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Introduction 

​ Public parks provide a myriad of environmental advantages, particularly in urban areas. 

Improved air quality, heat relief, increased public support for environmental issues, and land 

protection from future development can all alleviate the effects of climate change 

(Environmental Protection Agency [EPA], 2024). Moreover, numerous social and economic 

benefits can be gained from developing new parks. A common gathering space can strengthen 

bonds with loved ones, heighten one's sense of belonging in their community, and improve 

physical and mental health through recreational activity and connection with nature (Lee et al., 

2015). Parks can also bring increased revenue, visitors, and jobs. However, the desire to live near 

a beautiful park, with all its wide-open space and health advantages, attracts new residents to the 

area, causing property values and taxes to rise (Trust for Public Land, n.d.).  

Greening thus offers a unique integration of the social, economic, and environmental 

pillars of sustainability, but oftentimes, the environment is prioritized while social and economic 

impacts to vulnerable groups are less considered (Sauri & Domene, 2009). Surging rents and 

taxes caused by greening disproportionately affect low-income residents who may be forced to 

leave their homes and communities behind. Because they can no longer afford to stay or because 

they feel out of place, existing residents fail to make use of the new parks (Jelks et al., 2021). 

Pointing out equity concerns can be controversial, since greening projects have many upsides. 

The effects of this paradox are becoming increasingly pronounced; in some cases, the cities with 

the highest-profile sustainability programs result in the most severe gentrification (Immergluck 

& Balan, 2017). In the pursuit of social justice, the risks of green gentrification can no longer be 

ignored or separated from city politics (Sauri & Domene, 2009). Urban growth that maintains the 

status quo of class and race inequality is unethical and unsustainable, even when done 
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unintentionally (Immergluck & Balan, 2017). To ensure equitable access to quality green space, 

policy tools such as rent control and affordable housing construction must be enacted to combat 

green gentrification (Jelks et al., 2021).  

One example of urban greening is the development of Biscuit Run Park, a new park 

currently under construction near Charlottesville, Virginia. At 1,190 acres, it will be the largest 

park in Albemarle County by a large margin (Albemarle County Parks & Recreation, 2023). 

Directly bordering Biscuit Run is the Southwood Community, a 100-acre mobile home park with 

more than 1,500 residents, the majority of whom are low-income. Facing bankruptcy, the owner 

of Southwood offered the residents a choice — sell to a developer and likely be displaced or sell 

to Habitat for Humanity (Habitat), a nonprofit organization committed to home security and 

policy reform for underserved communities. Southwood chose Habitat, and as a result, the 

neighborhood is currently undergoing a massive redevelopment process with the goal of 

non-displacement and permanent affordable housing (Habitat for Humanity [Habitat], n.d.). 

Biscuit Run Park should be utilized and appreciated by all residents, without inflicting financial 

or social harm to those living in Southwood. This thesis will analyze the multidisciplinary 

safeguards that must be prioritized in the early stages and throughout the development process of 

new urban green spaces to resist green gentrification, examining Biscuit Run Park and the 

Southwood Community as a case study.  
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Background and Significance 

Defining “Gentrification” 

While there is no single definition for gentrification, in a broad sense, gentrification 

occurs when the character of a low-income urban area is changed by wealthier people moving in, 

often leading to price-based displacement of the existing community. Thus, gentrification only 

occurs where there is some degree of wealth inequality. Narrowing the wealth gap is the most 

direct way to equitable development, but until that monumental task is achieved, communities 

still must contend with gentrification’s effects (Miller, 2019). In a conversation with Peter Krebs, 

who serves as the Albemarle and Charlottesville Community Advocacy Manager for Piedmont 

Environmental Council (PEC), the definition of “gentrification” and its many nuances were 

examined. Krebs asserts that gentrification is no longer a useful term in conversations about 

neighborhood change, and yet a better term has yet to replace it. Areas changing for “the worse” 

or for “the better” is complicated, because ultimately, any change will be worse for some and 

better for others (P. Krebs, personal communication, October 23, 2024). Gentrification can also 

take on many sparkly names, such as “neighborhood revitalization” and “urban renewal” 

(Schnake-Mahl et al., 2020). But what do these words even mean? 

