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About the Contributors 
 
Shemaeka Shaw (she/her/hers)  

Shemaeka is the founder of an organization called Broken Hearted 
Homes, which is a renters' association that focuses on eviction 
prevention and slumlord elimination in greater Louisville and surrounding 
areas. She is on her way to becoming a one-stop location for housing 
needs. She is also a founding member of the Louisville Eviction Lab.  

 

Katrice Gill (she/her/hers) 

Katrice is a fierce advocate and a powerhouse outreach coordinator. She 
is also a founding member of the Louisville Eviction Lab at the Root 
Cause Research Center. Katrice studied Theatre Arts at JCTC and was 
trained in community organizing by Black Lives Matter Louisville and 
Broken Hearted Homes. As a former resident of Beecher Terrace, she is 
very passionate about housing justice and the right to remain in one’s 
community. 

 

Josh Poe (he/him/his)  

Josh is an RCRC Co-Founder, Co-Principal Investigator, community 
research curriculum co-designer, project facilitator, and research 
supervising staff member. He is also an urban planner, community 
organizer, and geographer. He has over 20 years of scholarship, activism 
and practical experience in planning, urban land policy and housing 
issues. Originally from Eastern Kentucky, he began his career doing 
grassroots organizing around housing, labor, and economic justice issues 
in Seattle, WA in the late 1990s. In 2017 he authored and published the 
interactive storymap, Redlining Louisville: Racial Capitalism and Real 
Estate, which received recognition from Harvard’s Kennedy School of 
Government in its effort to recognize best-in-class data visualizations. His 
research and activism are foregrounded in exposing racial capitalism in 
real estate science, creating countermaps to institutionalized planning 
curriculum, and using cartography and organizing to combat 
dispossession and displacement. 
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What is LEL? 

The Louisville Eviction Lab (LEL) is a collective research effort between scholar-activists and 
residents who are fighting poverty and housing insecurity in Louisville, KY. We believe that 
through studying the causes and consequences of evictions in Louisville, we can produce 
knowledge and data that helps build a political force for tenants rights and liberation from 
displacement and gentrifying market forces. We will study and implement data and research to 
support base building activities, to create counter-narratives for a public pedagogy, and to 
generate alternative housing and planning policies and programs. 

Our hope is that through this data analysis, we begin a radical reimagining of a Kentucky where 
we question the violent and extractive nature of rent, begin to see property as a form of theft 
and build a base campaign for Zero Evictions during a global pandemic. 

We believe that the dispossession of Black communities through the eviction process is a 
continuation of the systemic violence rooted in settler colonialism, plantation slavery and racial 
capitalism, or what renowned scholar Ananya Roy calls “stolen lives and stolen land.” A tenant’s 
daily relation to shelter and safety is undermined through rent increases, evictions, law 
enforcement, landlords, and dilapidated dwellings. Our analysis found that Louisville’s eviction 
rate was 7.6% for 2019, making it one of the highest in the nation. This violence of rent is 
normalized by blaming the wrongdoing on the dispossessed through criminalizing poverty and 
houselessness. Just as Black men are disproportionately incarcerated, Black women 
experience a much higher rate of evictions. In many ways, Black women subsidize the carceral 
state and the mass incarceration of Black men by carrying the burden of things such as housing 
costs as single parents, contributing to the commissaries of incarcerated family members, and 
bearing the transportation costs of visiting incarcerated relatives. 

 
 

Check out this project’s 
Community Research Expo 
presentation on Youtube! 
Click here. 
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Terms & Methodology 

On June 24, 2020, the Root Cause Research Center, requested from the Jefferson County 
Court Office of Research and Statistics a bulk dataset of Forcible Detainer cases disposed in 
Jefferson County from January 1, 2015 through June 30, 2020; and that this dataset be updated 
quarterly thereafter for the duration of an MOU between Root Cause Research Center and the 
Administrative Office of the Courts (AOC). On 7.14.2020, Root Cause Research Center signed 
an MOU with the Administrative Office of the Courts in Jefferson County to obtain the Jefferson 
County Forcible Detainer Case Data. 

