butwhen they say, "What industrial uses are theyconcerned
about?" There are someclassic nuisance industrial uses, like slaughterhouses andmines, and
famous... hadacheckcase. But just asoften, sameas inBerkeley, theother city thatwould adopt
single-family zoning in 1916, they're saying there are certain ethnicbusinesses thatwewant toget
out. They'reprovidingafire safety justification, but from thebeginning, they're not hiding theball,
maybe in theway thatwedo today. They're saying, "No, yeah, a specificethnicgroup ismoving into
theseneighborhoods, andwedon't like it."

Jessica Trounstine: Right. Yeah.Modestowas the leader of theChinese laundrybans.

NedResniko�: Thismightbeagoodsegueback to somethingwewere talkingabout near the
beginning,which is theway that the spatial level atwhich segregationoccurs hasevolved. Soduring
theperiod thatwewere just talkingabout, itwas very neighborhood-based. And thatwasbecause
of theway that cities themselvesweredenyingor extendingcertainprivileges tocertain
neighborhoods. Andalsoobviously the redliningmapsandeverything. But, youwrite about this
transition fromneighborhood-level segregation to segregationbymunicipal lines. So youmight
haveamore racially integratedcity, but the largermetro area, thecity andall thedi�erent suburbs, is
muchmore segregated.Could you talk a little bit about that transition andhow it occurred?

Jessica Trounstine: Yeah, absolutely. So it occurs in apostwarperiod. Andall of these things are
connected, and it's impossible to teaseoutoneparticular causal path. But I'll say the research
generally suggests suburbanization, sowhat Imeanby suburbanization is peoplemovingout from
thecentral city into incorporatedmunicipalities that are notpart of thecentral city. That process
occurs for a lot ofdi�erent reasons, largely having todowith theavailability of land, and the
availability of highwayaccessibility. Sophysically beingable tomoveoutof thecitybut still get back
towork in thecity, is underlinedby thedevelopmentof highways. Andhousing is cheaper.

Youcanget abigger houseas sort of your leave it tobeaver housewith thewhitepicket fenceanda
yard. Thatbecameavailable in the suburbs in thepostwarperiodbecauseof changes in thebuilding
market, like lotsofdi�erent. Butbecauseof restrictive covenants andhowbankswereengaging in
lendingat the time, theFHAand the federal guidelines aswell, itmeant that peoplewhomoved to
the suburbswhocouldmove to the suburbswere vastlymore likely tobewhite,middle, and
upper-income residents than thepeoplewhostayed in thecity.

And so immediately, as suburbsbegin togrow, they arewhiter andwealthier than thecities that
thosepeople leave. Andagain, there are a lot ofdi�erent reasons for this, but in theearly part of the
20thcentury, peoplewhohadmoneydidmoveaway from thecity center. Andany reading that you
doon thehistoryof cities,will lead you tounderstandhowdisgusting itwas, to live in thecity center
in a lot of theseoldcities, asNolanwas referencing right next to slaughterhouses andother gross
uses. Sowealthypeople have for a long timemovedaway from thecity center.What changedwas
whether or not city boundarieswere also following thosepeoplewhomovedout from thecity



center. That began to stop in themiddleof the20thcentury, socitiesbecamehemmed inby
municipalities that became incorporated in their outer underlying areas.

The suburbanization is thepolitical incorporationof theseouter underlyingcommunities. Andagain,
just like landuse regulation sticks inplaceearlier patterns, the incorporationof thesemunicipalities
sticks inplace theprocessof restrictive covenants that led them tobewhiter andwealthier in the
first place. Thebenefitofbeingan incorporatedmunicipality as a suburb is that nowyouhave full
control over your land-use regulations,which thenallmany suburbancommunities immediately
implementedmuchmore restrictive land-use regulations, preventinghigher density development,
preventing renting, preventingawholebunchofdi�erent things thatwenowunderstandare
correlatedwithpreserving segregationpatterns, becomeeasily adopted in the suburbs.

The last thing I'll sayon this is that it's an important point that I don'twrite toomuchabout in the
book, butmaybe for the future, is that there are really important political consequences to the level
of segregation that youhave.Whenyouhave segregation across neighborhoodswithin a city, it is
possible,maybenot likely, butpossible, for segregateddisadvantagedneighborhoods tomakea
claim to thecity government that they needbetter services, or to the school district that they need
better books and teachers.Onceyouhavepeople separatedacross school district linesor across
municipal lines, thepeople in thedisadvantagedcommunity havenopolitical powerover thepeople
whohave the resources andadvantagesoutsideof that community.

NedResniko�: Yeah, youhave some research that sort ofpoints in this direction too in thebook,
right?Because you talk aboutwhat happenswhencentral cities elect non-whitemayors.Could you
talk a little bit about that research?

