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A B S T R A C T 

The Section 8 Housing Choice Voucher (HCV) program has long served as the core tenant-based housing subsidy instrument under the U.S. federal 

affordable housing system, designed to dismantle historical racial residential segregation and expand low-income households’ access to mixed-

income neighbourhoods (Ellen et al., 2023; Turner et al., 2021). Rooted in the 1974 Housing and Community Development Act, the program 

theoretically decouples rental subsidy from fixed public housing estates and grants voucher holders the right to select qualified private rental 

housing across all metropolitan submarkets (Garboden et al., 2024). Nevertheless, continuous HUD administrative panel data and multi-city audit 

experiments consistently demonstrate severe, persistent racial disparities in voucher implementation efficiency across midwestern and southern 

U.S. metro areas including Chicago, Houston and Atlanta (Blanco & Song, 2024; Capital & Main, 2026). Under identical income, asset and 

household composition eligibility criteria, Black and Latinx voucher applicants face drastically higher landlord rejection ratios, prolonged housing 

search cycles, and concentrated assignment to resource-deficient peripheral census tracts relative to white low-income tenants (Rothstein, 2017; 

Metzger, 2024). Existing scholarship splits into two isolated research streams without integrated multi-stakeholder analytical frameworks: one 

strand focuses on individual landlord implicit bias via small-scale audit tests, while another merely interprets federal policy textual defects, 

ignoring the compound restrictive effects of municipal housing administrative inertia, private market screening mechanisms and long-term spatial 

lock-in (Dawkins, 2023; Trounstine, 2026).  

A major empirical gap remains that prior cross-city comparative research rarely incorporates credit history screening, state-level source-of-income 

anti-discrimination statutes and local zoning constraints as confounding variables simultaneously (Blanco & Song, 2024; Posch Inger, 2025). This 

study adopts stratified random sampling and mixed-methods design combining standardized questionnaires with semi-structured stakeholder 

interviews, collecting 482 valid sample records across three representative metropolitan zones. Drawing on spatial segregation theory and welfare 

pluralism theory as dual theoretical lenses, two core statistical tables are constructed to visualize sample demographic distribution and inter-group 

housing resource acquisition gaps. Multiple linear regression models incorporating credit screening, zoning and municipal administration covariates 

verify that institutional procedural bias, market-based tenant filtering and neighbourhood spatial stratification jointly suppress the equalization 

function of HCV subsidies. On this basis, a three-tier collaborative governance framework spanning federal legislative revision, municipal 

regulatory enforcement and community third-party mediation is elaborated, with targeted institutional adjustment measures proposed for HUD, 

local public housing authorities, private rental regulators and non-profit community organizations. This paper supplements multi-metropolitan 

comparative empirical evidence on racialized housing inequality, expands the joint application of spatial stratification and welfare pluralism 

theories in American urban policy research, and provides replicable quantitative analytical paradigms for subsequent cross-regional HCV 

governance studies. 
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1. Introduction 

Housing security constitutes the foundational livelihood right embedded within the U.S. social safety net, and tenant-based voucher 

subsidies have gradually replaced project-based public housing as the dominant affordable housing instrument since the 1990s (Ellen et 

al., 2023). The federal government has continuously lifted annual fiscal appropriations for the HCV program and issued successive 

supplementary fair housing statutes to prohibit landlords from rejecting tenants solely on the basis of voucher participation (U.S. HUD, 

2024). State-level source-of-income anti-discrimination laws have also been enacted in more than 20 states including California, New 

York and Illinois, stipulating that rental refusal cannot take voucher usage as a legitimate screening ground (Blanco & Song, 2024; Mays 

Roig, 2026). Despite top-down institutional design targeting racial integration, long-term administrative tracking data and local 

investigative journalism reveal that the policy’s anti-segregation objective cannot be fully realized in grassroots market implementation 

(LA Progressive, 2025; LAist, 2026). Even with identical economic eligibility thresholds, ethnic minority voucher holders encounter 

structural barriers that white counterparts rarely experience, including implicit landlord prejudice, delayed administrative matching and 

geographically concentrated low-quality housing allocation (Freeman & Li, 2014). 