The Jefferson County Court database, CourtNet, which provides a summary of cases statewide, 
was queried for cases with the forcible detainer (‘FD’) case type code disposed from January 1, 
2015 through the end of the previous quarter in Jefferson County, for the presence of the 
document codes requested, and for the plaintiff name and the defendant’s address entered in 
the case.  

The entire dataset is to be recompiled each quarter to capture any data related to a prior quarter 
edited or entered after a prior delivery. Data will be delivered in this format for the duration 
specified in the Memorandum of Understanding governing the delivery of this dataset. The 
dataset includes Forcible Detainer cases disposed of in Jefferson County from January 1, 2015 
through the end of the previous quarter, including plaintiff names and defendant addresses, and 
an indication of whether the court documents listed below were filed in each case.  

The data we obtained went through a rigorous “cleaning” process, including removing duplicate 
data entries, geocoding, and making sure that each entry represented a unique household.  

Eviction filing: After the formal eviction notice deadline, rental property owners and landlords 
can then file for eviction with their local courthouse. 
 
Eviction judgment: The eviction filing becomes an eviction judgment once the court hearing 
sides with the landlord, property owner, or, in rare cases, the renter. Typically, if the renter wins 
an eviction hearing, the eviction case is dismissed. 

A “filing rate” is the ratio of the number of evictions filed in an area over the number of 
renter-occupied homes in that area. An “eviction rate” is the subset of those homes that 
received an eviction judgment in which renters were ordered to leave. The filing rate also counts 
all eviction cases filed in an area, including multiple cases filed against the same address in the 
same year. But an eviction rate only counts a single address who received an eviction 
judgment. 

The LEL uses filing rates more than eviction rates as an indicator of housing insecurity. In doing 
this, we are breaking from most standard academic practices. Our hypothesis here is that filing 
rates are a more accurate indicator of housing insecurity because eviction judgements don’t 
include tenants who “self evict'' or leave before the court case is settled. Evidence shows that 
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many tenants move as soon as they receive an eviction notice. Standard academic 
methodology favors using eviction judgements because most people don’t believe that tenants 
choose to move out before they are thrown out by the state, indicating a lack of understanding 
about how displacement works. For instance, if a Jefferson County resident receiving public 
housing subsidies receives an eviction judgement, they are barred from receiving subsidies for 
three years, creating a serious disincentive to go through the court process and challenge the 
eviction. Through our practice of solidary research, we support the hypothesis that many 

evictions happen outside the 
courtroom, and that eviction filings 
provide a better geographical 
representation of housing insecurity 
and displacement in gentrifying 
neighborhoods. As DeLuca, Wood 
and Rosenblatt note in their article 
“Why Poor Families Move (And 
Where They Go): Reactive Mobility 
and Residential Decisions,” 

 
“Interviews reveal that housing instability is a broad and pervasive condition in 
the lives of the black urban poor, and its scope goes well beyond the events of eviction 
to include housing unit deterioration, housing policies, family conflict, and neighborhood 
violence. In the wake of what we more broadly term reactive mobility, the processes of 
housing search, evaluation, and selection became compressed by the urgent need to 
get shelter, shortening the time window within which reactive moves were made and 
straining households already struggling to make ends meet.”1 

 
 

An Analysis of COVID Evictions  
 
The LEL analyzed evictions and 
rental assistance funds during 
COVID-19 using data from the 
Jefferson County AOC and from an 
Open Records Request submitted to 
Louisville Metro Government in 
October, 2020. We looked at the 
eviction data between March 1, 
2020 and September 30, 2020. 
During this time, there were 1,1165 

evictions filed in Jefferson County, resulting in 438 judgements. However, we believe that the 
number of actual evictions is much higher due to illegal evictions and the number of people who 
“self evict” that are unrecorded. From court observations, the LEL has observed numerous 

1 Why Poor Families Move (And Where They Go): Reactive Mobility and Residential Decisions 

Louisville Eviction Lab: An Analysis of COVID Evictions & Beecher Terrace Evictions  |  6 

https://onlinelibrary.wiley.com/doi/abs/10.1111/cico.12386


 

cases where the eviction moratorium regulations are ignored by judges and landlords refusing 
rental assistance.  
 