Jessica Trounstine: Yeah, it's actually evena stepbefore that.Whenyou seepeopleof color running
for o�ce in central cities, youbegin to seeanxiousnesson thepart ofwhite residents. Andyou see
this in thequalitative research, but then in thequantitative research that I have in thebook.Whenyou
haveblackmayorsormayorsof color elected too�ce in central cities, combinedwith slightly
di�erent spendingpatterns in cities, you start to seehigher levels of expenditureonpolice in
particular,which is connectedwith amovementofwhite residents intoouter-lying suburban
communities.

NedResniko�: Yeah.My favorite example in theBayAreaof this sort of ridiculousdrawingof
municipal boundaries is thecity of Piedmont.Which is surroundedonall sidesby thecity ofOakland.
It looks likeVaticanCity, but onamap.

Jessica Trounstine: Andhasoneof themostpowerful historiesof restrictive covenants inCalifornia.
Becauseevery house inPiedmont, I believe, unlike someplaceswhere theremightbea
neighborhoodor a streetwhich is governedby restrictive covenants, Piedmontwaswholly covered.
Myunderstanding is at onepoint in time.

NedResniko�:Oh, I didn't know that. Imean, the thing that standsout tomeabout this, about
Piedmont that I think is also really illustrativeof your point aboutpolitical power, is oneof theways to
overcome this issueofpolitical power, is tomove some landusedecisions up to the state level
where youare representingeveryone in the state. And so in thecaseofPiedmont,when the state



toldPiedmont, "Youhave toplan formore a�ordable housing in your town, youhave tofindaplace
to zone for itwhere it's feasible tobuild," thecity of Piedmont tried toannexbackachunkof
Oakland that theycouldput all of the a�ordable housing in, insteadof findingaplace for itwithin
their existingcityboundaries.Which I just thoughtwas suchanamazing illustrationof thedynamic
that you'redescribinghere.

Jessica Trounstine: That's right. Andyou'll see inplaces likePiedmont, and I haven't lookedat the
map in awhile, but you'll see thatwhere theyput thea�ordable housingor thehigher density
housing, is right along theedgewhere it borders thecity that they are separated from.And so that's
a very commonpattern. AndEastMenloPark is the sameway. You see thesepatterns in lotsof
di�erentplaces.

NolanGray: The theme for this,we just did anepisodewithMeganKimball on urban freeways, and
shewrote anamazingnewbookonhow they're still expandingurban freeways in Texas. And the
themeof this series is going tobe,Wow,How is this Still Happening? I'malways atpains to stress
this, because I think a lot ofpeople hear this stu�and they're like, "Wow, yeah, some really bad stu�
happened in the 19th century. Somebadstu�happened in the '20s, somebadstu�happened in
the '60s. And it's like, for themostpart, thesepolicies haven'tmeaningfully changed. Imean,maybe
we're a little bitmore subtle aboutwhatwe're up tohere, but yeah, Piedmont, a city that probably I
would assumevotes supermajority progressive inmost federal elections, is here saying,well, we're
going todo thesecrazy legal shenanigans to avoidbuildingany a�ordable housing thatwouldbe
potentiallymajority-minority. Yeah.

Jessica Trounstine: There's at least oneBayAreacity, I'll have togobackand lookatmynoteson
whichone it is, but there's at least oneBayAreacitywhere the vastmajority ofparcels in thecity are
zonedagricultural. The reason is that it'smucheasier to implement a two-acreminimum lot sizeon
agricultural parcels than it is on anyother kindofparcel inCalifornia. And so I don'twant to say the
nameof thecity andget itwrong, but it's not agricultural. Youwon't findhorses andcows in this
place.

NedResniko�: I'm just going to takeawild uninformedguess here andassume that it's someplace
like LosGatosor Atherton. That soundsa little bit like their kindof thing.

Jessica Trounstine: Someplace like that.

NolanGray: Thiswascomingupdownhere in LA. I don't know if itwas in LAorBurbank, but there's
essentially a little horse ranch. And theopposition is "this newdevelopment is going to scare the
horses." Andyou're like, Imean, how terribly have you lost theplotwhen you'reopposing
mixed-incomehousingonbehalf of the hobbyofmaybea fewdozenextremelywealthypeople? I
mean, just get agrip. Sorry.

Jessica Trounstine: Thatwasgreat.

NolanGray: It pushedmea little bit too far.Well, I'mcurious. Imean, the landscape's changeda lot
since your bookcameout, I think inpart becauseof amazingwork likewhat you'vedone. Theredoes
seemtobea lotmoreawarenessof this issue, and I'mcurious,we think about this a lot atCalifornia



YIMBYaswell.What needs tohappenon this issue? Let's say you're apolicymaker or a sta�er
listening to this or evenaplanningpractitioner, and you're like, "Okay, Jessica, you totally convinced
me this is aproblem.Whatdoweneed todo?"

Jessica Trounstine: There are two things.Well,many things, but one is toconvincepeople that the
boogeymanof a40−story apartment complex isn't necessarilywhatwe're talkingabout here. So
like lot splits, quadplexes.Wecanhavea lot ofdi�erentways that our cities can lookwherewecan
makemeaningful changes thatwill producemorehousing formorepeople. Andanother pieceof
this is to figureoutwho thecoalition is in anyonecommunity. And it's going tobeadi�erent
coalition indi�erentplaces.