In a typical gentrification scenario, if the current residents of gentrifying areas, often 

low-income people of color, are not displaced entirely, they do not get the chance to play a 

meaningful role in their neighborhood’s evolution. Elevating their voices should be the priority. 

But in trying to give them a voice, previously underrepresented groups are suddenly thrust into 

the spotlight for having different circumstances, a phenomenon known as “othering” (Curle, 

2020). By wishing to protect vulnerable populations, are we unintentionally contributing to 

segregation? In an attempt to avoid gentrification, are we instead disinvesting in these 



5 

neighborhoods that so desperately need both green space and affordable housing measures 

(McMillan, 2021)?  

Engineers, urban planners, and greening practitioners cannot prevent these communities 

from changing, as change is the only constant in life. Instead, it is the utilitarian engineer’s role 

to harness change and growth to provide a healthier, happier, and safer life for as many people as 

possible (Zeeshan, 2024). Of course, a happy life will look different for everyone, which is why 

it is important to give the community members agency over their own living situations. The 

residents, not the developers, should be the ones who decide what a “better” life looks like for 

them and their loved ones (P. Krebs, personal communication, October 23, 2024).  

 

How and Why Green Gentrification Happens 

The development of public parks has numerous positive impacts on local quality of life 

and public health, but has historically excluded the financially vulnerable (EPA, 2024). 

Investment in green spaces, or “greening”, tends to result in rising property values and taxes, 

displacing residents who can no longer afford to rent or own their homes and enabling wealthier 

residents to move in, a process known as green gentrification (Kim et al., 2024). Increases in rent 

and property taxes are more deeply felt by low-income residents, who are less likely to have 

savings that can cushion the shock (Immergluck & Balan, 2017).  

Larger regional park projects, such as Biscuit Run, are also more susceptible to placing 

the interests and profits of private developers over the well-being of the residents (Sauri & 

Domene, 2009). For larger parks, the “Announcement Effect” can result in housing prices rising 

even before construction begins due to news coverage and buzz around the project (Immergluck 

& Balan, 2017). Thus, gentrification can both precede and follow greening. Studies have shown 
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that greening is more likely to occur in areas already experiencing gentrification, and the 

financial strain on low-income residents only worsens as a result (Rigolon et al., 2024). 

Oftentimes, equitable access to green space is a goal set forth by city municipalities, so funding 

for new parks will purposefully go towards park-poor, low-income neighborhoods. Inadvertently, 

these efforts can intensify gentrification and displacement if not paired with affordable housing 

initiatives (Rigolon et al., 2024).  

A recent study found that greening practitioners recognize gentrification as an issue 

related to or even driven by their work, but spend little time working on the topic, considering it 

outside of their scope. These practitioners, which include urban planners, landscape architects, 

urban foresters, and recreation managers, are resistant to any critiques of greening, and 

emphasize the importance of greening despite gentrification impacts (Nesbitt et al., 2023). While 

greening is important, and there has been an increased focus on green equity in recent years, 

practitioners need to better understand the interaction effects of their work if true equity is what 

they desire. More research in this realm is also required. There is a lot of literature about the 

conditions that lead to green gentrification, but there is less information available about how to 

responsibly create green space without triggering gentrification (Kim et al., 2024). 

 

Healthy Living Inequities 

​ While urban greening and the development of new parks generally reduces stress, 

encourages healthier lifestyles, and provides a “third place” for social interaction, these positive 

effects are only enjoyed by some. Green gentrification has been found to negatively shape the 

health and wellbeing of vulnerable populations, such as low-income residents and residents of 

color. Affected residents report a lower sense of community and feeling as though they do not 
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belong in the new green space, which results in these residents visiting green spaces less 

frequently than their White, higher income counterparts. For those who are displaced from their 

communities as a result of green gentrification, the loss of valuable social networks can be 

devastating (Jelks et al., 2021).  