Eviction regulations timeline during COVID: 
 

➢ 3/27/2020 - president signed the Coronavirus Aid, Relief, and Economic Security 
Act (CARES Act) into law, creating an eviction moratorium restricting landlords of 
covered properties from filing new eviction actions for non-payment of rent. 
CARES Act in effect for 120 days.2 

➢ 5/8/2020 - Gov. Andy Beshear issued an eviction moratorium through the end of 
the state of emergency. The Kentucky Supreme Court halted eviction filings until 
July 1. 

➢ 5/25/2020 - Beshear amended the order to suspend evictions for nonpayment, 
meaning that renters could be evicted for other violations of their lease, such as 
being a nuisance.3  

➢ 7/7/2020 Greater Cincinnati Northern Kentucky Apartment Association 
(GCNKAA) filed a federal lawsuit against Gov. Andy Beshear to allow evictions 
for those who do not pay their rent.4 

➢ 7/27/2020 - Kentucky Supreme Court issued an order allowing the state's courts 
to resume processing eviction filings, even as Beshear's order remains in effect.5 

➢ 8/24/2020  CDC ordered a halt to certain nonpayment evictions nationwide 
through December 31, 2020 on public health grounds if the Tenant can produce 
a proper signed Declaration/Affidavit. 

➢ 8/24/2020 - Governor Beshear announced a new executive order for Kentuckians 
facing eviction. Landlords must give tenants at least 30 days of notice with their 
intent to evict for nonpayment of rent. During those 30 days, the landlord and 
tenant must meet and confer, which gives landlords and tenants a chance to 
work out an agreement. Governor Beshear has also announced the Healthy at 
Home Eviction Relief Fund, which uses $15 million to reimburse eligible landlords 
for missed rent payments and give them some advanced rent so tenants can stay 
in their homes.6 

 
 
 

2 Summary and Analysis of Federal CARES Act Eviction Moratorium 
3Kentucky faces wave of evictions if Andy Beshear's protections go away, advocates warn 
4 Apartment owners sue Beshear to allow evictions of tenants who don't pay rent 
5 Renters, landlords in Kentucky confused as eviction moratorium in limbo 
6 Gov. Beshear announces new executive order on evictions, Healthy at Home Eviction Relief Fund 
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Covid Evictions 

 

Figure 1 - Map of Eviction Filings during COVID per census tract 

Figure 1 highlights the locations of eviction filings during covid. Through our open records 
request and court observations, we found that Louisville’s serial evictors during Covid are also 
the largest recipients of rental assistance funds.  
 

● Top Evictors During Covid 
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Broadway Management LLC ⇨ 41 eviction judgements between March & 
September 

Alltrade Service Solutions ⇨ 22 eviction judgements in one day on (based on 
court observations on October 10, 2020) 

Derby Estate Apartments ⇨ 16 eviction judgements between March & 
September 

● Rental Assistance Subsidies During COVID-19 
○ Mirage Property Management ⇨ $109,661 

○ Broadway Management LLC ⇨ $97,784 

○ Alltrade Service Solutions ⇨ $70,845 

● Between March 1 and Sept 30,2020 Louisville Metro spent $7.14 million in rental 
assistance for 7,207 units. Averaging out to $990 per unit. 

● Despite the CARES Act covering properties that receive federal subsidies, Louisville 
Metro Housing Authority (LMHA) received $48,048 in rental assistance subsidies during 
this time. 

 

Beecher Terrace Evictions 
 
Louisville Metro Housing Authority (LMHA) received a $29.574M Choice Neighborhoods 
Initiative Implementation grant award from HUD on December 12, 2016 to implement Russell’s 
Transformation Plan. These funds are leveraged with over $200M of additional public and 
private investment in the neighborhood. Part of Russell’s Transformation Plan is to replace the 
Beecher Terrace public housing complex. The relocation of existing Beecher Terrace 
households began in 2018, and will be completed in phases. Demolition and remediation began 
in Fall, 2017 and construction will be completed by September, 2023. 
A total of 640 housing units will be constructed on the Beecher footprint, including 620 
mixed-income rental and 20 homeownership units.7 
 
Choice Neighborhoods is the follow up program to HOPE VI, which provided federal funding for 
the demolition and redevelopment of public housing sites. Choice Neighborhoods expanded the 
scope of HOPE VI to include neighborhoods beyond public housing sites. LMHA in turn 
awarded St. Louis developer McCormack, Baron and Salazar (MBS) a 30-year developer 
contract that includes a ground lease to control and redevelop the site.8 MBS has since 
accessed a $30 million grant that demolished over 725 units of public housing, displaced over 