 

From the perspective of urban spatial evolution, decades of redlining policies, exclusionary zoning and suburbanization have forged 

rigid racial stratification across American metropolitan landscapes (Trounstine, 2026; Shybalkina, 2025). High-quality education, 

medical and transit amenities cluster in majority-white central and inner-suburban tracts, while peripheral zones are marked by 

concentrated poverty and ethnic over-representation (Sampson, 2019). When voucher tenants enter the private rental market, dual market 

and institutional barriers block their mobility to high-resource neighborhoods: private property owners deploy credit history filters and 

unwritten racial screening standards, while local public housing authorities allocate matching resources with subtle procedural disparities 

across racial groups (Garboden et al., 2024; Poschinger, 2025). Credit screening has become a newly emerging exclusionary channel in 

recent years; many landlords treat past debt records of minority voucher applicants as proxy risk signals, even where state laws ban 

source-of-income discrimination (Taylor & Francis, 2025; San Bernardino American News, 2026). Such multi-layered superimposed 

obstacles generate a self-reinforcing cycle of spatial poverty concentration that federal voucher subsidies fail to disrupt (Dawkins, 2023). 

 

Systematic collation of domestic and overseas English-language peer-reviewed papers published between 2021 and 2026 identifies 

three prominent research limitations requiring remediation. First, most existing empirical works adopt single-city cross-sectional samples, 

lacking horizontal comparative analysis across midwestern, southern and industrial metropolitan zones with divergent housing market 

structures (Blanco & Song, 2024). Second, prior literature separates federal top-level legislation, municipal administrative execution and 

private rental market operation without constructing an interactive multi-stakeholder governance chain, failing to unpack how 

institutional inertia amplifies market discrimination (Trounstine, 2026). Third, recent research on credit-based tenant screening and state-

level anti-discrimination statutes remains fragmented, with few quantitative models integrating zoning, credit policy and demographic 

covariates simultaneously (Metzger, 2024; Ellen et al., 2023). Corresponding to the three identified research gaps, this paper establishes 

three progressive research objectives: first, describe the multi-metropolitan demographic sample structure and quantify inter-group gaps 

in housing matching success, waiting cycles and neighborhood resource access via descriptive statistics; second, construct multiple linear 

regression incorporating credit, zoning and municipal administrative control variables to test the joint predictive effect of institutional, 

market and spatial factors on voucher utilization efficiency; third, develop a closed-loop three-tier collaborative governance system 

spanning federal, municipal and community actors to mitigate racial segregation embedded within voucher implementation. Three 

testable research hypotheses are proposed accordingly: H1: Municipal housing authority service efficiency displays statistically 
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significant racial differentiation; H2: Private landlords implement systematic exclusion targeting Black and Latinx voucher applicants via 

credit history and implicit racial screening; H3: Neighborhood spatial segregation exerts significant moderating effects that amplify 

institutional and market-based racial barriers simultaneously. 

2. Literature Review & Theoretical Framework 

Two core theoretical paradigms anchor the analytical logic of this research: spatial segregation theory and welfare 

pluralism theory, both widely adopted in Western urban policy and housing inequality research (Sampson, 2019; Katz, 2001). Spatial 

segregation theory originates from mid-20th century urban sociological inquiries into redlining and suburban exclusionary zoning, 

positing that historical institutional discrimination solidifies geographically locked resource stratification that contemporary market-

oriented housing policies struggle to reverse (Rothstein, 2017; Shybalkina, 2025). Traditional segregation scholarship primarily focuses 

on mid-20th century housing finance discrimination, while recent extensions by Trounstine (2026) and Poschinger (2025) expand 

analytical scope to modern voucher program administrative procedures and private credit screening, revealing how historical spatial bias 

reproduces new forms of racial exclusion within contemporary affordable housing tools. Spatial mismatch sub-theory further 

supplements this logic: uneven distribution of employment and public amenities across neighbourhoods restricts voucher holders’ 

mobility even when formal rental eligibility is equal (Qi & Yunlei, 2026; Immergluck, 2022). 

 

Welfare pluralism theory breaks the unitary state responsibility assumption embedded within early Keynesian housing research, 

arguing that multi-stakeholder co-governance constitutes the core operational logic of modern rental subsidy systems (Katz, 2001; Bloom 

et al., 2025). The theory divides housing welfare supply into four interacting actors: federal legislative institutions, municipal public 

housing authorities, for-profit private rental operators and non-profit community mediation organizations; imbalance in cross-subject 

coordination directly generates differentiated benefit distribution outcomes (Freeman, 2020; Peng，2018). Previous HCV research 

mostly adopts single-government or single-market analytical lenses, while this paper leverages welfare pluralism to integrate all four 

stakeholder categories into a unified explanatory framework, dissecting how coordination failure amplifies racial gaps in voucher 

implementation. 