The United States is currently in the midst of a loneliness epidemic. According to a 2023 

advisory report from Dr. Vivek Murthy, former U.S. Surgeon General, people are spending less 

in-person time together across all age groups, but this loss of connection is most pronounced for 

15- to 24-year-olds. Compared to 20 years ago, this age group has 70% less social interaction 

with friends. Loneliness can have serious health impacts, including increased risk of heart 

disease, stroke, and dementia (Summers et al., 2023). Loneliness is only worsened by current 

urban design, which is often loud and seldom walkable. Streets are designed for cars, not people, 

and many neighbors are strangers. Natural beauty must be sought out. Our parks play an 

important role in connection, which became more apparent than ever during the COVID-19 

pandemic.  

Park programs such as litter clean ups, invasive species removal, intramural sports, and 

even bird watching clubs can attract hesitant visitors (Feng & Burt, 2022). From the earliest 

stages of park development, disenfranchised residents should be granted the opportunity to 

participate in the design and maintenance process. Green spaces are culturally thought of as a 

shared resource, belonging to the people who use and care for them, no matter their race or social 

class. The simple act of visiting, sharing in, and caring for green space can decrease feelings of 

loneliness. If groups that have historically been excluded from green spaces are considered, 

valued, and protected, they would be more likely to visit the park and reap the health benefits 

(Jelks et al., 2021). 
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A Brief Historical Analysis of Charlottesville’s Affordable Housing Crisis 

The City of Charlottesville and Albemarle County are currently facing an affordable 

housing crisis, with housing costs rising significantly each year. Communities of color have been 

disproportionately harmed by increasing housing costs, with many low-income residents being 

displaced from their homes. Between 2000 and 2018, average rent costs in Charlottesville rose 

by 88 percent, while the median household incomes for Black residents increased by only 17 

percent. White residents, on the other hand, saw a median income increase of 103%. Due to this 

overwhelming income gap, White residents are much more likely to withstand rising housing 

costs, while residents of color are left further and further behind. As a result, nearly one in four 

Black homeowners in Charlottesville have moved or lost their homes since the year 2000, losing 

access to their communities. These families want nothing more than to stay in their homes. In a 

survey conducted by the Charlottesville Low Income Housing Coalition, 87% of Black residents 

expressed a desire to remain in their current neighborhood for at least the next five years, 

compared to 65% of White residents. Additionally, these Black residents had lived in their 

neighborhood for an average of 30 years, while White respondents in the same neighborhood had 

only lived there for an average of seven years (Charlottesville Low Income Housing Coalition 

[CLIHC], 2020).  

In the 20th century, single-family zoning and racial covenants planted the seeds for 

segregated Charlottesville neighborhoods and generational wealth barriers for Black families. 

Current laws and policies only serve to exacerbate the problem. Developers with special use 

permits are required to either build a certain number of affordable housing units or pay a 

relatively inexpensive amount into the Charlottesville Affordable Housing Fund. Most decide to 

pay, but affordable housing funds remain insufficient, and there are not enough units of public 
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housing to meet the needs of Charlottesville families. In 2020, when the Charlottesville Low 

Income Housing Coalition published their report, more than 3,300 households in the city had 

unmet housing needs. Meanwhile, there were only 376 units of public housing and 290 Section 8 

housing-choice vouchers, and many private landlords can choose to not accept these vouchers. 

Habitat is committed to zero-displacement and uplifting Southwood residents in decision-making 

and leadership roles. While nonprofits and communities such as Habitat and Southwood are 

making tremendous strides in the housing equity domain, the City of Charlottesville still has a 

long way to go when it comes to affordable housing, bridging the gaps, and righting the wrongs 

of the past (CLIHC, 2020). 

 

Methodology 

​ In an effort to research how public parks, affordable housing, green gentrification, and 

social sustainability are all intertwined, literature review and interviews were conducted. 

Furthermore, an ethical assessment of the impact of Biscuit Run Park on the Southwood 

Community was considered using actor-network theory (ANT) and care ethics. Academic papers 

looking at the effects of large, small, urban, exurban, American, and foreign parks were all read 

to better understand the spatiotemporal and cultural links between greening and the cycle of 

gentrification. To learn more about Biscuit Run and Southwood, prevalent online reports and 

human-interest stories were examined, primarily using sources published by Habitat and local 

news outlets. Geospatial mapping tools published by the Virginia Department of Environmental 

