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"EDWIN S. MIL
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2S,Ffirst having been duly
sworn accﬂtd&ng to law by the officer,

testifieaf'a follows:

DIRECT EXAMINATION BY Mg@iGAVER:

Q Professor Mills, what is your home address?
A 46 Sturges Way,=2;inceton, New Jersey.
Q When were you first approached in becoming

involved in this case?jeiﬂ

A In the fall.
Q Can you beimore specific?
A It must have beeq.some time in November. I

by L
NE [

believe it was November,,f["

: 3
m

| Q ‘And who approached you?
Av.‘ Mr, Ferguson, It started with a phone call.
Q A phone call? |
A Yes, 4
Q What werefxou asked to do at that time,
Mr, Mills? .
A We discussed theﬁcase, Mr. Ferguson discussed the

case and we talked abou; different kinds of economic
issues involved and basically what he asked me to do
was to read over some testimony by Mr. Mallach and

others and to make some corments on it, on the methodolo?y.

Q When did,you do that?

-

744 BROAD STREET. NEWARK, N.J.




3
- @
¥

!

- Mills—direct ;
A __,' T did that in Decqmber.
hf:Q' ' Farly December or late December?
A ; Well the resulta oﬂ my reading and thinking were

3 given to Mr, Ferguson 1n a letter, which I believe was

documents Just indicating what the documents were that

datedIDecember 27, just before I left for a trip abroad,

9 Is that the only letter you wrote in connectid

with this matter?

A I believe so,

Q pid you receive any letters setting forth
facts and circumstances of this caee?
A ) I received two of three letters with accompanied

were enclosed. ;;;;{

e
N

Q And what documents did you review -for purposes

of your involvement? :

A | Well I gave transogipts which I read here. Volume
3, Volume 4 and Volume_&iendlthen Volume 15, nothing in
between, 17, Those are all the volumes of transcripts.

I received this: low and moderate income housing

study and I also read thilrrepott prepared by the State

of New Jersey called "A revised State-wide housing allocation

report from New Jersey.q .
I read a few other things that Mr. Ferguson sent

me which are summaries of transcripts prepared in his

office.
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Q Summaries ot what?
Af,gi? Sunmaries of cou:troom testimony.
'ﬂii Q Of whose éeutimony?
1 A;,}ff Mr, Mallach's and others.
ti“f Q Do you recqll what others’
AI'.”",:i Not offhand. - |
| Q Do you hgygughose summaries with you today?
A. _  No. Summaries.géd;anglysis I suppose would be a

i Mills-direct wf-- 5

better word. S ¥

Q H And did ﬁ;osgfsumma:ies and analysis, was
that part of the thinga?that you took into account in
forming your opinions and views? |
A Well I certainly took them into account in the
sense that there is a.ldt of paper there and it is sometime
hard to figure out whatithe-basic issues are and by
reading the summaries and going back to the transcripts,
it was made easier for me td focus on the issues, as
specifically,‘on"the quéstion of methodology in computing
the fair shares, which is mentioned a number of time in
different places in the transéript.

And I found that a useful kind of index to guide
my way through the transcript.

But my recollection is that there is not much in

the way of views because the legal issues involved that

-
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'{ was. influenced in terms of my,viewsiabout the substantive

 principally factual summaries of the testimony rather

" than legal analysis of the testimony?

Q Could you compile such a list for me?
Sl Yes. . :
Q You mentioned that one of the'things you

 . looked at was the blue document there, the housing allocation

~‘|plan, 1Is that the first time you reviewed the document?

g g

are presented in the summaries. So I don't believe I

issues involved.

Q So it is your recollection that these are

A Y think that is mainly true and is certainly what
i paid attention to. |
I am not a lawyer and I don't quite know what the
legal issues are. Excuse me, I think there may have been
one or two other documents that were sent to me in which
I read. |
Q What are those?
A | I am trying to th;nk, I can't remember whether there
were others or not. e
Q Do you havé.them in your possession?
A Everything I received I have in my possession.
MRGAVER I would like a list and
descriptioﬁ?pf_everything this witness saw

;nd used 1n g§nnection with his analysis.

-
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N ~“Mills-direct o 7
K B . L
, s % |
| L Q Now I jua;%want to plumb your recollection,
S R .

You ipdicated in additipé to what you have here today,

there was some testimony; Bummaries and some other document?.
' can you give me apy‘gliMmer as to what the other

documents were? -

A As I said, the:evﬁight have been some other things.

I am‘not quite sure whether there were. If there were,

I can't remember what they were. I am going to have to

look them over,
Q Your letter says that you also examined
various letters, memos, exhibits and worksheets. Does

that refresh your recollection?

A ; Yes.
Q What kind of letters did you look at?
A It has been a couple of months since I read these

things and I am just going to have to go back and look.
There is no point in guessing. These were things that

were sent to me.

e

One-of them I r§¢a11~was‘a'letter from one of the

witnesses, maybe Mr. Ma;lach, somebody, and I don't know

to whom and I take it as E recall it was a preliminary letter
before the testimony oﬁtlining what he wasrgoing to study
and discuss in the case, But it was not detailed or

substantive and I just took note of what it was about,

-~
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Q This is .u::»

A B Yes, this is everything I have been asked to look

'at ’

Q pid you aak to see any other documents

_Oh, I asked ta see this blue volume.

Q The housing allocation?
A Yes. |
0 Now you indicated in your letter of December

27th your review of these documents?
A Yes. 3
Q And thgge has been no other document or
letter prepared by you since that time?
A No. In fact, I have been abroad for the whole timg.
Q Turning to your letter of December 27,
Professor Mills, you mention at the top of Page 2 that
prior witnesses had used "Land availabi;ity, income

level of the community, and the availability of jobs
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o Q.  Yqur‘ne§
these nations of fair;

in your opinion. Do I

that you do not believqf_hat a fair share housing

allocation plan should gse any or all of those four factorsg?
. ‘
A‘H o X didn't say tgag ‘they should not be used I

said that the use of those four factors was defective

in my view.
I think there a:@ other things that should determine

the fait share allocaticn as well as those, in additions

to these factors.
"Exactly what faégors one uses, depends on exactly
what you are trying toiéof: And I don't know éxactly what
the court is trying toZéo;‘so I would have to say it is
an open question whetheé any or all of these four
factors should be inclﬁded.
Q Putting aaide what the court is trying to doﬂ
I am here to find out what you are trying to do.
MR..FERGUSON: We can't totally put

aside what the court is trying to do, since
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n e geasy WO HAVE to‘gﬁse a couple of sentences of

background.:

My understanding!@ﬁ what the court basically requires
of zoning or land use cqntrols these days is from the

‘ ‘adisopvease which I have‘read. That is another document

I have, by'the way. I was provided the transcript of

the court's finding in the Madison Case.

Q - For purposgo of this proceeding?
A That may have beenlat my request.

’Q Is that thexfirst time you saw that opinion?
A No. I had seen it before, but I did not have a

copy in my possession.
Q You read it before?
A I glanced at it. ]

‘I bad read rather carefully the Mt. Laurel Supreme

~Court decision, although,'; don't have a copy.of that
in my possession now.
. My understanding o! what court requires in the

land use controls from the Madison Case is that land use

'controls should not prevent4people from living in a

(201) 822-6989 - ROBERT J. CIRILLO &', ASSOCIATES - 744 BROAD STREET, NEWARK, N.J.

isle "




Mills-direct ¢ . | 1

community who would live there in the absence of unduly

éuptxols in a relevant region.

restrictive land use
| Now, that is mlﬁwasic framework. So if you say

that land use controls should not exclude people who would

-

live in a community iﬂ{the absence of land use--exclusively,
land use controls that{ére elsewhere in some region, you .
would have to ask who'woﬁld want to live there and who
could afford to live iﬁ this community and that brings

in inevitably how»peoéle make residential location choices|
In other words, it brings in the demand side or the side
of the equation which had to do with people's preferences
#nd economic interests in terms of places to live, and

I don't think these fqﬁr factors adequately express that
sidé of the equation.:”

In addition, hoﬁever, to the question of where
people would like to live if there were no excessive. ..,
restrictions for land use controls; there is in the
State study and in théécourt case and in the other court
cases, some notion th;# you have to take into account
the ability of the co@munity to absorb people and that
does bring in some or;;ll of the factors that are in
the forﬁula that we afé tdiscussing. |

So I am not wi;lihg to say that those factors are
relevant. I am simplyiﬁrying to say that they are inadequate

as a determination of where people would live in the

.
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' Mills-direct
abgepee ofyenduly restqigtive land use controls.
Tf? Q | What otherjfactors would you add to that?