In somecommunities, people aregoing tobemotivatedbywanting tohouse, andmake sure that
their elderly residents and their children aregoing tobeable to live in thecommunity. In some
places, people aregoing tobemotivatedbywanting tomake sure that the serviceworkers aren't
commutinghours andhours. In somecommunities, they'regoing tobemotivatedbyan
environmental concern,wheredensity is theway tofight climatechange.Weneed togetpeopleo�
the roads,weneed tobringcommunities in,weneed tocreate transit-orientedcommunities, and
that's notgoing tobepossiblewithoutdensity. So, figuringoutwhoyour coalition is, in anyone
community, I think is anexcellent place to start. Andgettingpeople to understand the long-term
consequencesor thedownstreamconsequences, ofwhat seemed like sort of technical decisions, I
think canalsobe very helpful.

NolanGray: Imean, a keypart of the story thatwe'vebeen talkingabout so far is this issueof
metropolitan fragmentation, right?

Jessica Trounstine: Yeah.

NolanGray: Peoplewentout, incorporatednewsuburbs, and then immediately pulledup the ladder
andadoptedexclusionary zoning. InCalifornia, as I'm sure youknow,we'vebeenmakinge�orts at
thiswith fair sharemechanisms. You talk a little bit aboutCherryHill andCamden inNew Jersey,
which hasMount Laurel. Howmuch thoughtdoyouput in that andwhat, if anything seems towork
there?

Jessica Trounstine: Sowhat hasworked inmyview inCalifornia, is thebuilder's remedy. Soyouneed
ahammer in someplaces.Moving thedebate up toahigher level of government canbevery
e�ective. That's notgoing tobee�ectiveeverywhere, because theconstellationof voices at the
higher level of governmentmaynotbe the right coalition. But inCalifornia, it seems tobe, and inmy
view, themechanism that hasbeen threateningcommunities hasbeen thebuilder's remedy:
allowing the state topermit developers todevelop. That canbee�ective. And lawsuits canbe
e�ective. I have some research that shows this, that suingacity under fair housing lawscanget them
tochange their zoning laws. Soagain, I think it's di�erent in di�erentplaces. But figuringout away to
makehousing for all kindsofpeople accessible in all kindsof neighborhoods, is the verybasic first
step.Weneeda lotmore variation in thecommunities thatwehave. And that's going tobea step in
the right direction.



NedResniko�: Is there anyplace in theUnitedStates that you think ingeneral has really kindof nailed
the formula?Anycity ormetro area?

Jessica Trounstine:Minneapolis seems tobemakingquite a lot ofprogress. And theymadebig news
when they legalized triplexes inMinneapolis. Theywere thefirst big city todo this, toban
single-family-only zones. And theydidn't get a lot of uptake. Sowhen theyfirst did this, itwas very
tepid. Because it takes a long time. People have to sell their property, somebodyhas todecide that
they'regoing todevelopa triplexor aduplexorwhatever, and it just sort of trickledout.What I
understand tobe true inMinneapolis, I'vedone very little readingabout their experience, is that they
figuredout that youcan't just changeone thing.

Youcan't justmake it so that triplexes arebuildableby right. Youalso have tomake sure that your
floor area ratios, andyour setback laws, andyour height limitations, andall of theother things that
canprohibit densification, are also supportiveof the kindofdevelopment that you, as acommunity,
want to have. Andonce theydid that, onceMinneapolis sort of tooka larger viewof all thedi�erent
kindsof regulations that could stand in thewayofdensification, they've seena lotmore
development happening, and they've hada lot ofpermitspulled in the last coupleof years, once
theymade this a holistic approach.

NedResniko�: I guessmyquestion is, andmaybe it's a little bit tooearly to tell withMinneapolis, but
myunderstanding is that the TwinCitiesmetro area, evenbyUSstandards, is very segregated. And I
mean, I thinkwhatMinneapolis hasbeendoingon landusepolicyover thepast coupleof years, is
amazingand super laudatory. And I really hopewecan import someofwhat they'redoinghere to
California. But I think the real question I'm trying toget at here is, is itmaking thecity or themetro
areamore racially integrated?

Jessica Trounstine: So I have twodatapoints. I don't knowaboutMinneapolis. I don't know the
answer to thatparticular question. I do know that... So two things.One, I have somedata that shows
that fair housing lawsuits do successfully integratecommunities,meaningfully. And there are a
coupleof examples that I couldgive. St. Helena is oneof them thatwent from97%whitebefore their
injunction, to 75%white. Youwould still say, okay,well, it's 75%white, but that is ameaningful
amountof racial integration in that community. Is it segregated?Yeah. Thecity of St. Helena is super
segregated internally. But those Latino residentswho live in St. Helena nowcango toSt. Helena
schools. And those Latino residentswho live in St. Helenacanaccess jobs in aneasierway than they
could have, 20years ago. Soyoucan't fix all theproblemsatonce.