Quality (DEQ) were also used for demographic data in these areas. While reaching out directly 

to Habitat and PHA for further research was considered, it was ultimately decided against to 

avoid being extractive, since both nonprofits are extremely busy with their very important work.  
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In addition to an extensive literature review, an open and informative conversation was 

had with Peter Krebs, Albemarle and Charlottesville Community Advocacy Manager for PEC 

and an expert in sustainable community design. Krebs offered invaluable knowledge about 

Charlottesville-specific dynamics. Findings from the literature review and interviews were then 

analyzed through an STS framework of ANT, revealing how Charlottesville, Southwood, Biscuit 

Run, and all other actors exist within an interconnected system. Actors, which can be human or 

non-human, all have agency. Their actions have consequences for the other actors, and even the 

network itself can be an actor, because the interactions themselves can impact other actors (Best 

& Walters, 2013, Francisco, 2024). With the addition of the care ethics lens, these synergistic 

relationships expose the universal truth of how all actors require care, and it is our moral 

responsibility to give care (Sander-Staudt, n.d.).  

 

Research, Results, and Discussion 

The Situation in Southwood 

​ Twenty million Americans live in mobile home parks and, most commonly, residents 

own their trailer but not the land beneath it, which can be a risky investment (Habitat, n.d.-b). 

Southwood Mobile Park first welcomed tenants in the 1950s and grew into the largest affordable 

housing complex in Albemarle County with a total of 1,500 residents, many of whom have lived 

in Southwood all their lives (Habitat, 2019; Sentara, n.d.). By the mid-2000s, however, old sewer 

and electrical infrastructure had begun to fail, creating unsafe conditions for residents. 

Threatened with widespread eviction, which would have been catastrophic for low-income 

residents who have built community and cultural ties over the decades, Southwood was sold for 

$7 million to Habitat for Humanity of Greater Charlottesville in 2007 (Habitat, 2019).  
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Habitat’s goal was to first stabilize the housing situation for all residents, replace the 

pipes and wiring, and then begin building permanent, mixed-income housing that the residents 

ultimately own (Habitat, n.d.-b). Mortgages are specially set so that no family pays more than 

30% of their monthly income with a zero interest rate (Southwood Community, n.d.-b). By 

building in phases, residents can stay in their current homes until their new homes are 

constructed, ensuring zero displacement (Ratliff, 2023). New residents can also move into fair 

market units, which will improve property values and diversify the neighborhood, making the 

affordable housing units a better investment for low-income residents without saddling them 

with higher costs (Southwood Community, n.d.-b). Construction of new housing units officially 

began in 2020, with the first of 11 new villages opening in August 2023 (Fountain, 2023).  

 

Figure 1 

 Affordable Housing Construction in Southwood (Hemphill, 2024) 
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According to the Environmental Justice Screen published by the Virginia DEQ, which 

provides socioeconomic indicators from 2021, 79.11% of the residents in Southwood are people 

of color. The statewide average is 37.80% and, given present data, this is the highest percentage 

in all of Charlottesville. In addition, 74.48% of households in Southwood have a household 

income less than or equal to twice the federal poverty level. 88.98% are below the 80% annual 

income limit (AMI), set by the United States Department of Housing and Urban Development 

(HUD) to determine eligibility for programs like Section 8 and public housing (HousingForward 

Virginia, n.d.). To put it simply, nearly 90% of households in Southwood are considered lower 

income by HUD. These statistics are summarized in Figure 2. 

 

Figure 2 

Virginia DEQ Environmental Justice Screen Data for Southwood (Virginia DEQ, n.d.) 
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Literature Review: Combatting Green Gentrification 

Dr. Alessandro Rigolon, with the University of Utah, and Dr. Jon Christensen of the 

University of California, Los Angeles have both extensively researched green gentrification and 

environmental justice. In one particular study, Rigolon and Christensen analyzed 27 large park 

development projects in 19 major cities in the United States that were threatening low-income or 

marginalized residents, including the Beltline in Atlanta and the 11th Street Bridge Park in 

Washington, DC. Based on the findings of this study, a total of 26 parks-related 

anti-displacement strategies (PRADS) were identified as being planned or enacted in these 

projects. On average, seven different PRADS were deployed per project, signaling that a 

multidisciplinary approach is key to avoiding displacement and gentrification. In addition, 