A },4f I would add the incomes of people who might be

"}thought of as potential residents in the community, if

the land use controls don't restrict them., I would like

 to know about their work places; I would like to know
about}the kinds of people they are in the sense.that
people do a lot of cluntering,_which is quite voluntary,
withvother peoplei'clueﬁering with other people who are
- in one way or another eimilar,to them.

Some of that is imposed by racial pregudices and
discrim&natioh in housing markets; historically in
educetion and employmege markets, People tend quite
asi&e from any impact of land use controls, for example,
to cluster in terms of income. It is true in the United
States, it is tree 1n‘parts of the United States in
vwhich zoning is not very important.

It is true to a considerable extent in other
count:ies. o

So I would" take eome account of the fact that
people tend to cluster their residences around others
who are in some.ways aimilar to them.

Q " You first mentioned you would want to know
about the incomes of the potential residents. What is

the relevance of that factor?

.
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Mills-direct 3;5 13

A ;b | Well the relevance starts from the fact that we

want to think of workpglaces or concentrations of work

placas. Like central ?gsiness districts of the Metropolita '

area .in terms of NorthaAStern New Jersey, jobs are

con¢entrated to the qu_ both in New York and in the

tend o sprinkle out from there westward, northward and
to some extent southward.

Now there is a_typical pattern which is probably

the best study subject:in urban economics by which people

e
(335
RS

in a statistical sense}segregate their residenoes by
income in terms of distances from the empioymeht centers.
Statistically apeaking with a lot of exceptions
to lower income people, people whose earned incomes
are lower tend to live closer to employment centers than
higher v
to hire income people. i
In American me;:opolitan areas, there is a typical
so-oalled income gradiéét in which shows how the average
level of income by disé@nce at given distances from the
center of the metroéolitan area varies with that distance.
And typically these_g:adients tend to rise. That is
to say, high income people tend to cluster near the
edge of the metropolitan area and there is a good factual
reason for that; namely, that housing demand goes up

with income for obvious reasons.

.

n:

v 5, Eastern New Jersey and residenceaf?
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. | 1is cheaper housing of given qualities and sizes, and if

Mills-direct T 14

: . 1
High income people pprend more on housing or have :
better housing than low income people and what you get

by living closer to the edge of a metropolitan area

a.retional person asks.Pimself, shoquTiI move another
mile away from the employment centers, the answer is,
I'should if the savin@i;n housing costs compensates for
the additional commutlpg costs, both time and money
costs of commuting. . |

A high income person who wants to buy a large
volume and.high qualitj:of housing will save more by

that additional mile than a low income person whose

Bcarn
"’;‘.’f

housing consumption isgsomewhat more modest and for that
reason, aslde from any'others of which there are some,
high income people tend on an average to live from the

i

centers of the metropolitan areas than the low income

people. i
Q You are quite sure there are studies that
support this? What studies?

A lots, The first one that comes to mind is certainly

one of the very best. "It is a book by a man named Richard
Muth.. The book is calied "Cities and Housing." It was
published in 1969 by tﬁe University of Chicago Press.

I have myself dope some work showing how incomes

and land varies'from distances and centers. Some of

-—
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Mills-direct o@ | 15‘\

that:work is summarizeﬁgin'a book called "Urban Economics,"

puhlished in 1962,

;
K
e
w

There are several more recent studies of much of

theléame subject. 5

Q Can you LQenﬁify them for me?

A;o Yes, I c&n, sho*ing how income population density
and land varies from oigy centers.h

| There is a bookyﬁust published in a series of
volumes that I edited for the same publisher that
publishes the journal that I edit. I can't give you the
exact title. Thio book is a comparison of--it is a
baok mainly about Japaoese urban probloms. But in that
book he has a large number of comparisons of density
patterns around motropoiitan areas and income patterns
in terms of distance from metropolitan areas, such
comparisons between Japan, the United States and Europe.
I am going to think ogﬂthe author of the book in just
a minute. But this n;;e slips my mind.

I read that voloﬁo in manuscript when I was
considering it for tho;sepies that I edit. The book is
now published, but I ﬁove not read it since it was
published. i

There are many»ouch studies, Indeed, I have a
paper which I wrote last summer and registered in

Princeton which is a survey of such studies and I can
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empirically do you dq that?

A}J, . Suppose yau take an employment center and you find
 that there are people with varying incomes who work in that
center. It might bekuew York City; it might be one of
uthg;communities in New'quk, Eastern New Jersey, one
:ofnthe employment centers in Northeastern New Jérsey,
jand then one would want to estimate ‘the demands of

.auch people for residential locations at varying distances
At city centers and ypu.can draw a curve showing the
amounts of the particnlar income groups that are willing
to bid for housing or land as a‘function of distance

from the city's center, and you find that at sdme distances
the curve for high income(groups is above the curve for
Jiow incomefgtoups,iaéd if you have more than two income
~groups, high above middle above low and at other |
distances, the heighfs of the curve are reversed and

that leads tq the pfediction that the group will locate
at any particular distance from the employment center
whose amount they are willing to pay which is greatest by
the distance. That is the way the economists go about

analyzing the.demand for residential location.
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one then finds that not only income is important

but other things are important.

Q By demand,'you are talking about natural
market demand?
A Yes,

Q You also mentioned wvoluntary clustering.
Is thét the'self*segrégation that you talk about in your
letter? |
A Yes., I am.referring to segregation not only by
race but by other characferistics; |

Q Would youiexplain what you mean?
A People tend( »cluster not only by race, and that
is hard because some of it is voluntary and some is not.
Some tend to cluster by religion, ethnic group, national
origin, by faﬁily statusf Certain areas tend to be
lived in by the single peopie or married childless couples
and other areas tend to be lived in with the families with
children. | |

Q Have you‘yourself ever studied and published
any self-~segregation pieces?
A Yes. Not as much as some of the people have, but
my textbook contains a éood deal of discussion on
‘segregation vOIuntarilg,And otherwise. |

Q Who else would you consider authorities on

this subject? ,Dobyou consider yourself an authority on

.
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Mills-direct | 18
this subiject?
o MR, FERGUSON: What is the definition

of "authority"?

A ~ on a scale of one to ten, I would give myself
o Who is ﬁp;cIOSer.to ten?
A~ A very good man who is really a geographer, but

does the same kind of research as urban economists is
Brian Berry who is a p%éfessor af Harvard.

He has writtenaa;lot of paéers on the subject.
There are ﬁeveral former students of mine who ﬁave written
extensively on it. Paul Courant who is now a professor
of the University of Michigan. Another one is named
: Johh Yinger who is at Harvard. In fact, this year he is
in Washington, but he is on leave at Harvard. A third
is more or less a contemporary of mine, John Kain, a
professor of economics at Harvard.

Q Is thére anybody else that youzwould.put
in that category?
A There are othef people who have--there are plenty
of non-economists who’write on segregation. Sociologists
write on the subject.

Q Are you familiar with someone named Schnare
on this subject?

A - Not offhand. My memory for names is not the best.
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s Mills~direc; 19,
‘,:-W#i§é§ minute. Anne scﬁpgre,_ I think she has written
’f‘ a*p#pér which either has been or shortly will be published
1n_m¥:journal on the subject.
ﬂ | Q Is she up close to ten in your rating system?
A : She is a young scholar., She is not as well
estqblished as most of the people I have been referring to.
She is younger than Courant and Yinger. But she is good.

. Another person I might mention who has done a
lot qf work on the subject, very good work, a woman
named Susan Rose Ackerman. She is on the faculty at
Yale. She has done several papers on the subject.

There are others, If I could sit in my office
for an hour, I couldigivg you a list of names.

Q Just so I understand your background in this
vﬁluntary segrégation, self-segregation, is it a fair
characterization that you have not yourself studied the
subject intensely?

A ' Well it ﬁas not been a majorpaorft my own research.

But I have read very carefully books and papers that have
appeared by economists and toaa lesser extent by others,
because it 48 a subject of great interest to me aslit
shou;d be to anyéne who wants to understand segregation
problems, and what is imposed on low and moderate income

producing people by racial discrimination or by zoning

rules‘or by other things that are beyond their controls,

~.
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is a very important 1ssue and it is a subject of great

- concexn to e,

e

I do not want anybody to get the impression at least

e that T am willing to admit that I am not well informed

on’the subject,

‘How doesrqne empirically factor this into
your fair share formulgtion?