And forme, Iwould rather tradeo�onekindof segregation for theother. I would rather havemore
diversecommunities, even if thosecommunities endupsegregatedacross neighborhoods.
Because that's better than having segregation across cities. Theother thing to say here is that, bymy
data, themostdiverse, integratedmetro area in thewholeUnitedStates is theRiverside-San
Bernardinometropolitan area. And somebodyneeds tofigureout a lotmore aboutwhy that
happenedandhow that happened, andhow theymaintained it, how theyhavemaintained it. Butmy
data indicate that that's thedatapoint thatwemight lookat ifwewant to understandmoreabout
thehistoryof thesepatterns.



NedResniko�:Well, I don't know if this is exactlywhat's happening in RiversideandSanBernardino,
but they are sort ofpart of thegreater LosAngelesmegalopolis.Oneof the things that I think has
beenan interesting theme in thepast fewyears, andyoucanactually see this showup in federal
election results in a really fascinatingway, is that you've started to see inner ring suburbsbecome
more integrated. Right?

Jessica Trounstine: Right.

NedResniko�:Could you talk a little bit aboutwhy that's thecase?

Jessica Trounstine: So integration is highly correlatedwith thepriceof housing. Andas inner-ring
suburbs haveagedandhavebecomemorea�ordable, youendupseeingmorediversification. So in
theUnitedStates, there is a very strongpreference for single-family detachedhousingamongall
racial andeconomicgroups. Sowhenpeople have theopportunity tomove toana�ordableplace,
andevery kid in thehousegets their ownbedroom, a lot of families aregoing tomake that choice.
And to theextent that inner Ring suburbs used tobevery exclusive, and thenbecame less expensive
as a housing stockagedandmoreexurbandevelopment happened, they havebecomemore
a�ordable. Andwehave seendiversification. There's also somegreatwork showingchainmigration
patterns. Soas immigrationpatterns havechanged in theUnitedStates, some immigrant
communities havebecomedrawn to suburbancommunitiesoutsideof thecentral city, and that has
producedsomediversification aswell.

NolanGray: I think the reason is actually that SanBernardino is a lotmoreprogressive than theBay
Areamaybe.

Jessica Trounstine:Oh, fightingwords, right?

NolanGray: Imean, it is interesting that... Because Imean, a lot of times, at leastmy readingof the
data is you seecities seemtoperformwell, they just have very, very small populationsof non-white
residents. Theydon't havehigh ratesof... because they just never hada largepopulation that
requiredactivepolicy to... So that's notparticularly instructive. But RiversideandSanBernardinoare
verydiverse.

Jessica Trounstine: Right. This iswhy I started thatdatapoint by noting that first, youhave to
eliminate all of themetro areas in theUnitedStates thatdon't haveanydiversity at all, so they have
very lowsegregation -- exactly asNolan, you're saying --because there's nobody to segregate. So
onceyou take the setofmetro areas that havemeaningful diversity, then lookatwho is the least
segregated, it's SanBernardinoandRiverside.

NedResniko�: Let's talk a little bit about your current placeof residence.Wewere talkinga little bit
about this beforewestarted recording, and, becauseNolan and I arebothbased inCalifornia and
we think aboutCalifornia housingpolicy a lot, that's sometimeswhatwe tend to focuson. But I'dbe
interested tohear howyou've seen these thingsplayout inNashville,where you're currently based.

Jessica Trounstine: I'm just learning, and I'm trying tomeet asmanypeople as I can and talk to all of
thewisepeoplewhohavebeenhere for a long time. And I've learned that there aremany similar



sorts ofpatterns here inNashville as there are in theNortheastwhere I used to live, as there are in
California. So you still see segregationbetweenneighborhoods, andyou still can find segregation
patterns across cities, aswewere talkingaboutbefore. But theonepiece that seemspretty
di�erent... So there are acoupleof things that areprettydi�erent aboutNashville.One, is thatwe
havea verydevelopment-friendly community here. Andwecould just takeawalkoutsidemyo�ce
here, andyoucould seecraneafter craneafter crane. Imean, there are a lot ofbuildings happening
inNashville. It's a really excitingplace. Anda lot of that is residential housing.

Theybuild apartment complexes here, but theydon't build apartment complexes in all the
neighborhoods. And there remain exclusive neighborhoods.Wehaveapatternofdevelopment
here, of lot splitting. They're calledhorizontal property regimes. Soyouendupwithona single
parcel, twohouses that arebasically in front andbackof eachother, or sort of very close together.
That seems like a newsort of landusepolicy that I need to learnmoreabout. But it has created
densification, createddensification inmyparticular neighborhood.What seems tomaintain
patternsof segregation inNashville, are historic overlays. And I don't havedataon this, this is
impressionistic only, but I believe it tobe true that themost exclusive neighborhoods inNashville are
governedby very restrictive historic overlays, so that it's prettydi�cult todensify in anymeaningful
way, and inplaces that havehistoric overlays that govern thedevelopmentprocess.