Rigolon and Christensen concluded that the PRADS selected for each project must be 

site-specific for successful implementation. For example, in an area with a hot real estate market 

surrounding the new park, PRADS directed towards increasing homeownership rates for 

low-income residents might be challenging. In every case, though, taking deliberate action 

early-on in the development process will best protect neighborhoods from green gentrification 

effects. In fact, planners and city managers ought to begin employing these tools at the earliest 

stages of a park’s inception, and anti-displacement should remain a central mission throughout 

the project’s lifespan. Early action will also help to avoid a spike in housing costs due to the 

Announcement Effect (Rigolon & Christensen, 2019).  
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Figure 3 

Complete List of PRADS, Classified into Six Categories of Actors (Rigolon & Christensen, 2019) 

 

 

​ The list of 26 PRADS, as illustrated in Figure 3, were then classified into six distinct 

categories of actors — the beneficiaries of PRADS (renters, current and prospective 

homeowners, business and workers) and the implementers of PRADS (private sector developers, 
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nonprofits and public housing organizations, and park funding agencies). Researchers also 

pointed out that park agencies and advocates play a role in all PRADS scenarios but must 

collaborate with both the beneficiary and implementer actors to achieve their equity goals 

(Rigolon & Christensen, 2019). It is important to note that many of these PRADS must be 

applied citywide rather than just in the region surrounding a new park, which can make them 

more difficult to accomplish, further underscoring the need for a concerted effort. A few of the 

PRADS for renters, however, are not currently legal under Virginia state law. Rent control or 

stabilization is banned by Va. Code Ann. § 55.1-1200, allowing landlords to increase rent by any 

amount at any time (Virginia Residential Landlord and Tenant Act, 2024). Eviction policies in 

Virginia are also riddled with flaws that harm tenants. Landlords must give a reason for eviction, 

but it is uncommonly easy to do in Virginia. In 2016, five Virginia cities were ranked in the top 

10 locations across America for the most evictions, with Richmond, Virginia holding the 

second-highest position at an 11.44% eviction rate. That means that in 2016, 17.38 Richmond 

renter homes were evicted every day (Eviction Lab, n.d.). Additionally, a federal survey found 

that for every formal eviction, there are two to five informal forced moves that are not 

well-documented in statistics (Gromis & Desmond, 2021). These forced moves could result from 

unlivable conditions, failure of landlords to respond to maintenance requests, and tenants not 

understanding their rights. Landlords can also choose not to renew a lease without having to give 

any reason. Requiring “just-cause” eviction protections at the state level would decrease 

Virginia’s disproportionately high eviction rates (Dobbs, 2024).  

Most renters are evicted because of failure to pay rent, but the typical grace period for 

being late is five days after a written “pay or quit” notice. Considering most employees are paid 

biweekly, this is often not enough time for the tenant to receive a paycheck and pay the owed 
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rent. Extending the grace period to 14 days is currently under consideration by the Virginia 

General Assembly (Glass, 2024). Those who don’t have enough money to pay rent almost 

certainly don’t have the savings for a security deposit and first month’s rent on a new place to 

live. Other legal protections for tenants such as a right-to-counsel would even the playing field 

substantially, considering 71% of landlords have legal representation in Virginia eviction cases, 

compared to only 1.6% of renters (Dobbs, 2024). According to city data, 53% of non-student 

households in Charlottesville are renters, 54% fall below the 80% AMI, and 52% are above the 

age of 55 (Robert Charles Lesser & Co., 2016). These demographics demonstrate that protecting 

renters will protect our most vulnerable residents, making ethical greening a possibility. 

 

Figure 4 

Protest in Charlottesville’s Belmont Neighborhood Following a Flood of Evictions in 2019 

(O’Hare, 2021) 
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A large portion of the PRADS outlined in Rigolon and Christensen’s report are aimed at 

energizing private-sector housing developers to pay into or build affordable housing units, such 

as inclusionary zoning and developer impact fees. However, as pointed out by the Charlottesville 

Low Income Housing Coalition’s 2020 Report, these procedures have found little success in 

Charlottesville. Further incentives and mandates are required for developers to become a 

constructive actor in the affordable housing fight (CLIHC, 2020). For low-income, pre-existing 

residents living near new parks, the PRADS focuses on creating homeownership opportunities, 

offering more stability and working to reduce the racial inequalities observed in homeownership 

rates across the country (Rigolon & Christensen, 2019). 