A Well I think one has to take account of the fact
that he would not get a‘random selection of people from
the Northeastern New Jersey region, eight counties,
or whatevef the right number of counties is, living in

a distant community like Bedminster even if there were
no 2onlng or land use ébntrols of.any kind, anywhere, in
the greater metfopolitan area.

You would tend to get a particular concentration
of certain kinds of people and the easiest thing to
say is that I cahﬁt guarantee Bedminster, but typically
on the fringe of metropolitan areas you would tend to
get concent:atigns of'relatively high income people.

Now, in the United States there are post war
conditions that resulted to some extent from exclusionary
zoning, but it also results to some extent from basic
economic comsitleraitions that would be relevant even in the
absénce of any zoning and which have nothing to do with

zoning.
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aone some. BEeCause 1n mMANY COULTLAES, laiu uss Lulviveo
are #ather nonexistent or unimportant in this respect.
 :‘In many countrieﬁ there are no racial problems.

| ;I have done a lot»bf work on Japan and Korea.
Neither country has any problem that remotely resembles
our racial problems,

. To some extent one.does it in the United States
by comparing settlement éatterﬂs, segregation patterns
in the metropolitan areas where either land use controls
are unimportant or where there is good reason to:think
that the voluntary aspects of segregation are important.

In the former c&tggory, I would include Houston,
- for example, on a kind of extreme example where there
is no zoning. Thefe are}metropolitan areas where zoning
is not very stringent iniphe sense that there is no
large zoning, no minimum bulk requirements where zoning
mainly simply tends tofségregate nonresidenttal uses
from residential uses.fﬂ

A metropolitan égea like Minneapolis has a
_ small‘percéntage of bl#éks and the presumption has to

be that blacks, at least outside the Southwestern part of

(201) 622-6969 - ROBERT J. CIRILLO & ASSOCIATES - 744 BROAD STREET. NEWARK. N.J.




“ff:_ informad; which may be a amall minority of people. That

Mills-direct - | . _—33_4
E;the United States, are the main group for whom there is =
_‘ invo;gggary aegxegation %

”A Q . Most of the commentators agree on what you

just aqid Isn't that true?

A “Most of the people I would consider to be well

is asumdbmu comment.; that 13 not just meant to be frivolous.
Because these issues areﬁh;ghly emotional and many, many
}people write and Qpeak about them and I am referring to
what I regard as high quaiity scholared work which I
believe to be more detached.
| Q ~ Would that include Kain studies in Detroit
and Cleveland? G '
A | Yes, lndeed, He‘iﬁvgoncerned entirely with racial
segregation, not with othe:}kinds of segregation. At least
insofar as the studies I ha&e seen. And his concerniis
clearly within involuntafy segregation. He does not in
the studies that I have seen employ a demand model.

He just asks the kind of question that he asks
which is, how much lower would unemployment among racial
minorities, black in particular, be if the residenbes were
distributed equally or proportionately with other populationsg
throughout the metropolitan area. He does not believe
that they would be even if there were no land use controls

or racial discrimination of housing.

-
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it kb ULHEL. WOLGS, ae ‘ungerstanas that blacks have

lower-incomes than whites and that that in itself effects
‘ statistically where people live.

Q In this connection are you familiar with
any studies that relate specifically to the New Jersey
hoysing market rather thgn generally, or to some other
loéation?
A | Some . There is one of the studies done by one
of my students at Princeton which has some New Jersey
data in it. There is a study done by a woman named
‘Michele wWhite who was concerhed more with physical aspects
of residential patternsi.but who brought in the effects of
zoning on segregation.‘ithat.study is published in a
boék.which X hoﬁe to ed?t.

Q : 6n physic&l zoning?
A Yeah. Part of it is published. Parts are published
in my pjournalland partgﬁare published elsewhere.

There is also some studies done at Rutgers. I
¢an‘t.give you the exacgireferencés, but these things
come across my desk andii look at them,

Q In the absence of zoning, who in your opinion
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wog;d;iive in Bedminstqr?whp.doesn't now? How would it
f;be dif£erent, is what iﬁgm saying.

A I can't tell yoﬁ épecifically. I have nevef been
in Bedminster and there are certainly local conditions
that affect who lives there.
For example, what kind of employment there is in the
immediate area-and.the only kind of employment I know
of there is the AT&T complex. -
But what I can say statistically, one would expect
- near the fringe of a metropolitan area or of a reéional
area as Bedminster, one would tend to get a cluster of

relatively high income people.

Q | With or withouﬁ-zoning?
A: In the absehce“ofvzoning——even in the absence of
zoning.

Q Have you studied Bedminster in specifics?
A No, I have not. I looked at the map. I know where

Bedminster is. But I have not been there and I have not

tried to do any statistical analyses of what kind of

people live there in the absénce of involuntary exclusion.
Q Have you Qﬁudied the employment patterns

around Bedminister for édrposes of this case or for -

any purpose? o

A Not feally. I have read the studies by Mallach and

the State of New Jersey study. I have read many studies

At
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offggploymeht residential income and other aspects of the
_ﬁew;quk metropolitan aiea.

Q How about just New Jersey or focusing on
New Jersey? Can you give me some references that you
read and may have considered in your analysis?

MR. FERGUSON: Well make the
d;stinntion between studies'hé considers
specifically for this analysis and then
the studies generally which he may have bheen
familiar with.

MR, GABRIEL: .The point is well taken;

Av? It ;s well taken but I am not sure it helps. I
don't know of anything specifically about Northeastern
New‘Jersey. There must have been some:things from Rutgers
that I have seen in the last few years. Since I can't
remember what‘thef are, I suggest they haven't strongly
influencgd ny analyéis,‘

"In connection with a specific study, the only
things I c@n'refer to are the things I already mentioned.
The studf by Mallach and_the one by the State of Neﬁ Jerse]
and the testimony by Mallach and others.

'Q - What aspe;ts of the study by the State of

New Jersey--I presume you are referring to the housing

allocation plan?

A Yes.
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QQgQQ it came while I was géne. But anyway, I may have
rgégived it Eefore I wrpte the letter, but I haven't
- 5;1ff read it before I wrote the letter.
R | But, that has a lot of data in it about locations
of employment in that region of New Jersey as well as
others, and about income levels of people in various
communities.

Q And séecifically, what did you take into
.account with regard to Bedminster?
A Nothing. Bedminster is not mentioned in the study

to the best of my‘know1edge.

Q All right.
: ’ '._‘ | ‘.A,: "" ; ' - On--
A I am sorry, maybe it is. I can't remember. I

certainly looked rather carefully at the data for that

-~ region of New Jersey, But I did not--I did not pay a

~great deal of attention to the numbers for Bedminster

because I have not been able to follow the alternative,
the calculations that led to the alternative numbers in

Mr, Mallach's work.

P

So since T can't figure out bow he got his numerical|
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conclqsioné,'l have no way of comparing them to the oneé |
. :;'. in here, | |

ERA Q Just concluding on this point, I asked you"
th'wOuld'residé in Bedminster absent zoning. Am I correct
in underétanding the only thing youccan tell me is that

you ﬁsuld expeét.a clustering of relatively high income

i people? That is as specific as you could be?

A I would also expect a clustering of people who work
at AT&T.
Q - At all income levels?
| | A  Not necessarily in:the same proportions, but that

. | 8 the closest large employment center. So presumably
some éeople would like toblife there, So I would-expect
a mip;ure of people from ATs&T.

t I don't know whattthat mixture:is. I don't know
what the income levels 6flthe people who wﬁrk at the AT&T
;fw center are, . |
-l Q . Are you telling me that you ggk: distinction
between voluntary and inﬁolunt#ry segregation?

A I used the term self-segregétion to refer to

voluntary segregation,

Q How quantitatively or empirically can you

distinguish between the two?

- A I think I partly answered that question. I can

. make international comparisons comparing the residential

~.
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:patterns in the United States with those in metropolitan
areas of ceuntries where either land use controls are
unimportant or where the 6ther kinds of segregation that
we presume to be ihvoluntary are not very important.

Racial segregation being the foremost among them.
Since in the other countriea there are no--

Q Have you ever done such an analysis for
New Jexsey?
A T don't know what "such ‘an analysis" refers to.

The last question had to do with how you analyze
self-segregation and my answer was in one way was to
"de_internationalchmparisons,

| Q | - T am asking yoe.whether you have ever
uhdertaken such an analysis to determine how one can
.qua,ntj.fy_ self—aegregatioh, vo_luntary' segregation versus
1nv0luetery segregation as it would apply through the
New Jersey housing market.:

A No. V

Q Are you f@miliar with any studies that
"have done 80? |
A o Some of the studies that I have referred to have
some implications for involuntary segregation. The
work by Michele White,iperheps foremost.