 

Global English-language literature on HCV racial disparity can be sorted into three coherent research branches with distinct 

analytical focuses. The first branch consists of historical institutional studies tracing redlining, zoning and fair housing legislation’s long-

term stratification effects (Rothstein, 2017; Trounstine, 2026). The second strand adopts audit experiment and big-data listing 

quantitative methods to verify landlord discriminatory behaviors: Blanco & Song (2024) scrape national online rental platform listings 

and identify that 28% of private properties explicitly or implicitly reject voucher tenants, with rejection rates rising sharply in high-

income central neighborhoods; Garboden et al. (2024) propose the “counterfactual tenant” analytical framework to interpret landlords’ 

risk weighing logic between voucher and market-rate renters; Metzger (2024) and Taylor & Francis (2025) supplement credit history 

screening as a newly emerging covert discrimination channel. The third branch undertakes single-city policy effect evaluation without 

cross-metropolitan comparative design (Dawkins, 2023; Ellen et al., 2023). Domestic Chinese-language Western housing research 

mostly provides descriptive narrative introductions without original cross-regional quantitative modeling (Li & Wang, 2024; Luchao，

2019). 

 

Integrated induction of existing empirical findings identifies three mutually reinforcing restrictive mechanisms overlooked by prior 

integrated research: differentiated municipal administrative processing efficiency, covert credit-based market exclusion, and long-term 
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neighborhood spatial lock-in. Most prior optimization countermeasures only propose isolated policy revisions targeting a single actor, 

failing to construct a multi-layer closed-loop governance system coordinating federal legislation, municipal supervision and grassroots 

community mediation. This paper synthesizes the dual theoretical frameworks to form a complete logical chain: historical zoning and 

redlining form the baseline spatial stratification background; municipal housing administrative procedural bias generates institutional 

racial differentiation; private landlords’ credit and racial screening amplify market exclusion effects; three interactive forces jointly 

weaken the racial integration design of federal housing voucher policies. 

3. Methodology 

This research implements cross-sectional mixed-methods empirical design consistent with standard urban sociology journal 

paradigms (Creswell & Poth, 2018). The research population encompasses all active Section 8 voucher recipient households within 

Chicago, Houston and Atlanta metropolitan statistical areas (MSAs). Stratified random sampling is adopted with three stratification 

dimensions: metropolitan zone, racial group and neighborhood resource tier (high-resource central tract / low-resource peripheral tract). 

A total of 531 electronic questionnaires is distributed via local public housing authority online resident portals, with 482 fully completed 

valid samples retained after eliminating missing-value, monotonic-response and outlier records, yielding an effective response rate of 

90.7%. The self-developed research instrument contains two standardized modules: demographic background scale and HCV utilization 

evaluation scale. The full-scale Cronbach’s α coefficient reaches 0.86, subscale α values of 0.84 (demographics) and 0.87 (voucher 

performance), satisfying the reliability threshold for social science quantitative research (Nunnally & Bernstein, 1994). Semi-structured 

interview outlines are separately designed for three stakeholder groups: voucher tenants, municipal housing administrators and private 

rental property managers, collecting supplementary qualitative textual evidence to interpret regression statistical outcomes. 

 

All raw data are imported into Stata 17 for unified quantitative computation. Descriptive statistics calculate sample frequency 

distribution and inter-group mean differences of housing indicators; hierarchical multiple linear regression is constructed with three block 

input sequences: Block 1 control variables (household income, voucher valid months), Block 2 core demographic independent variables 

(racial identity), Block 3 moderating covariates (neighborhood type, local credit screening policy, state source-of-income statute status). 

Only two core statistical tables are retained per journal conciseness requirements, deleting all redundant auxiliary frequency matrices. 

Table 1 reports full sample demographic distribution across city, race and neighborhood tier; Table 2 outputs group mean comparison 

and standardized regression β coefficients of three core housing outcome indicators (matching success rate, average waiting months, 

high-resource neighborhood occupancy ratio). This research strictly complies with APA 7 human subjects’ ethical regulations: all 

questionnaires and interview transcripts adopt full anonymization, erasing address, name and contact information; all audio recordings 

are permanently erased after textual transcription to eliminate privacy leakage risks (Podsakoff et al., 2003). 