For businesses and workers, the primary goal is to increase the earnings of low-income 

residents, while also nurturing local small businesses. These strategies could be realized as 

policies and funding at the city-wide level, similar to the renter protection strategies, or they can 

be more localized to the neighborhoods surrounding new parks. Job training programs and 

employment related to park maintenance and operation provide community engagement and 

investment into the green space, allowing marginalized residents, who otherwise would not have 

made use of the green space, to feel more welcome and considered (Jelks et al., 2021). By tying 

affordable housing to job and income opportunities, the root causes of green gentrification can be 

combated from multiple angles (Rigolon & Christensen, 2019). 

 

Why Southwood Succeeds 

Since construction of Biscuit Run Park began, no Southwood residents have been 

displaced, a sign that Southwood has been able to protect itself from the risks of green 

gentrification up to now. When looking back at why this occurred, the order of events was 
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coincidentally favorable. It is well proven that early-stage initiatives towards affordable housing 

yields best results (Immergluck & Balan, 2017). Biscuit Run was originally going to be a 

residential development, but because of the housing market crash, the owners sold the land to the 

state in late 2009. While the proposed park had been announced, the official master plan wasn’t 

approved until 2019, and Phase 1 construction didn’t start until 2024 (Albemarle County Parks & 

Recreation, 2023). Because Habitat bought Southwood back in 2007 and had already developed 

a plan for zero displacement phased construction by the time Biscuit Run got rolling, 

low-income residents didn’t need to fear rising property values and real estate speculation as a 

result of the new park (Habitat, 2019). 

Another fundamental principle of PRADS is collaboration amongst actors. The two most 

relevant groups of implementers are the nonprofit and public housing organizations, which are 

Habitat and PEC, among others, and public park funding agencies, which in this case, are the 

Commonwealth of Virginia and the Albemarle County governments. These groups have 

frequently worked together to achieve their respective goals. In March 2017, they participated in 

a land swap, which allowed Habitat to build athletic fields near Southwood while the state gained 

a meadow with a scenic overlook for the park (Tubbs, 2017). Advocates from PEC, including 

Peter Krebs, are also working with the county to connect Southwood and Biscuit Run by 

building a bridge over a creek that would otherwise be difficult to cross. The bridge and 

adjoining trails will be ADA compliant so that the park will be completely accessible for 

wheelchairs, strollers, bicycles, and pedestrians with minimized environmental impact (Krebs, 

2023). Providing residents in Southwood with direct entry to the park that is essentially in their 

backyard, even if they do not own a car, will ensure equitable access to green space historically 

underutilized by marginalized communities (Jelks et al., 2021).  
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Figure 5 

Proposed Southwood and Biscuit Run Connector (Krebs, 2023) 

 

 

In the future, the park’s trail system will also connect Southwood residents to a planned 

greenway that will run from Biscuit Park to Fifth Street Station, a nearby shopping center (Figure 

5). The greenway will be approximately 1.25 miles long and will allow Southwood residents to 

walk or bike to grocery stores and places of employment. From there, the Rivanna Trail can also 

be accessed, which loops around all of Charlottesville (Krebs, 2023). Habitat also plans on 
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building storefronts right in Southwood, bringing business to the community (Southwood 

Community, n.d.-a). Job creation and capping the amount of income that is put towards rent can 

help Southwood residents to build wealth through a variety of means, highlighting the 

multidisciplinary nature of PRADS (Rigolon & Christensen, 2019). 