And she is concerned with the effects of large

lot zoning on excluding low income, presumably low and
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;mode;ate income from communities, and she does have in

'her;studies some data from New Jersey.

Q Is this that which is published in your
physical zoning and--

A I believe so, but if it is not there, it is in
my journal.

| Q | Do you think you could provide me with
any references outside that book of hers?
A | Sure. |

You are interested in references that use New Jersey

data?
- Q Correct. =
‘ A  f':.I ihiak:it is just ohé; but I am not sure.
| | | MR, FﬁRGUSON: Perhaps if Mr. Gaver
looks at that one.

Qv ) Yourwould agree, would you not, that the
segregation-~the ébmmegtators'generally agree that
segregation by race princip;;ly talking about blacks,
is generally agreed to have a significantly higher
involuntary component than traditionalsegregation by
religion or ethnicity?

A Sure. |

I suppose if you go back far enough in history,

you would probably say there was a lot of discrimination

against the Irish Catholics in Boston in the 19th century.

~
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‘”'l.;nto a white neighborhood or having his children beaten

‘”“f;in a'white area.
‘... and elsewhere.

.7+ problem?

Ry deficient, most of them are deficient in asking the

‘hi.by race in the absence of involuntary.segregation.either

Millﬁ*direct B %f;' o 31

p.go.and_from aqhool. 0;-they would have a hard time

‘having ‘a realtor that would show them a house or apartment

I believe that has changed a great deal in Baltimore

Q Are you talking about the social attitude
‘ 7? A Yes, but I don't believe it is nonexistant now.

All the studies that refer to involuntary

. segregation by and large study its effects but they are
1 question, how much segregation would there be for example

resulting from prejudice or land use controls and that
is sti}l an open question.

| It depends partly on what you mean by an involuntary
segregatioﬁ. You might say that the statistical tendency
for blacks to have'loweryincomes than whites itself
' results from discrimination ih the educational process,
against the parents of the black children if they don't
do as well, “

So there is room for different judgments on that

matter, |

. But if you take a distribution of income among

.
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ff;fblackq as 91Venr then I think it is clear that even

*,Q:in'the absence of other kinds of involuntary segregation,

ﬂ«iﬁeither from housing discrimination or land use controls,
 xﬁj’ there would still be a good deal of voluntary segregation
fi*fﬁ‘bn,the basis of race around the United States. I am

) 1nﬂf:not referring specifically to Northeastern New Jersey.

Q Voluntary segregation where?
3- 37q;fA Statistically it wouid tend to be concentrated
':where it is now close to the large employment centers,
| ;: predominantly central business dist:icts in metropolitan
L areas. r

Q  How do you measure the order of magnitude

L of that self-segregation?
| A Not easily, because we don't have any good data
on where blacks live in the absence of involuntary
segregation.

You have to ask what is the residential pattern

ofigroupb with similariincomes; family sizes and

B i

employment locationg, who do not have the racial
discrimination problems that blacks have and that is the
best evidence one can get as to how black residents would
",be dist:ibuted in the absence of involuntary segregation.
) Q 1 vhat is y§u£ opinion as to how blacks would
disburse themselves in New Jersey without regard tqv

zoning?
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blacks, even aﬁunq the absence of any kind of involuntary
segregation or. discrimination, blacks would statistically
8till be cancentrated closer tg the center of metropolitan

{»a:eas tban are whites,

Q I just want to get your sources for' that
opinion,
A I base that predominantly on s&udies that show

a systematic variation in income levels by location of
| residents in metrppolitan areas. |
T also base it on knowledge that we have about
self-segregation of other groups, ethnic, religious and
other kinds of groups.
B Many( many metropolitan areas in the United States
have a ?lace that is locally’réferred to as little
| Italy and these are ethnic and religious groups which
have vqluntary segregated it residences. There are
no zoning to zone out Italians and probably very little
" prejudice oﬁ the part of residents in other areas in
having Italian or more Catholic neighbors,

Q My question was addressed to your opinions
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If it 44 Rot, that is fine,
MR, FERGUSON:
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E ' data in them, If that is included in your

‘question, he has already answered it.

”:Q . Is that your answef?‘
'f A  Let me elaborate a little bit,

7 {fi - The sﬁudies that I can remember that had New Jersey
'%f ;; data‘in them are mostly about involuntary segregation,
ﬁl;.ma&nly from land use controls which had very little to
do with race directly.

| | Well T think basically, my answer is that I have
a strong presumption that the things that are similar
about people are more important than the differences

o compared with New Jerseyites, with those from Connecticut

andvéélo:édo and I am pretty'confident that the same
kindsiof considerations that govern residential locations
in Chic&go and Denver and elsewhere would apply to
Neﬁ Jersey, absent things that,governménts do which
obviously vary from one state to another.

Q  And your basis ﬁhen includes your sources

which you gave us earlier?

Q@ That is White, Kain, et cetera?
A ,Yes;

' I don't want to be thought that those are the
only things I read., Those are the things that I can

remember most easily. In fact, it was a very good

-~
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- Q Centers of metropolitan areas, I'm sorry.
s it your testimony and opinion that this is
'f; totally voluntary result?

‘2§A3 | No, not totally voluntary result, It is influenced

»;by racial dlsorimination. Tt is influenced by exclusionar
_,Jgnland use. controla in suburbs, xt exists in central
i‘;?cities wherekthefzoning aspects are much less important,
4't[31t also exists in communitieswwhere the racial aspects

'}ftaifare not important._'

Q Do 1 understand you correctly, in the

'?Etdabgence of any kind of zoning whatsoever, You would not
:ﬂi’fexpect to find large concentrations of blacks and poor

fwtjifin Bedminster?

"iﬂ:»A I don't know Bedminster. 1t ig conceivable that
. there is something in 6r around Bedminster that woulq

'?ffnvattract them, Bnt I do believe that statistically, black‘
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‘and low_income‘peqple would be concentrated closer to
the ¢epters of metropolitan areas than would whites,

Q- | What order of magnitude of population would
:fvfyqu expect to disperse out there?
| I mean, what you told me, I think you would find
fff‘more proportionately closer to Newark, let's say, than

;i you would in Bedminster? R

A Yes.
Q “How do you quantify that?
: A I can't quantify it except with some very careful

study. I would have to estimate what part of segregation.

" . of blacks result involuntarily. I would have to look

L carefully at studies on how other people with similar

L:'incomes and family compositions distribute themselves
'Taround metropolitan.afeas.

I think it could be quantified if you ask who would

L live.in Bedminster in the absence of involuntary‘

segregation. That of course changes over time. Then

" your whole New York region is growing in population,

:fvgradually, not very fast.
 So graduaily, the edges spread out in Bedminster
 _ being the edge, 50 years from now probably might be
something else. So one can't answer that guestion wiihout
dating it.

One has to say--for example, you could say in

1970 what group of people in terms of numbers and
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L —wamanster--"yould have a
{relatively small proportion of low and moderate income
residents even if there were no z¢ning anywhere in North-

geasternvNew~JerSéY-"

‘EA -Yes,
Q Relative to what?
A What I mean is that a smaller proportion of the

S residents of a typical community on the fringe of a
metrépolitan area would be low ;nd moderate income than
in the metropolitan area as a whole.

In other words, if a metropolitan area has 25
percent low income people, I would expect ﬁypically
communities on thé fringe of the metropolitan area to

2:  have much less than 25 percent.

" | Q | Can you quaﬁtify that?