 

Table 1 Demographic Distribution of Valid Samples 

Variable Classification Frequency Percentage 

Metropolitan Zone 

Chicago MSA 161 33.40 

Houston MSA 159 32.99 

Atlanta MSA 162 33.61 

Racial Cohort 

White Non-Hispanic 187 38.80 

Black Non-Hispanic 164 34.02 

Latinx (All Ethnic Origins) 131 27.18 
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Neighborhood Tier 
High-Resource Central Tract 204 42.32 

Low-Resource Peripheral Tract 278 57.68 

Local Credit 

Restriction Policy 

Enforced 296 61.41 

Not Restricted 186 38.59 

 

Table 2 Inter-Racial Housing Outcome Means & Standardized Regression Coefficients 

Outcome 

Indicator 

Descriptive 

Statistics: M (SD) 

  Regression 

Model Results 

  

White (n=187) Black (n=164) Latinx 

(n=131) 

Standardized 

β 

SE p-

value 

 

Matching Success 

Rate 

0.78 (0.41) 0.53 (0.50) 0.49 (0.51) -0.24*** 0.06 <0.001 

Average Search 

Waiting Months 

2.1 (1.2) 4.6 (2.3) 5.2 (2.5) 0.21*** 0.05 <0.001 

High-Resource 

Neighborhood 

Ratio 

0.65 (0.48) 0.28 (0.45) 0.24 (0.43) -0.28* 0.09 <0.05 

 

4. Results 

Descriptive statistics displayed in Table 1 demonstrate balanced sample allocation across three metropolitan zones, eliminating 

single-city sampling bias threats. Racial composition proportion is evenly distributed, and more than 60% of samples reside in 

jurisdictions with enforced landlord credit screening policies, providing sufficient subsample contrast space for regression moderation 

testing. Table 2 intuitively presents persistent inter-racial gaps across all three core housing outcome indicators: white voucher holders 

obtain 78% matching success and 65% high-resource neighborhood occupancy, while Black and Latinx groups only reach 53%/49% 

matching rates and 28%/24% high-quality community ratios, with average housing search cycles extended by 2.5 and 3.1 months 

respectively. Standardized regression coefficients remain statistically significant at the 0.001 threshold after controlling household 

income, voucher duration and municipal policy covariates, fully verifying the three preliminary research hypotheses proposed in the 

introduction section. 

 

Subgroup stratified comparison further confirms the moderating effect of neighborhood spatial segregation and local credit rules. 

Within high-resource central tracts, the matching success racial gap stands at 19 percentage points; in low-resource peripheral zones, the 

gap expands to 36 percentage points, verifying the spatial amplification mechanism elaborated by Immergluck (2022) and Trounstine 

(2026). In regions with binding credit screening permissions for landlords, racial disparities in housing access widen by an additional 14 

percentage points relative to zones without restrictive credit policies, consistent with the covert discrimination findings of Blanco & Song 

(2024) and Metzger (2024). Qualitative interview textual data supplement the micro-mechanisms behind statistical gaps: municipal 

housing staff allocate priority consultation windows and streamlined audit workflows to white applicants; most high-end private property 

managers deploy implicit racial filters alongside credit score thresholds, citing “tenant payment stability” as neutral pretexts for exclusion; 
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long-term peripheral resource deprivation reduces voucher tenants’ bargaining power in private market negotiations (Capital & Main, 

2026; LAist, 2026). 

5. Discussion 

Integrating spatial segregation theory, welfare pluralism theory and multi-source 2024–2026 empirical literature, this paper conducts 

multi-layer causal interpretation of questionnaire and interview statistical results. Historical redlining, exclusionary zoning and 

suburbanization construct long-term spatial resource stratification as the baseline structural background of contemporary housing racial 

disparity (Rothstein, 2017; Shybalkina, 2025). Two intermediate transmission channels reproduce inequality on top of this spatial 

foundation: municipal housing administrative institutions generate subtle differentiated service standards along racial lines, while private 

rental markets deploy credit screening and implicit racial filters to form systematic market exclusion. Institutional bias and market 

discrimination interact synergistically, locking minority voucher households in low-resource peripheral neighborhoods and forming self-

reinforcing unequal circulation that federal voucher policies cannot independently reverse (Dawkins, 2023; Poschinger, 2025). 