Most importantly, Rigolon and Christensen assert that community engagement is 

essential to the success of PRADS and greening without gentrification (Rigolon & Christensen, 

2019). Habitat held several educational workshops where Southwood residents learned all about 

how housing gets built, from land development engineering to financial aspects. Residents were 

able to work directly with architects to design their homes, along with community centers and 

neighborhood parks. A “sweat equity” volunteering program invites the homeowners to build 

their homes and the homes of their neighbors themselves (Habitat, n.d.-a). Southwood has many 

professional builders, construction workers, and tradesmen among them, and the manual labor 

contributes to the sense of ownership. Homeownership is worth more than a piece of paper when 

you’ve built your house with your own hands (P. Krebs, personal communication, October 23, 

2024). Habitat understands that change can be scary, and while many have always dreamed of 

homeownership, it can be an unfamiliar and confusing experience. It is Habitat’s mission to form 

a personal relationship with the Southwood Community, taking baby steps towards sustainable 

redevelopment and seeking engagement from the residents at every stage (Habitat, 2019).  

 

An Ethical Assessment: Applying Actor-Network Theory and Care Ethics 

When analyzing the topic of this thesis, the following actors could conceivably be in a 

network together: the residents of Southwood, residents of Charlottesville and surrounding 

Albemarle County, the city and county governments, the Albemarle County Department of Parks 
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and Recreation, urban planners and engineers involved in the development of Biscuit Run, 

nonprofits such as Habitat and PEC, the park itself, including all infrastructure, flora and fauna, 

park visitors, and the climate. Of course, there could be infinite actors, but it is important to 

delineate a network envelope (Francisco, 2024). Rigolon and Christensen applied this concept in 

their PRADS report, differentiating between beneficiary and implementer actors for green 

gentrification prevention (Rigolon & Christensen, 2019). All of these actors affect each other, 

and understanding those relationships will impact both park management and how the 

Charlottesville community can care for Southwood. 

Similarly, care ethics is a philosophy that places caretakers and caregivers in an 

interconnected network, where the giving and receiving of care is the primary interaction 

(Sander-Staudt, n.d.). Rather than being in competition with one another, all humans depend on 

each other, needing to both care and be cared for, even if it is subconsciously felt (Kwan, n.d.; 

Maio, 2017). This idea could be extended to include our dependence on the natural world — we 

must care for the environment as it cares for us. Public parks both improve the environment and 

provide society with a connection to nature, as well as connections to one another. Families can 

gather for a picnic or a birthday party. When passing someone on a city sidewalk, rarely do we 

smile and say hello, but it is commonplace on a trail. 

Combining ANT and care ethics reveals some significant linkages. As actors under ANT 

and members of a community, we are influenced by our fellow community members, and they 

are influenced by us, most likely in ways that are invisible to us. With care, we can have a more 

intentional, positive impact. By helping to uplift the most vulnerable in our community, we 

strengthen the community as a whole and improve life for all. These acts of care are not 

handouts, rather, care ethics stresses that there is mutual respect and balance. Though there is 
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inherent asymmetry, there will also be reciprocity. Needing care is not a flaw, because it is 

universal (Maio, 2017). As previously emphasized, the people of Southwood play an active role 

in the betterment of their own lives, a concept that is clearly deeply felt by Habitat and the other 

nonprofits working tirelessly for others. 

 

Conclusion 

The strong partnership between Habitat and Southwood alongside the development of 

Biscuit Run Park serves as a model for how both procedural and cultural solutions can be 

successfully applied to avoid green gentrification and its detrimental effects. Because of 

Habitat’s paradigm of early intervention for affordable housing paired with employment 

opportunities, community centers, and connectivity to greater Charlottesville, a strong economic 

and cultural foundation has been established for Southwood that is capable of weathering any 

gentrification effects (Rigolon & Christensen, 2019; Southwood Community, n.d.-a). 

Collaboration amongst nonprofits, the county government, and Southwood residents will allow 

for inclusive access to Biscuit Run, so that everyone can enjoy the health and social benefits 

provided by the park (Jelks et al., 2021, Rigolon & Christensen, 2019). While these efforts are 

mostly focused on the Biscuit Run and Southwood area, more widespread policy solutions can 

be implemented by the City of Charlottesville, Albemarle County, and the Commonwealth of 

Virginia to better protect low-income families from the threat of gentrification and displacement, 

both in the pursuit of urban greening and otherwise (Rigolon & Christensen, 2019). Habitat’s 

work towards non-displacement and community involvement in Southwood is unparalleled, and 

while the work is still ongoing, their strategies will certainly be implemented in future 

redevelopment projects (P. Krebs, personal communication, October 23, 2024). 
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