7 Vision Russell Transformation Plan 
8 MBS Beecher Terrace Ground Lease 
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1,400 people and will now reap the benefits of redeveloping a site of mostly market rate units.9 
In 2019, the project was already $34 million over budget despite being in the early stages, so 
HUD again awarded the LMHA with a supplemental $4 million dollar grant along with a two year 
extension for the replacement units.10 LMHA has said that they are willing to make up the 
budget shortfall from their internal funding, meaning MBS has virtually unlimited access to public 
funds until the project is complete with little to no public accountability. 
 
LMHA has a “Right to Return” policy guaranteeing that “all original Beecher Terrace residents 
(who lived at Beecher Terrace on or after June 28, 2016), who are in good standing with LMHA 
are eligible for a lifetime preference to return to any on- and off-site Beecher Terrace 
replacement units.”11 However, according to the LMHA press releases, over one quarter of 
former Beecher Terrace residents have already abandoned the Choice Neighborhood process 
or were forced out. “From the original 726 households, 199 Beecher Terrace households are no 
longer in the LMHA system. Of these, there were 107 'involuntary terminations' and 92 
households who moved into the private housing market, died, left Louisville/Jefferson County, or 
left due to illness.”12  
 
When MBS was awarded the Choice Neighborhood contract for Louisville, they hired Urban 
Strategies to provide case management for displaced public housing residents, even though 
MBS CEO Richard Baron is still the board chair of Urban Strategies.13 Urban Strategies doesn’t 
disclose this relationship to the community, however, so when public housing residents have a 
complaint about the landlord, they are instructed to file it with their case manager at Urban 
Strategies, totally unaware that Urban Strategies is the nonprofit branch of their private landlord. 
This relationship enables local public housing authorities and private developers to control 
resident dissent. This practice also demonstrates a clear conflict of interest, violation of 
community trust, and breach of professional integrity beyond unintentional moral error.  
 
LEL analyzed records from Louisville eviction court and found that 524 households were evicted 
in Beecher Terrace between June 2016 and the demolition in 2019, suggesting that the number 
of households displaced through this process is much higher than LMHA is reporting. These 
records also show that Beecher Terrace eviction judgements increased drastically from 2016 to 
2017 (138 to 223) despite eviction filings decreasing (401 to 391), suggesting that LMHA 
pursued a more aggressive eviction policy of targeting lease violations once the relocation 
process began (See Figure 2).  
 
Part of LMHA’s relocation plan for Beecher Terrace allowed for cause-based evictions on the 
following criteria: 
 

“A resident is not entitled to relocation payments and assistance under the Uniform 

9 Vision Russell Transformation Plan 
10 Officials Say Beecher Terrace Redevelopment Is On Time, But Over Budget. 
11 Vision Russell Transformation Plan 
12  Vision Russell Transformation Plan 
13 Interim Agreement for Choice Consulting Services - MBS CSS, Inc and Urban Strategies, Inc. 
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Relocation Assistance and Real Property Acquisition Policies Act of 1970, as amended, 
(URA) (49 CFR Part 24) where the family or individual was evicted for serious or 
repeated violation of material terms of the lease and, therefore, the eviction was not 
undertaken by the Public Housing Authority (PHA) for the purpose of evading its 
obligation to make available moving assistance, rental assistance and/or other payments 
available under the URA. On the other hand, a resident who receives a Notice Of 
Eligibility For Relocation Assistance, and at a later date eviction proceedings are initiated 
which later result in his/her eviction, may still receive the relocation assistance identified 
in the Notice of Eligibility For Relocation Assistance (especially where such eviction is 
determined to be “for the project”). All eviction situations must be reviewed by the PHA to 
make a final determination on benefits which are due to the resident, if any.”14 
 