NedResniko�: Isn't Nashville also thecapital of thewholeHGTVhouse-flipping thing? Imean, I don't
know if this is prevalent enough inNashville to actuallymakeadi�erenceonewayor another, but I've
always kindofwondered if therewas somethingabout theNashville housingmarketor landuse
regime thatmade it aparticularly goodplace todo this sort of intensity of houseflipping reality
shows inNashville has any sort of e�ecton the larger housingmarket?

Jessica Trounstine: I don't know theanswer to that, but it's agoodquestion forme toask around. I
mean, I think that there aremore small scale andmid-level developers here than there are in a lot of
communities inCalifornia. So to theextent that that is sort of correlatedwith houseflipping, it seems
from, again,my impressionistic view, that there ismore space for that kindof small-scale
development to happenhere.

NolanGray: I think you'repickingupon something important too,which is certainly in places like
California or theNortheast, these landuse rulesprobably are limitingoverall housingproduction.
They'reprobably notdoing that in aplace likeNashville or Austin ormaybeMiami. They're not limiting
theoverall housingproduction, but they aredeterminingwhatgetsbuilt andwhere. And so froma
housinga�ordability perspective, it's like, okay, fine,whatever the housing's gettingbuilt. But froma
spatial equityperspective, I think that's apotentially significant concern, especially if all the housing
going inplaces thatmaybedon't haveamazingpublic services are all going into neighborhoods
where the locals arepotentially at riskofdisplacement if their homegets redeveloped. Right?

Jessica Trounstine: Andwedon't haveany sidewalks here.Wehaveabig transit initiativeon theballot
that's going tocomeup inNovember.Oneof thebigpiecesof this transit initiative is tobuild
sidewalks so thatpeople canwalk tobus stops. There's a lot of infrastructure that needs tohappen.
Housingprices here are skyrocketing so Iwouldn'twant to say thatwe'redevelopingenough
housing, but I think it's beenanattractiveplace for a long timebecausehousingprices havebeen



relatively slowergrowing thanothermetropolitan areas. So it is very expensive to live here and it can
be verydi�cult for renters to findplaces to rent, but it's not nearly asbadas thecoasts.

NolanGray:One, as an understudyofDonaldShoupandparking, I love the less sexy that the
research topics, you've talkedabout sidewalks and sewers so far, themoreexcited I get. Imean,
theseare the things that are just run-of-the-mill, quality of life, things that just fly under the radar of
academicswhoare like, "Oh, I'mgoing todo international relationsor grand theoriesof urban
governance."

Jessica Trounstine: Exactly.

NolanGray: And it's like, "Please, no.Canwe just figureout howsidewalksgetbuilt andmaintained?"
Butbigger... Steppingback.Okay, so steppingbackanddoingexactlywhat Iwas just complaining
about, oneof thequestions I have iswhydowesee somuch seemingly regional variation in attitudes
towardgrowth?So I think your sense is totally right thatNashville ismuchmore favorable togrowth.
That's certainly thecase in a lot of theseSunBelt cities and someof theseMountainWest cities that
are absorbinga lot of folkspricedoutofplaces likeNewYork andCalifornia.Whydoweseemtogo
on this divergence in the sixties and seventieswhere aplace likeCaliforniabasically stoppedall
growth and thenplaceson the south just goonanabsolute tear?

Jessica Trounstine: I don't haveagoodacademic answer to thatquestion yet.Maybeas Iworkon
this next book, Iwill come to the right answer about this. But I think a lot of it has todowith thepower
of thedevelopment community. So there's this sort of historic narrative about cities that developers
and thatgrowth and that theeconomic, sort of theChamberofCommercedriveseverything. That
there's this big... That theeconomydrivesdecisions that city governmentsmake. I think thatwas
pretty accurate in the 1950sand 1960s in a lot ofbig cities.What I have seen is that the riseof
neighborhoodvoices in the 1970sand 1980sbecamemuchmorepowerful andacounterbalance to
this development voice.

In placeswhere youhavemaintaineda strongerdeveloperpresence in city governments, I think you
seemoredevelopment. I think that that is true in a lot of SunBelt cities. I think it's true in theSouth. I
think it's true in a lot ofmoreconservativeplaces, that thedevelopment community and the
ChamberofCommercehavemoreaccessormoreability to a�ect thepolicies that govern thecity
as awhole.

NolanGray: Yeah, it is something that I'vebeenpuzzlingover. I don't know,because Imean, there
oncewasa robust, powerful growthmachine in LAand in the sameway therewas inHouston. It's like,
well, theywerebothprobably... I would suspect that basedonmy readingof thehistory, the LA
growthmachinewasmorecoordinated, better funded-

Jessica Trounstine:Oh, yeah. And linked toall parts of thegovernment, right?