A Not very precisely. What I can mainly tell you
is that there is a substantidlly rising average income
. gradient from the éenter of the metropolitan area or
~ from ahy major employment centers, But I am not able

to tell you quantitatively what percentage of the resident
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area
f the Bedminster would be lower or moderate income in

»ij;hegahaangea~of land use controls anywhere in the metropoliltan
‘ ;réa; I don't think anybody can tell you that.
: L Q : quu don't know if anybody has attempted to
o that? '}
| " MR. FERGUSON: Attempted to do what?
MR, GAVER:L: Attempted to quantify
the factor-he ju#t described for New Jérsey.
MR, FERGUSON: Could you specify in
your question exactly what you mean? It was
a long answer.
MR. GAVEREQsThe witness told me he
has.not attempteaito quantify the proportion
'of low income people he would expect to
find in Bedminster in the absence of zoning
and I asked him if he was aware of any studiej
or anyone who has attempted to‘make such
a,quantificati;n;
Well the people that have done these fair share
:-alculations, both the state and Mr. Malléch, are doing
.omething relative but not the same. They are trying to
- 8k what numberé of low and moderate income people can
':'edminster be expected to be able to absorb and my
undamental point is that that is quite different from the

fuestion, how many low and moderate income people would

-~
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- tell you offhand whether any New Jersey cities are included

; AfAi:?iﬁo,;bq£ Igéag~tell ydu:éﬁétistically,.r am confident
“' ;ﬁhat;a}gmailervproportion of low and moderate income |
‘peoplé iive on the fringes of metropolitan areas than
the proportion of higher income.people who live on the
. fringes of metropolitan areas.
Q And that opinion is based on studies that
'f:show that income rises as you rotate away from open
- centers. Is that correct? |
A Yes, |

Q " And can you give me any such studies that
‘relate to New Jersey?
' };A - Most of the studies that I can give you are from

K gfsampleé of cities from around the country. I can't

‘? +in the particular samples, but they may be.
| The book that I referred to by Richard Muth has
~a lot of such income gradients in it and those are
17' from a sample of cities from around the country.
F ;[ cannot tell you whether any New Jersey cities are
lvincluded;

But I myself have calculated, many people have
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B a&de' region, importance of zoning

. inside and outside the central city and so forth,

%;Q;j; You have told me that were you to do a

R fair share analysis, you would include in addition to the

'7 factors you described in Messrs. Mallach and Davidoff
: as using, you would include such analysis of incomes of
the people who would live there, relevant wotk Places

and ooncepts of clustering or self-segregation. 1Is

i there anything else you would include?

7T§o A Well I would ask whoever asked me to do the
'1 study, very precisely what is meant by "fair share."
jkf’The factors that;¥ou just mentioned, I think are the

.., correct ones, correct or important ones.

If you want to ask the question who‘would like
_ to live in Bedminster absent involuntary segregation,
- the notionlof fair share may include as it were in some
Vi way forcing people in Bedminsfer or some other community
" because it is felt by a court or by somebody that

they ought to have a certain share of low income people.
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- The answer to your question depends on exactly
1 what 1s meant by "fair share."
Q | What is your understanding of the meaning?
A My understanding is that the concept is murky.

As I read the Madison Case, the Madision decision,

my view was that the obligation of communities under the
court's decision was to permit to live in that community
the same groups of people who would live there in the
' absence of involuntary exclusion, anywhere in a relevant
region, |
That sounds to me like asking on the demand
side who wanted to live where, It does not sound to
  ? 5;!.me like how ﬁany people does Bedminster or Princeton
'ﬁitﬂ"?fhave.an obligation to take because they can afford them,
' V.;yiefen though they may not want to live there.
| I don't exactly know what is meant by the term
 'f:"fair share, * othef than the demand side considerations
" that I have just been discussing. If you look at the
- formulas that are used in the State of New Jersey study
' fand the Mallach study and the~9§vido£f study, they
B  are mostly addressed to the issue of somehow what.could
“a community absorb in terms of vacant land in its
own income level ahd, therefore, loﬁ and moderate
income people not béing a terrible burden on the community

Those factofs say nothing about who wants to live

.
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the family composition is also important. Some childless
couplés_both §f who work tend to have statistically
diffg#ept ?esideﬁtial 1ocatio§ patterns than do families
with éh;ldrehland only one worker.

"i The iast few years there have been some evidence
of inérégaing numbers of upper midd1e class whites living
very near the centers of metroé&litan areas. Some
evidence, not very good, that those people are mostly
childless couples with two wage earners.

| That 1s certainly a factor that is relevant; So
there are other factors. My response is partly in terms
of what X think is important which is apparently in
~terms of what kind of data has been available and have
beeh’studied better.v‘Income is available, it is
collected by our cénsus énd so it is studied extensively.

Q Have you exhausted the list?

A If you ask me to do a study kind of statistically
of what groups are going to live where around the
metropolitan area, those are the main things that I

would take into account.
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; vé;flt ycu ask me specifically why does Joe Schmuck live
"igwhera ha L&vca, 1t may be because his cousin or girlifriend
.'?5. 11vQﬁ thcro and he just likes to live near that person.
. It dependn partly on the scale on which you are

i_aakipthya-quqation,.what factors I am going to take into

_5' }achunt;f:If you:go.gnd knockiﬁg people's doors and ask
5 themAwhyvﬁhey live there, you will get all kinds of
..‘} answers. Mostly of which I would not take into account
on a highef'scale analysis.
Q Is that sort ofaamicro-macro distinction?
A‘ &pre or less micro, I would call it. Macro
uguaiiy féfq:s to an,economylaﬁ a whole. I am not
;f”ﬁ; up to;thﬁt sé@le} |
Q You then discuss in your letter the

;g concept of overzoning?

A Yes.
};,n¥v< Q Do you recall that?
A Yes.

Q In which you deacribe in two places as
being mysterious to you? |
A Yes.

Q Are you totally unfamiliar with any
discussion of the concept of overzoning in the fair
share context?

A It may be mentioned here in the--

al
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R zone x'acres-md'any kind of housing, low, moderate, high
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‘:. ?'6  ) What is "here"?
ﬂ’ A-7 2 In ﬁhe State's blue study. I have not seen it
,‘ b§fore;£hat. I never heard of the concept before I became
inyp;yéd‘in'this,case;

,;i I took it to referring to the notion that if you

or nondescript, that not all those acres would be used for

the kind of housing for which the area is zoned. Some

people wouldn't want their land to be bought and deweloped|

Some people would want it to be used for some other purposs
than the kind of housing for which it is zoned and they
would apply for variances and so forth.

I think it is totally a mysterious notion. But I
don't understand where the factor three for example
comes from. I have no idea how that ratio was estimated
or might be estimated. If you asked me to estimate it, I
would have a hard time eétimating it.

Q But you agree in concept that --

MR. FERGUSON: What concept?

Q ~=~ that it is a conceivable issue in fair
sha#é? A Sure. My guéés is that
I’Sﬁould say judgment is that if someone concludes that
large amounts of overzoning is necessary, it probably is

partly because the area is not really very desirable for

the group in question. And that is the point I tried to

.
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. make'in my letter. BAnd the factor of three seems to be a

‘large amount of overzoning.

It is not close to large employment centers.

ﬂgmills*direct L | 46

If’y6u>zone half a square mile of Princeton Townshi
where there is a lot of vacant land for low and moderate
incomevhousing, I believe that much more than a third of it
would be developed for low and moderate income housing
because that is a desirable place for low and moderate

income people to live.

Q And is Bedminster desirable in your opinion
A . I said it is relatively undesirable.
- Q Because?
A “Because it is on the fringe of a metropolitan area;

Q How do you define "close"?
A - Close is a statigtical matter. Bedminster is
further than Newark and Newark is further than Hoboken.

Q ffom what?
A From the large employment centers in the New York
region. |

I don't have to tell you what is close and what is
far. Bedminster is further than most other parts of the
New York region and employment centers in that region.

Q Do I understand you to say that you égree

that overzoning may be appropriate, but you disagree with

the order of magnitude in what you have read?

-
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A - First of all, I would require some time and

" Princeton Township quite desirable and I would, therefore)

understands it, he can answer it.
A } i would agree if you want to get a thousand
«regideptial units of low and moderate income housing in an
community, Bedminster or Manhattan, it might be hecessary
to zgﬁé for'somewhat more than 1000. It is beyond me how
it hés_been calculatéd in this instance by Mr. Mallach.

Q How would you calculate it?

resources to do it. But I would‘start by asking the
question, how desirable a place is this to live for the
kinds of people for wﬁom the zoning is being contemplated
And what alternatives are there near there.

In Princeton Township, there are very few
alternétiveg. All 6f Princeton Township by and large
exciudas 16w and moderate income housing. Many of the
6ommunitiesisurrounding Princeion do the same thing. So

that would make a small area zoned for such housing in

conclude that very little overzoning would be necessary.

On the other hand, if the area in question is
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SE statlstlcal way to what extent that area is a desirable

. and moderate income people to live.

the same considerations there. I would try to ask in a

‘ the concept of degirability?

"~ which is Bedminster, in this question, as a place for low

Q . That is your alternatives?
A ' Yes.
Q - And what are the. local alternatives in

W Would about Bedminster?

.