On March 26, 2002, the U.S. Supreme Court ruled that public housing authorities are permitted 
to evict tenants for any drug-related criminal activity by public housing tenants or their 
household members or guests, on or off public housing properties, regardless of tenants’ 
knowledge of the prohibited activity.15 LEL questions the increase in Beecher Terrace evictions 
during the relocation process. Further inquiry is needed to find out if these evictions were the 
results of targeted surveillance using racialized policing methods for spatial exclusion and 
banishment. The eviction rate for Beecher Terrace in 2017 was over 30%, more than 15 times 
the 2016 national average of 2.34%.16 The level of eviction rates found in public housing in 
Louisville, which are as over 50% in some cases, suggests that these sites are places where 
residents are under constant threat of unhousing and represent what housing scholar and 
activist Raquel Rolnik calls “permanent transitoriness.”17 

 

Beecher Terrace Evictions  

Figure 2 - Beecher Terrace Evictions 

 
 

14  Vision Russell Transformation Plan 
15 Roy, A., Graziani, T., & Stephens, P. (2020). Unhousing the Poor: Interlocking Regimes of Racialized 
Policing. The Square One Project, 1-22. 
16 National Estimates: Eviction in America 
17 Permanent transitoriness and housing policies: Inside São Paulo’s low-income private rental market 
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Beecher Terrace (726 Units) 2015 2016 2017 2018 

Evictions Filed 365 401 391 313 

Filing Rate 50.28% 55.23% 53.86% 43.11% 

Eviction Judgements 92 138 223 173 

Eviction Rate 12.67% 19.01% 30.72% 23.83% 
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Eviction Observatories as reported by former Beecher Terrace resident Katrice Gill 

It was December 2016, sometime before that, in that month I was living in Beecher Terrace. I 
was pregnant with my now three year old son—my fourth child that I soon would birth like my 
other three—in Beecher Terrace housing projects. I myself had been a resident of Beecher 
Terrace since December year 2006. Ten years, ten years of memories, faces and folk. The folk I 
had grown to love was announcing some sort of relocation plan. It was happening and it was 
happening fast. I really didn't understand what exactly was taking place. Myself like others, 
moved forward with plans of relocating. I remember, as I think back now, and get the same 
feeling of anxiety as I watched families confused and uncertain of our future housing. 
Neighbors, community, folk I grew with, being evicted left to right, right to left. I remember 
feeling so uneasy, hell everyone felt so uneasy. It-just-seem-so-weird.  
 
It is now four years later and I'm still battling the struggles of adapting to Section Eight. The 
community that I had grown with and relationships that I built are scattered—some no trace. 
Friends displaced like me, left homeless still actively trying to find their way. So what happened? 
What exactly was this grant? What's the plan? How did it come to this and where are those 
neighbors?! The community and the folk who I grew with, and knew...where exactly did they 
disappear to? These are the questions—questions that only Louisville Metro Housing Authority 
(LMHA) has answers to. Through research and data, the facts that we're finding are crazy as we 
start to unravel this mystery.  
 
McCormack, Baron and Salazar (MBS) had the nerve to bring in a cover non-profit, to deflect 
the rising fears and frustrations, of a soon to be banished community. As I mentioned earlier, I 
had been a proud resident of Beecher Terrace for ten years, and never heard of this non-profit 
called Urban Strategies. Urban Strategies created a shield of black employees, to protect MBS's 
rich white leadership from the optics of being a racist villain throwing poor Black people out on 
the streets. Urban Strategies have done nothing for my community, other than act as a smoke 
screen for our displacement, that's it, that's all. As mentioned earlier, the closer we got to 
relocating, the more I noticed, witnessed, and heard stories of more folk getting evicted, and for 
pettier reasons, may I add.  
  
LMHA stated since June 28th, year 2016, one hundred and ninety-nine tenants were evicted! 
Upon further research including court data, It was revealed those numbers were way off. The 
correct analysis actually shows that 524 households were evicted from Beecher during that 
time.  Again, as the plan of relocating started moving, I noticed more folk being evicted and the 
data backs this up. Even though the filing of evictions were lowered, LMHA judgements of 
evictions increased in 2017, suggesting that LMHA was more aggressive in pursuing evictions!! 
We have so many questions with no honest or clear answers.  
 
The grant of $29 million, what exactly happened to those funds? What is the real relocation 
plan, the honest plan, the truth?! Humans, residents, friends, families, community, that were 
violated, vacated, scattered, displaced. What is the real hope for us? From experience, it's 
obvious that it's impossible to take any word from LMHA. Data with too many discrepancies. 
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How many of these evictions were from lease violations, and ones that could have been 
remedied or cured? Where are the 524 households that vanished? 
 