NolanGray: Right. That doesn't happen in aplace likeHouston. Iwonder towhat extent
NIMBY-interest, and I say that... Someof theprotestswere a little bitmore sympathetic.Wewere
comingoutof aneraofprettydisruptiveplanning. That's not toexcusepeople in SantaMonicaHills
just notwantingany newhousinggettingbuilt near them.But Iwonder towhat extent theywere able



to find somemorecompellingmoral cover forwhat theywere up to. This is environmental, this is
small andbeautiful.Whereas in aplace likeHouston, all valuesdiscourseworks in theopposite
directionof like, "Ohyeah,weknow it sucks havingdevelopment near you," andespecially if it's
non-whitepeoplemoving in next door, but on some level, there is a real commitment toproperty
rights and lettingpeopledowhat theywant.

Jessica Trounstine: Right.

NolanGray: So I don't know, I'm just thinkingout loud, but that'swhat I thought about.

Jessica Trounstine: Yeah.No, I think that that's right. Imean, figuringoutwhere LAmight'vegone
towardHoustonor not is the rightmoment to lookat is, "whendid thegrowthmachineget hemmed
in?" I know inSan Jose, thegrowthmachinegot hemmed inbyacombinationof themovement for
district elections and the riseof theenvironmentalmovement. Thatmightbe true inother places.
There are crucialmomentswherewemight've hadadi�erentpath andother voicesmight've
maintainedpower in thecity. There are trade-o�swith all of these kindsofmoments. Somepeople
win and somepeople lose.

NolanGray:Well, andgettingback to thecoreof yourwork too,Houston still is pretty average
mediocreon spatial equity. Housinga�ordability is great, but it couldbe that,well, thepeoplewho
wantedexclusion inHoustoncouldeasily get it through theprivatedeed restriction regime that
seems tobemuchmore robust inHouston than it everwas in LA. In LA, if youwanted robust
exclusion, youhad tohave thegovernment come in anddo it for youbecause toomanyof these
neighborhoodswerebuilt at a timeandmaybe thereweren't deed restrictionsor theyweren't
written tobe strongenoughor somethingof that nature. Imean, I guess I'm lookingat it and thinking,
taking yourwork seriously, somepeople seemtohave this demand for exclusion and segregation
and they're trying tofinddi�erentpathsof achieving it. I think you'regetting at that partlywith
Nashvillewhere it's like, it's not zoning in aplace likeNashville, but itmightbehistoric overlays. Right?

Jessica Trounstine: Right. Yeah. A lot ofmywork has this sort of flavor to itwhere somebodywants
somethingand they'regoing tofigureout lotsofdi�erent avenues toget that, and sometimes
they'regoing tobeoverlapping. Theymightbeas sneaky as theywant tobe, or theymight try all the
di�erent strategies. Sometimes, one strategy is the thing that is thecruxof thematter, and so I think
it remains tobe seen. I do think, as you just said, Nolan, that this preference formaintainingproperty
values andcreatingexclusionarypublic goods is fairly universal. So it's amatter of figuringoutwhy
somecommunities can implement that andother neighborhoodsare not able to implement that so
easily.

NedResniko�: I havemyownpet theory about this, at least in thedeepblue, coastal cities likeSan
Francisco, LA,NewYork, et cetera,which is that a lot of it has todoalsowith thebreakupof theNew
DealCoalition in thosecities and the riseof thenew left. Imean, that's very salient, I think, in the sort
of small is beautiful discourse that you still see toa largeextent in SanFrancisco in theBayArea.

Jessica Trounstine: That's really interesting. I'mgoing to followupwith youon thatbecause I think
this is a story that needs tobeclearer for everyone.



NedResniko�: Yeah. JacobAnbinder'swork, his recentworkpoints in this direction, I think.

Jessica Trounstine: Yeah.

NolanGray:Well, in agreatbook, Riseof theCommunityBuildersbyMarcWeiss, I was rereading that
recently, andhe really gets to theFHA lending standards areproviding this incredibly strong impetus
tochangea lot of these rules.Communitybuilders aregoing to thecity and saying, "We're notgoing
toget all this generous federal housingmoneyunlesswestart-"

Jessica Trounstine: Unless youdo this.

NolanGray: "Segregatingour neighborhoodsandadoptingR-1." Right?

Jessica Trounstine: Yeah. There's somuch that I read for other purposes that I nowhave togoback
and readwith this new lens andRiseof theCommunityBuilders is agreat exampleof that. I get
somethingnewoutofbooksevery time I reread them.

NolanGray: It's a classic. Imean, it's so funny too,when they adopt zoning in 1921 and it's basically
just speculatorsgoingcrazywith it and the realtors in thechamber are immediately like, "Oh, this is a
bad idea.Weneed to radically overhaul this."

Jessica Trounstine: Yeah, this kindof sucks.

NedResniko�:Well, Nolan, is it lightning round time?

NolanGray: I think so, yeah. So Imean, I knowyou're inNashville now,but youwere inMerced for a
while.Where should I get lunch inMerced?

Jessica Trounstine:Ooh. Somy favoriteplace is just closeddown. J&R Tacoswas the verybestplace
toget tacos, inmyopinion, in town.Butwe love togo to theMainzer,which is alsoonMainStreet, and
if youwant a nice steak, youcouldgo toFive TenBistro.Dependsonwhat youwant, but the tacos
are unparalleled. There aremany,many taco shops togo to.