A was using Princeton as an example. I would emplg

place for 1ow and moderate income people to live.
| Q ' One is the alternatives and the other ig
A  Right. The desirability'of the area in question
One of the questions I would want to ask is to what

extent are there potential residential locations for low

and moderate income people elsewhere,

and around Belminster?;

A - I don't know. I would have to look.

Q So your other element to consider is
desirability?
A Yes.
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Q ; ' Do I understand you correctly by °
"désirability,“fyou mean simply distance from urban centerj?

A ~ Distance from urban centers in relationship to

the incomes of the people for whom this kind of housing is
the_optimum type.
o 7 MR. FERGUSON: Are we using the
word "desifability" -
MR. GAVER: It is his term.
MR. FERGUSON: You are using it in
your question, Mr. Gaver, to describe the
demand side of the residential equation,

or are you imputing to the word

"desirability" the desiresvof a.macro planher
to say it is more desirable from the point
of view of total economic development to
have: certain =--

MR. GAVER: I am using
"desirability"” as he used it in.the letter
and I believe he described it and I just

& - asked him that as being locational factors|.

MR. FERGﬁSON$ The letter is
speaking mainly to the demand side of the
residential equation. When we use the
‘terminology, we should be specific whether

we are including or excluding --
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A : When'I use the term, I mean in terms of the people
who are at issue. Namely,would lowvand moderate income
people desire to live in Bedminsters. i‘don't mean; would
{a.élahﬁer desire them to live theré or some other grdup qf
'people think it was good for society if they lived there.
- vi Q With regard'to overzoning, you say in your
lettér "It plays no part in any literature of which I am
aware." What literature‘are you referring to?

A Any literature on urban economics or urban planning

As I said hefore, thg first time I met the concept
was in connection with this case,

Q Did you review the literature further to
see if there were anythin§ on this subject, this mystery
to you? |
A No, but I_have recollection of things that I read
over the lagt 20 years and I don't recall seeing the term
before. It may well play a role in some urban planning.
I aon't know that literature as well as I know the urban
econdmics literatufe. |

| Q So when you state in your letter that
Bedminster is not a desirable place for low andvmoderate
inéome people to live, do I understand you correctly to
mean that by that, that because of its distance from urban
centers --

A Can you tell me where I say that?

s}

f
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S _recpgnition of the fact that, on the demand side, Bedminster

. is not a desirable place for low and moderate income

f;i‘Mil;sfdirect o E | 21
vQ. v ,' Right in the middle of the page, page

‘"I guspect that the hbtion is an implicit

people to live.,"

| Do I understand that to mean that because of
Bedminster's geographic distance from Newark or New York,
that you would expect that relatively few 1ow.and moderate
income people would choose to live there?
A What I meant by that distance was I expect that thi
large volume of overzoning is a recognition on their part
of what they presume tb be.  Although, they don't state to
be the fact that Bedminster is not a very desirable place
for low and moderate income people. Not very many low and
moderate income people would be attracted there relative
to the acres zoned for the housing.

0 But you do agree that is a fact?

A I agree statistically speaking there is a relatively
small concentration of 16w aﬁd moderate people on the
fringes of metropolitan areas or indeed far from most
emp;oyment centers., I don't know exactly what employment
opportunities there are in Bedminster and how far they are
from Sedminster. i do know that Bedminster is on the far

western fringe of the New York region.

S
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'_1 ¥§fringe oﬁimgtr§pglitan areasiand I also know that Bedninster
-f ; ;ﬁis on the fringé of a very iarge metropolitan area. I do not
7fiflijhowever knoﬁ detailed local characteristics of Bedminster.
. w Q.‘I Well that doesn't anéwer my question. My
'ﬁL £”? quaBtion i§, do you have an opinion as to whether Bédminstez

;;fﬁf;;is'&fdes;rable place for low and moderate income people to
?;{;;filive-as you use that term, or do you not?

’T7i§ ' i'can't answer that qﬁestion yes or no. I know
ﬁ“:f;fsome things about Bedminster, mainly, its distance from some
*“_émployment centers, major employment centers in the Mew York

.#;f'¥}agi6n. I know it is very far and I know statistically that
'ﬂfL;f}ow and moderate income people do not concentrate tﬁat far
i:iaﬁffrom the New York region area. There may be other things
 i;€f;about Bedminster that I don't knbw,-of which I Qould not
 i:7; hesitate to modify that opinion.

o Q " on that limited information base, you do’have
:_;:an opinion but are prapared'to be c&nvinced to the contrary
': ;¥ 15 other evidence were to be presented?

'J‘?lA If I may, I would like to stand on what I just said.

0 "I don't know what you said.
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THE WITNESS: Could you read it bac

- MR. FERGUSON: He asked the reporter

to read it back.
MR. GAVER: It is a deposition. I

don't have to take his last answer.

What I know is that Bedminster is on the far wester)
ftinge of the New York region. I knbw that it is.a substant]
distancé from the most important employment centérs in
Northeastern?Néw Jersey and in the New York region. I also
8 know that statistically speaking low and moderate income
p,eppl_g are not strongly concentrated near the fringes of
;'2 met;oniitan areas. And that creates a presumption that
some communitieé as Bedminster are not places where large
u)groups of 1ow-and moderate income people would live even
in the absence of exclusionary zoning anywhereiin the New
York region. |

I do not know all the details about Bedminster and

there may be characteristics of Bedminster which would make

it more or less desirable for low and moderate income”peop]e

than do the characteristics that I know about.

Q what other characteristics that you had
the informatibn on theﬁ would be important in that
determination? |

A There could be a particular -- Bedminster is a very

Aty
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- Q You next discuss the tax rate in Bedminster

.and how it might affect, I guess, desirability. Is that

T L

. .an accurate description of the significance of the tax rate?

‘A 'f'Y&#.
"Q . Clearly viewing that factor alone, Bedminster

is an attractive or desirable place to live. Is that true?
LA ~ Would you ask the question again?
.Q ViewinQ just the tax rate, you would agree)

would you not, that Bedminster is a desirable or attractive

place to live?
MR. FERGUSON: To whom?
MR. GAVER: To anybody.
 A | | ;-I_ddn't know Bedminster tax raﬁes specifical;y.
But®: moét high'incOmé communities have relatively lo& tax
rates, taxes per dollar of assessed value and I would
presume that Bedminster does as well.
0 If it does and let's assume for the most
that it does, would you agree in viewing that factor alone

that Bedminster is an attractive or desirable place to live?
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jﬂf:‘A; f '.gSur§.; The point I tried to make in the lette;f;;—ﬁ
 £hatﬁthe 1ow‘tax rate of a high income community is an
fgttfgction to low(and-mbdgrate income people only insofar 3s
they;remain a minority. If they become a large part of the
- total, thenvthg low tax rate disappears.

The low tax rate results from the fact that high

income people have expensive houses, so a low tax rate will

yield enough revenues to pay for the local services that

they consume. lLow income people have less valuable houses

and it is only insofar as they can take advantage of the

fact that the average house value in the community is

-:h. greater than theirs is -- that the low tax rate remains an
advantage‘to them.

If you have a community in which low and moderate
income people are a majority, then the tax rate must be
based oh the valueé of their houses and must be high
‘enough to pay for the local public services that people

in the community demand. To the extent that low and moderpate
people are a large part of the total community, the tax
rate must reflect the relatively low values of their housejs.

Q And you have’concluded in other writings, |
have you not, in your opinion, the desire or intent to
keep out these, I think you used the term free riders,
has been a principal motive in zoning historically?

A If I may, I would like to make that a little more
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' 'has high residgqtial tax rates and that pPresumably jt jg
afsubstantial‘factor. For most communities, I don't belie e

the gax rates are among the Predominate consideratjons,

the major motive is not to exclude people whose presence

will,increase the tax rate. I believe the major motive is

Q What elge?

A ~ Welfare, which is not mostly paid for by the

" (201 . - . ‘
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..  provides more or less free medical care for large members

UL .

-.e sact that the presence of the low income people
will increase the demand for different local services and
tgaﬂsfers thch are more expensive to provide. That; plus

the‘factﬂthat many high income people simply don't like to

have low income and black people 1iving'there. Traditional
as I say, I think it is less now.
f¢ _Q I want to get a gpecification of what these

. local services that you described are that low income

, people.will;demand that are not provided or whatever in
their absencé. .Welfare is one?

A Welfare is one, subsidized medical services. The

City of Baltimore where I lived in one way or another

of the podr people. Subsidized housing programs, the cost
of which is shared by the local community and Federal
Government.

In most cases, welfare, housing and speciall-
expensive education. Many low income communities have

compenséto:y educational schemes which are expensive, Many
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equalled Newark's?
‘_Agéljf I can't tell ycu.