 

Conclusion 

Our analysis suggests that the reality of evictions in Louisville is much worse than what is 
covered by local media and nonprofits. It also suggests that the eviction moratoriums and rental 
assistance interventions have largely been ineffective. The displacement of Beecher Terrace 
residents and evictions during Covid share commonalities in that neither have received a 
serious critical analysis locally. This study lands on some serious questions that need to be 
answered before making policy recommendations. However, one thing is clear, eviction 
moratoriums are not stopping evictions and only prolong mass evictions. Kentucky needs to 
create a base and coalition around cancelling rent.  
 
 

Recommendations 
 

● Louisville Metro Council should begin the process of conducting an independent 
investigation into how rental assistance funds have been dispersed, particularly in 
regards to the relationships between local government, landlords such as Alltrade 
Property Management and service delivery nonprofits such as the Metropolitan Housing 
Coalition, the Coalition for the Homeless, and Community Ministries. 

○ How many units that received rental assistance were for properties that were 
covered under the CARES Act? 

○ How many residents of units that received rental assistance were still evicted, 
either later or for the period that was covered? 

○ How did Alltrade Property Management leverage their relationship with local 
nonprofits and Louisville Metro Government to push for rental assistance 
funding? 

○ Why did LMHA receive $48,048 of rental assistance funding? 

 

● Louisville Metro Council should conduct an independent investigation into LMHA 
evictions during the Beecher Terrace relocation process that includes reviewing each 
case of all residents who were evicted from Beecher between June 2016 and 2019. 

● Louisville Metro Council should file a complaint with HUD regarding the discrepancy 
between the eviction data from the AOC and what LMHA is reporting. 
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Appendix 
 

Rental Assistance Subsidies During COVID-19, March 1 to September 30, 2020 (Top 25 
Landlords by Subsidy Amount) 
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Vendors  
Amount 
Received             Units 

Amount Per 
Unit 

MIRAGE PROPERTY MANAGEMENT 
(Louisville) $109,661 139 $789 

BROADWAY MGMT GROUP LLC 
(Louisville) $97,784 95 $1,029 

ALLTRADE SERVICE SOLUTIONS 
(Louisville) $70,845 64 $1,107 

HERITAGE GREEN HOLDINGS 
(Louisville) $69,487 50 $1,390 

SHARON LANDRUM REALTY 
(Louisville) $64,204 66 $973 

LOUISVILLE RENTAL HOUSES LLC 
(Louisville) $49,506 31 $1,597 

ARIES PROPERTIES LLC (Louisville) $49,438 50 $989 

LOUISVILLE METRO HOUSING 
AUTHORITY (Louisville) $48,048 67 $717 

MVM Properties (Louisville) $47,871 71 $674 

PROPERTY MANAGEMENT OF $45,760 52 $880 
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LOUISVILLE (Louisville) 

Vista Properties Inc (Louisville) $45,733 37 $1,236 

DERBY ESTATES LLC (Louisville) $44,647 49 $911 

NEW DIRECTIONS HOUSING 
(Louisville) $40,670 56 $726 

Bristol Bluffs GP LLC (Louisville) $39,991 41 $975 

SUMMERFIELD PROPERTIES 
(Louisville) $39,456 51 $774 

SCHEMPP REALTY & MANAGEMENT 
(Louisville) $39,283 48 $818 

S G ENTERPRISES INC (Buckner) $37,970 39 $974 

SFW PROPERTIES LLC (Louisville) $37,804 41 $922 

Riverport Family LLC (Louisville) $36,639 44 $833 

BLUE CANYON PROPERTY 
MANAGEMENT LLC (Louisville) $34,814 18 $1,934 

VILLAGE MANOR APARTMENTS LTD 
(Louisville) $34,082 44 $775 

THE HOUSING PARTNERSHIP 
(Louisville) $33,259 44 $756 

LEVERAGE PROPERTY 
MANAGEMENT (Louisville) $32,622 22 $1,483 

AYMAN ISMAIL  (Louisville) $31,807 51 $624 

CLEARWATER FARM (Louisville) $31,632 22 $1,438 