NedResniko�: SoNashville, you're current residence. Rumor has it that they haveapretty cool local
music scene.

Jessica Trounstine: It's okay.

NedResniko�: Yeah, okay.

Jessica Trounstine: There are somepeople you've heardof, yeah.

NedResniko�:Have you seenany localNashville acts that youwould recommend?

Jessica Trounstine:Ooh, local. I've seena lot of livemusic, and this is oneof thefirst thingswedid is
sort of start going toall thedi�erent venues here. Soourbig arena isBridgestone.We'vebeen there
several times. TheRyman is amazing. It's thebestplace to seea show. I sawBlueOctober there a



coupleofmonths ago, and theywere fantastic. I've seen thePostal Service, I sawDepecheMode.
We'regoing toBuilt toSpill andModestMouse. There's somuchmusic. And the jazz scenehere is
just incredible. Butmaybemy favoriteplace so far is this little jazz club. Jazz blues? I don't know. I
think it's a jazz club. It's calledRudy's, and it's in sort of aweirdpart of towno�ofBroadway, but it's
amazing.

You're sitting20 feet away frombrilliant, brilliant artists, probably sitting next to somebodywho's
also abrilliant, brilliant artist. It's just any kindofmusic youwant, youcanfind it and it's so accessible,
right? It's like 10minutes frommyhouse. I jump in a ride-share and I'mdowntownand it's fantastic.
It's really agreatplace. Also, the farmer'smarket, an amazingplace to seepeople, or the airport. I
was there lastweekandan incrediblebanjoplayerwas sitting right outside theburger shopat the
Nashville airport.

NedResniko�: All right. I have toaskone,maybe two follow-upquestions. So thefirst one is a jazz
clubcalledRudy's. Is that theRudy's from theSteelyDan song,BlackCow?

Jessica Trounstine: I don't think sobecause it's not that old.

NedResniko�:Okay.Okay,maybenot then. Secondquestion, just tellmemoreaboutNashville jazz.
I didn't know thatNashville hadabig jazz scene.

Jessica Trounstine: It's incredible. Soacolleagueofminehere introducedme to theNashville jazz
sceneandhas takenme toacoupleof jazz shows. So theNashville JazzWorkshop is aplacewhere
peoplewhoare truly aficionadosgo to just interactwith eachother and listen topeopleplaying
amazingmusic. Again, it's a tiny little venue, like 10, 15 tables. Youbring your ownwine, somecheese
andcrackers, andyou sit and listen topeoplewhoare just unbelievablygoodat their craft. There are
lotsofdi�erentways toaccess jazz aroundhere, but I think that's probably theNashville Jazz
Workshop, it's phenomenal.

NolanGray: If youcouldputonebookon thedeskof every state legislator in Tennessee related to
yourworkbroadly, and it can't be... Sorry, it canbeArbitrary Lines, but youdon't have to say that.

Jessica Trounstine: I was just going to say, "Can I pick your book?"

NolanGray:No, no.Nobodyon thecall who'sbeen involved in thebook. Let's set that aside.

Jessica Trounstine:Oh, that is really a hardquestion. Imean, there are somanyoptions here. Yeah,
this is toohard. I know it's hardbecause I'm still learning the Tennessee state legislature and
understanding thecultureof the Tennessee state legislature.Onepieceof this is that the Tennessee
state legislature and thecity government, city-countygovernment,we're aconsolidated
city-countygovernmentofNashville, havenot hadagreat relationship lately. So Iwant to thinkof
something, Iwant to thinkof abook that's about coalitionbuilding in a federal system, andnothing
immediately comes tomind, butpart of this is that I am toonew togive the right answer to that
question,Nolan.



NolanGray:Well, wecan just gowith segregationbydesignwhilewechewon it. Yeah, that's
interesting. Imean, I can imagine this is a typical dynamicof antagonismbetween levels of
government in these red states andbluecities.

Jessica Trounstine: Yeah.Wehave theaddedexcitementofbeing theCapitol. So the legislature sits
here andexperiencesNashville in away that is di�erent than itmight otherwisebe. Thepoliticsof
Nashville are verydi�erent from thepoliticsofMemphis are verydi�erent from thepoliticsof
ChattanoogaandKnoxville and thenall thecities inbetween.

NolanGray: Yeah, it's a challenging statebecause it's genuinely prettymultipolar in away that a lot of
states are not. Imean, youdohave these radically di�erentmajor citieswith almost entirely di�erent
economies andprofiles.

Jessica Trounstine: Andaquitebig agricultural sector in betweenall of themajor cities anda lot of
racial strife andhistory anddivision that overlays all of this.

NolanGray: It'smuchmorecomplicated thanKentucky,wherewe really only haveonecity in
Lexington. There are some Indiana suburbs in the Louisville area, but... No, sorry, I'mkidding. Imean,
it is remarkable.Certainly, BowlingGreen,which is sort ofbecominganouter excerpt ofNashville is
oneof the fastest growingcities in Kentucky, andyou're seeinggrowth almost along that entire-

Jessica Trounstine: Along that line, yeah.