~_{Q'ﬁf i‘ Are you ‘aware of any studxes with respect to

f New Jersey, in partlcular, that deal empirically with this
sxtua;ion?
‘Ai _?1_ Tax rates as they vary with respect to the portions
of low and méderate income?
Q Right.
A Not from New Jersey. I know of one from Baltimore.
I also know some national data that undertakes
to explaiﬁ'not just tax rates, but tax receipts per person
or per dollar of personal income which are higher in
cant:al cities and other communities with predominantly
low and:-moderate income fesidents than elsewhere.
- The:e is a group in Washington called the
Advisory Commission on Intergovernmental Relations which
collects a lot of data on comparative problem§ and

activities in State and local governments and they producéd

data on tax levels related to people, related to income
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But m& main coneclusion on that paper ig that the
histq:y}of zZoing in the'UnFted States is rather incoherent
in;the¥sense that it doesn;t Seem to have ag its goal goo
well defined or coherent sécial‘goalé. A legal base for ift,
of course, ig irproving the health ang welfare of the

Population and some of.it ﬁas been for that purpose. Byt
vthese éither illegal or éqme,undesirable goals of”ioﬁing

have Played a mueh more impbrtant part than many people

seem to be aware of, And that is not g Postwar inventjion

-Q And you also.conclude, do you not, that
-the control of external disecénomies is not very effectiv ly
done by land use controls. Is that correct?

A That is correct. I don't mean to say that lang us
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- =y peupse may simply
nqt ;ige to have such act;viﬁies near where they live. Then
do i§;5y;lahdiuse controls. If you are concerned with
venQigﬁdmental effects, air and water pollution, noise
vibraﬁions. congestion in the streets, generally speaking,
I think'land use controls are not the best way to go at thep.

Q Do I understand you correctly that you woulfl
prefer direct controls on whatever the problem is rather
than the use of land use contr&ls to indirectly control
the problems? |
A I would prefer eithér what I would call economic
controls or regulations.

"Q what do you mean by “"economic controls”"?
A Environment problems which have been studied best
by economistsQ‘ |

"\The best way to coﬂtrol air and water pollution is
by chaxges and discharges that pcllute the air and water
and not by regulations of the kind that we have adopted in
our hational environmental pr§gréms. But I think both are

preferable to land use controls, by and large. I don't mean
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-to say I would never use land use controls for environmental

: puxpdses,,but it is not the first way that I would prefer

. to attack the problem.

Q Why is that? Because they are insufficient

and don't work?

A " By and large they go at the wrbng variable. The
BRI variab%s that you are after with environmental problems
) is discﬁarges of polluting substances of the air and water,
And I think that I say somewhere that land use controls

just move the pollution around. They don't really stop it
and that may be some benefit, but it is a pretty gross way

of getting out of the environmental problems.

i

_Q You then g0.0n in a section of this article
to discuss the neighborhood effects as you described it.
A That is correct.
| 0 Do I understand and is it a fair synopsis

of this article that in your opinion that the heighborhood
effect is much more important in central cities and much\
less important in less dense suburban regions?
A Yes, that is correct.

Q Finally, I believe your article deals with)}
to some extent, on land use, the Tiebout Hypothesis?
A - That is correct.

Q - Can you very briefly describe to me what

the Tiebout Hypothesis is?

~
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,aAvrfi Thé Tiebout Hypothesis is the notion that if you
f,have a metropolitan area as we do in the United States wit
a large number of relativély-small local government
"jurisdictions, then_people as it were shop around for loca

. govarnment jurisdictions which will provide the menu of

local government services and the tax rate to pay for them

which the family in question wants and having found a
community that provides this mixture of services and taxes
to the best of the objects of the family to find such a
community and use their voting and political power to main
the commuﬁity as one which provides the menu of services
and taxes‘which is appropriate for that family.
| o) It is your opiﬁion, is it not, that
historically exclusion#ry land use controls have been
employed by the existing residenés to prevent any change o
increase in local services by keeping people out who might
demand them?
A That is correct.
Q Do you agfee with the hypothesis that it i

generally true in all housing markets?

MR. FERGUSON: Wwhat is generally

true?

MR. GAVER: The hypothesis.

A I think it is'iméortant, an important statistical

factor in the United States. Certainly more than any othe

>~

tain

r

S

r
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\.gcountry in the world of which I know. It is of course
- choosing a community in which it has the right mixture of
'local public services and taxes which is only one

~ congideration when people are looking for a place to live.

I don't want to be put in a position that the only

‘or main thing that people look for when looking for a plac

to live is how much the community spends on education and
such;things. Obviously, that is not correct. They look £
places in connection with work locations and kinds of

housing that are provided that they want.

o} Do you agfee that it generally describes
an aspect of the housing market in generally all locﬁtions
A Yes, I think that is a fair summary.

Q You go on at the tail end of this article

to recommend that no controls on residential development

be permitted. Is that correct?

A Well --
Q Among other things.
A Recommend in a sense, yes. I am trying to get

people to think about whether a situation in which the
taxes needed to pay for local services were completiy,
divorced from real estate xim! which, therefore, there was
no justificatioﬁ for land use controls of the  sort that

we traditionally have would exist. Whether that kind of

situation might not be desirable -~ might not be preferable
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"?_-pq.ghe onebthat we have.
' public services from real estate in the United States, they

551 wouldvbe abgent and one would then be able to say to what

Mills~direct : ‘ €5

In other words, if one separated financing, local
the reason for land use controls to exclude free riders

" extent the real motivation of wirich the land use controls

' was the desire to exclude people on a social ground, which

W

is uncharacteristic in the United States, which I think ths
Supreme Court also regards as undesirable.

Q This article, just so I understand,
Economic Analysis of Urban Land Use Controlg, does not
deal with fair share housing allocation plans in any way?
A No, it does not.

- MR. GAVER: That is all I have

at this moment.
CROSS~EXAMINATION BY MS. NELSON:

‘ Q I would like to pick up on what Mr. Gaver
was asking you about the article and ask you to comment
.on the statement that you have at the conclusion of your
article, the one Economic Analysis of Urban Land Use
Controls. You say "My conclusion is that the combination of
real estate taxes as the main source of local government
revenues and a laissez~faiyre attitude on the part of the
courts toward local government land use controls guarantees

the controls will be excessivély exclusionary."

-
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ff_in,¢hqgsing a.menu of the local public services and the ta

local government jurisdiction.

‘countries in the world; where the local public services
v that are provided are mainly financed by the national

~government. Therefore, through national taxes and even

"dictated by the national government.

educational services are dictated by a national government

 government to choosing the menu of local government

ﬂ.fgqqxgs, that local governments have a great deal of freedom

‘to finance them based on the wishes of the residents of that

That is in contrast with most of the democratic

where they're financed through local taxes, they are mostly

Even though education is provided at a local level

teachers are higher than a local level. The nmenu of

level. It is a kind of American purity to some extent to

permit what I call this laissez~faire attitude of local

services in corresponding tax rates that will be provided

and my belief is that if you permit that, you provide

Xes

powerful-incantive to local governments to have exclusionkry

land use controls.

And legally, you almost must permit it because yop

(201) 622-6969 - ROBERT J. CIRILLQ & ASSOCIATES - 744 BROAD STREET. NEWARK. N.J.



. Mills-cross o ' | &7
  Pava}F°_permit 1oca1 govermments to keep out those who cannot
‘Fgorrwill not pay their share of local taxes and that makes

j;f"7”5 it difficult for the courts to discriminate between that

o motivg for zoning and exclusionary motives based on raises

'_ iﬂ;iﬁ§ome, ethnic chatacteristics of people who might like‘
S tpviiygthere. And I regard the latter as socially
' und;é#;§b1e.use of-thevﬁolice power in the contemporary
United States. |
| ,Q Doctor,‘would it be fair to say that there
has been an increasing suburbanization in this éountry of

business and industry away from the metropolitan areas

spreading throughout?

A I have to make a distinction there between

suburbanization in which entails the movement of employment

outgide central cities and that which entails the movement]

of employment outside of the metropoilitan: areas.

In the early 19708, there was a large group of

people that thought that employment was moving out of the

L3¥§  metropolitan areas. That may have been a characﬁeristic
 35! offthe recession period of '74 and '75. But I do not
believe that there is a long-term trend for employment to
move out of metropolitan areas. There is a trend to move
out of the central cities.

o] In your ctiticism of Mr. Mallach's

testimony and Mr. Davidoff's testimony in your letter and

~
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",f»iqatpesejphenqmena of voluntary‘segregation.