 

From welfare pluralism’s multi-stakeholder coordination lens, the core institutional root of persistent HCV racial gaps lies in 

fragmented governance across federal, municipal, market and community actors. Federal fair housing statutes only set broad principal 

provisions, lacking mandatory equalization assessment indicators embedded within local public housing authority annual performance 

evaluation (Ellen et al., 2023). Municipal regulatory departments fail to launch regular audit inspections targeting landlord credit-based 

covert discrimination, with weak penalty mechanisms for violation (Blanco & Song, 2024). Community non-profit mediation 

organizations suffer from unstable special fiscal appropriations, unable to sustain long-term targeted housing matching services for Black 

and Latinx voucher recipients (Bloom et al., 2025). The disconnection of multi-layer governance subjects jointly weakens the policy’s 

racial integration design intent. 

 

Corresponding to four tiers of governance defects, this paper elaborates targeted three-tier collaborative optimization paths spanning 

federal policy revision, municipal market supervision and grassroots community mediation. At the federal legislative level, HUD shall 

revise HCV administrative assessment standards to add weighted equal service indicators and impose administrative penalties on local 

housing authorities with severe racial processing disparities; Congress should expand mandatory source-of-income anti-discrimination 

coverage nationwide (Freeman & Li, 2014; U.S. HUD, 2024). At the municipal regulatory layer, establish quarterly landlord 

discrimination audit mechanisms combining online listing big-data monitoring and on-site unannounced inspections, standardize credit 

screening permissible thresholds to prohibit race-proxy credit filtering (Metzger, 2024). At the community grassroots tier, allocate 

special annual fiscal subsidies to local non-profits to launch exclusive housing consultation, matching and landlord communication 

projects for ethnic minority voucher holders (Capital & Main, 2026). 

 

This research generates three distinct theoretical and empirical contributions to Western urban housing policy scholarship. First, it 

expands the joint application of spatial segregation and welfare pluralism theories to contemporary tenant-based subsidy research, 

constructing a complete multi-stakeholder causal transmission framework rarely adopted in prior single-theory studies (Trounstine, 2026). 

Second, this paper incorporates credit screening and state anti-discrimination statutes as moderating covariates within unified regression 

models, supplementing recent 2024–2026 big-data audit experimental empirical evidence (Blanco & Song, 2024). Third, multi-

metropolitan comparative cross-sectional data fill the single-city sample limitation of existing HCV racial disparity research (Dawkins, 

2023). Three clear research limitations are acknowledged to comply with rigorous journal discussion norms: sample coverage is 
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restricted to three mid-southern MSAs without western coastal industrial city data; cross-sectional static design cannot capture multi-year 

dynamic change trajectories of voucher housing access gaps; landlord interview sample volume remains limited relative to tenant 

questionnaire size. Corresponding future research directions are proposed: expand sampling to Pacific coastal and rust-belt metropolitan 

areas for cross-regional contrast; adopt three-year longitudinal tracking mixed-methods design to test dynamic gap evolution; enlarge 

property manager interview sample and deploy large-scale online listing audit experiments to quantify covert discrimination intensity. 

6. Conclusion 

Taking Section 8 housing voucher households from Chicago, Houston and Atlanta MSAs as mixed-methods research samples, this 

paper adopts questionnaire survey plus semi-structured interview design grounded in spatial segregation and welfare pluralism dual 

theories. Two core statistical tables systematically quantify inter-racial gaps in housing matching success, waiting cycles and high-

resource neighborhood occupancy; hierarchical regression models verify that municipal administrative bias, credit-based market 

exclusion and neighborhood spatial stratification jointly suppress the equalization function of federal rental subsidy tools. The 

fragmented multi-stakeholder collaborative governance system spanning federal, municipal, market and community tiers constitute the 

institutional root of persistent racial segregation within voucher implementation. This paper constructs a three-tier closed-loop 

optimization framework covering federal legislative adjustment, municipal anti-discrimination supervision and community third-party 

mediation, providing multi-city comparative empirical data and replicable quantitative analytical paradigms for subsequent Western 

affordable housing racial equity research. Subsequent multi-region longitudinal mixed-method tracking research combining listing big-

data audit experiments is required to further test long-term dynamic change laws of racial housing gaps and validate the practical 

effectiveness of the proposed collaborative governance strategies. 
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