NolanGray:What is it? I-64, the freeway?Sorry, guys. I-65.

Jessica Trounstine: 65, right.

NolanGray: I-65corridor. Imean, it's pretty remarkable. Just providing theKentuckyperspective for
the Tennesseanswho I knowcherish that.

NedResniko�: All right. Here's another lightning roundquestion. Favoriteworkof fiction, book, film,
TV show,whatever,where thecitywhere it takesplace is amain character.

Jessica Trounstine: Thecity is part of the story?

NedResniko�: Yeah. And thecity is sort of... You knowhowsometimespeoplewill say like, "Oh,
really, it's thecity that's themain character of this book," or something like that? Something like that.

Jessica Trounstine: Yeah, TheWire is sort of a cheatinganswerbecause it's correct, if you like that. It's
just an amazingart viewof thecity andall of its di�erentways. But actually, I just finishedwatching
TheWarrior,which is focusedonSanFranciscoduring the TongWars. That one's prettygood too,
andhas a nicepolitical history aswell, so I'mgoingwith TVat themoment.

NedResniko�:Okay. Yeah, it's funnybecause TheWire, there's a little bit in there about housing,
right? Imean, there are theprojects that getblownupat thebeginningof season threeor
something. But youhave towonderwhat itwould've looked like if TheWire haddonea season six in
thecityplanningdepartment. There's that kindofmissingpieceof it.



Jessica Trounstine: Yeah, that's true.

NolanGray:Wekindof have that, ShowMeaHero, right?

Jessica Trounstine: I was just going to say, ShowMeaHero is sort of thebookend. I don't know. I love
thatmini-series somuch.

NolanGray: So if youget apolitical sciencePhDwith evenapassing focusonurbanpolitics, do they
makeyou sit downandwatch TheWire andShowMeaHero? I thinkStanOklobdzija andSarahAnzia
both referred to those in thesequestions. Imean, they are, they're fantastic. Right? I'mwatching
Ripley right nowonNetflix. I don't know if either of youhave seen that.

Jessica Trounstine:No.

NedResniko�: Yeah.

NolanGray: It's incredible and it's sogood. Romeandevery city that he'smoving through, it's like
there's a real... Thecity's a character.

NedResniko�: Yeah.

NolanGray: They haven't brought up zoning yet, but I'mholdingout.

Jessica Trounstine: You'rewaiting.

NedResniko�:Well, you remember, that beautiful apartment that he rents in Romemidway through
the series, you lookat it and yougo, "How is this sobig andbeautiful andhecana�ord to rent it?" It's
because it's a single stair building.

NolanGray: Thank you somuch for that, Ned. Thank you. Iwasgoing to say, he starts o� living in an
SRO. It's this con-man.He'smeant tobe like, you're not supposed to really be rooting for him, but he
starts in anSROandhe's able to use that opportunity tobuild abetter life andappreciate that.

Jessica Trounstine: Lookat that. Right?

NolanGray: Incredible.

Jessica Trounstine: That's howwe'regoing to solve all theproblems.

NolanGray:What are youworkingonnext, Jessica?

NedResniko�:Oh, yeah.

Jessica Trounstine: I'mworkingonabookaboutpolarization in local politics. So thefirst part of the
book... So I think inpopular culture at themoment, it's common tobelieve thatbig fights that
happenat the local level are trickle-downpolarization, thatwhenwewerefightingaboutmasksor
critical race theoryorwhatever, that thiswas like national level polarization has finally seeped intoour



local politics. I just think that's backward. Theargument that Imake in thebook is that polarization is
deeply embedded inour cities andour school districts, that these fault lines are largelydrivenby
raceand racial division, and that it is segregation and landusepatterns that havecreated the
context for thedivisions thatwesee, thepolarization thatwesee in local politics and local
communities today.

So thefirst half of thebook is trying tounderstand thepower and themoments atwhich these land
usedecisionsgetmadeandget stuck inplace, and sort ofwhose voiceswere thedeciding factor
when thesedecisionsgetmade. It's surprisingly di�cult to figure this out. And then the secondhalf
of thebook tracesdivisionswithin citiesover timeandendswith a really large surveyof cities across
theUnitedStates trying tomapourpolarizationpatterns andunderstandwhenandunderwhat
conditions thosepolarizationpatternsmapontowhat's happeningat thenational level. So I have
little piecesof this that I'vewritten. Thebig story isn't quite there yet, but that'swhat I'mworkingon.

NolanGray: Awesome. If it's evenhalf asgoodasSegregationByDesign, I'm sure it'll begreat and
we'll have tohave youbackon todiscuss it.

Jessica Trounstine: Thank you.

NedResniko�: Yeah, absolutely. All right. Thiswas suchabigpleasure, Jessica. Thank you somuch
for comingon the show.

Jessica Trounstine: Yeah, absolutely. Thank you somuch for havingme. I'm really honored.