“{3; voluntary segregation to come up with a fair share

.H;,That is much more difficult to deal with in terms of data.
";‘fPartly_because most American censuses do nqt collect

.~ "|" data on such characteristics. They never ask questions on

1 the Congtitution. f

The easiest kind to deal with mainly about the data is

-~ or which is more plentiful is segregation by income. Ang

in that respect.

Ll
]

- <+ wawswmsiy wlIllcult to factor
. How would you empirically, at least, factor in

allocétion?

A _Well voluntary segregation deals with several kindg.

I believe that voluntary segregation™by income is an

important basis and characteristic of the United States or

elsewhere.. The Americans are terribly different from othex

I think that also important is voluntary segregatig

by other chﬁracteristics, such as religion, ethnic origin.|

religion except for the separation of church and State in

I also have lived and travled in many metropolitan
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—

‘areas and I have. talked to many others who have and I do

- believe that voluntary segregation by such other

‘¥;’ characteristics is also important.

l":f£ W‘._ | 0 " Well would it have been possible for Mr.
SE Mallaéh;or Mr. Davidoff to factor in the element that you

o ;term “voluntary segregation" in terms of what you describe,

”;;I belleve, as the factor that people cluster in similar
) _groups llke k;nd of 1iving together? I mean, could they
1 have done it? |

'>_A “ They certainly'could have done it by income.

And they could have done it to a less accurate degree of

i-approximafioﬁ by other characteristics..

Q So when you say that an important factor

that strongly affects residential location decisions is the
- desire of people to live near others who are similar to

* _“themselves, you are referring more to income than you are

to:anything else?

A Well I guess I ought to ask where I say that. It

may depend gpon the contex£ in which I say it, whether I am

‘referring to income or other characteristics.

Q I am quoting now from page two of your

R°Tf} December 27th letter.

ITL?;Q A Where on page two?
Q The third:rparagraph.
A _ Well there I am referring to other characteristics

-
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, fﬁ . this phenomena that you are describing in the third

’25£2 Bedminster ought to ignore them.
2" are probably important but I can't take them into account.

! .. better than that.

ﬁ'wﬁ factor in -~

© Mills~cross : EERR 70
Atherithan income. | |
o | The next sentence, the middle senﬁence in the
‘parggraéh says "Americans cluster residences by race, by
| ethnic group, by reiigion and by other characteristics."
Q - That.is what I understand you'to mean.

~ And I am asking you how:doeé one empirically factor in
parggraph there?
A It is not easy. But I don't think that it is
impossible and I don't think that a complete and careful
analysis of who would like to live in an area like
At the very minimum, I ought to say I think these

If one is ambitious and energetic, I think one could do

Q ~ Let me ask you this: How would you, if

‘:‘igyou were computing fair share for the Township of Bedminst

MR. FERGUSON: I am going to objec
to the question until and unless you give
the witness what the parameters: of fair
share are. I think he indicated depending
on who is doing the asking and what the gdg

is, the answer is different.

-~
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' V_they don't change their job, they tend not to move terribly

\;3?§ to your commuting costs and people don't like to do that.

"'?{fwould not treat an eight county region as a homogeneous

’7,;}whole in terms of sources of low and moderate income peoplL
‘id,f‘that might come to Bedminster. I would ask what numbers o

‘1fﬂ10w and moderate income people are phere X miles away and

¢! . assumption that a fraction of low and moderate income people

ToTTT STmTmTe— s gaemen g Aemaeas e el s e bl

: »Ecﬁlculagethe;pqﬁbers of low and moderate income people in

4_;ﬁ;hat feéionuénd then:allocateya bercentége of them to
71f€Bedmins£ef based on the three or four criteria that we have
ﬁfibeen'diacussing. That takes account of where people might

'"m;;come froﬁ, who they think are going to move into‘Bedminster.

.?Itvtreatﬁ the‘:egion‘as a homogeneous whole in térms of

”}ﬁéthe s§urces of low and moderate income people.

In fact, when low and moderate income people move

‘f;because of the change in family status or change in income

'@;level or maybe an opening up of zoning in suburbs, providiTg
'Jfffar for the obvious reason. If you move very far, you add

‘80 if I were starting on a study of this kind, I

Ll J

‘f,fthat X varies from zero to a large number and make the
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’L;cpmpel, conduce to accept people or influence people to live

Jnnpéttiéular;communities even though it is not in their best
.“f{éihtereét.in the abseﬁce of controls in their doing sO.
:”’”iffig ‘-‘;:So let me talk about the demand side. The question 1]
'='€§take it was how would one factor in these other elements
u!f?fgsuch as income influence voluntary segregation on the demand
'j;T   éside?
. Q Right.
,VJ:A | I would look at other communities in the region that
 2 jfis‘germane and I would ask to what extent people have collegted
n:;;*_g1themselves together in ways and by characteristics that appear
' ";u‘not to be coersive, butAgppear not to be strongly influenced
"ngpy land use controls or racial discrimination. You can do
”f!h:hat fo some extent from the census; you can do that to some
ffﬁ;xtent from other sources. Then I would try to say, fér
‘ﬂidxample, if I found that people of particular ethnic back-

'";;§¢?ff5ﬁrounds tend to be located close to employment centers, if

-

b{é@ found that, then I would say that such people are unlikelj
'*if;fho locate in Bedminster in large numbers, eQen in the absenge
*ffl}f land use controls.
Q Would you say this about the hlack/white
; ;Sxperience in this country? |
MR. FERGUSON: Let us go of £ the
recoxrd for a moment.

(0f £ the record discussion.)

.
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Q _  :JpPrOfessor, in terms of the black/white
experience, what communities in New Jérsey would you look

? ,at;in_order_tp‘factor in this voluntary segregation concept?

' A'. ’ itThe raéial aspect of segregation is the most
:2§ﬁ;différent one té deal with in terms of aeparatinglvoluntary
.:ﬁfl% from.involuntary segregation, because that is the one where
3 we have the best evidence énd the best reasons to believe
that many of the historical segregation has not been
-f voluntary. |
It is very difficult to say to what extent people
would segregate themselves voluntarily by race in the
absence of either exclusionary land use contrdls or racial
" 33 prejudice in the housing markets.
Q | Would it be fair to say then that neither
: Mr. Davidoff or Mr. Mallach could have really factored‘thaﬁ
'li in?
A I don't think it is fair to say that they couldn'y
;Zj have done anything with it. I think if I were writing such
L reports and had given such testimony, I would have at a
: very minimum said that it may well be that klack people,
manyAbléck people, not all, prefer to live near other
; black people even in the absence of involuntary segregation.
What you can certainly do in addition to that is
to take account of the fact that statistically, black people

have lower incomes than white and their incomes affect where

~.
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-*,fj:theyfwant‘to live statistically quite aside from any racial

discri@ination or land use controls and that can certainly
| he f#ctored.in.
- Q Do you basically agree with Professor
i.;Mj.c:ht-zgl‘ce; White's findings in terms of the 1i£era£ure she
5 has‘ﬁéitten on the topic of physical transfer zoning and
Gf};other phenomena th&t deal with exclusionary zoning patternsg
" in the United States?
'  A She is a'formgr student of mine and I am
.'sympathetic with what she does. But I don't want to put

"‘myself in the position of having to agree with everything

‘;‘Jﬁi she said. Some I haven't read.

N Q " You talked about making comparisons in

 '£eims of studying voldntary segregation patterns, by
studying other international communities or settings énd
comparing them then to the United States. Which ones have
you studied that would reflect a situation similar to the
black/white situation in this country?

A I have not studied any racial problems in
communities, but I do know there is a lot of voluntary

| ségregation in countries -- I do know there is a lot of
segregation that I strongly believe are voluntary in
countries other than the United States precisely bhecause
the mechanisms of involuntafy segregation are absent there,

not necessarily by race.

~
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R ! Tendency to cluster by what?

w”~fﬁ;Boston Brahmans lived in certain places and the Irish lived

Mills-cross : 75

W

s
i

Q@ .. When you talked about this tendency to

.| cluster in terms of voluntary segregation, take for exampl¢

,.g{iiwith ethnic groups, does this tendency in at least American

‘T-fihistory persist throughout generations?

0 By, like, kind in terms of ethnic groups.

‘: ;Has this persisted throughout dgenerations?

fiA That is hard to say pending on how many generations
' you want to talk about. The data are much more plentiful
; after 1940 than before. There are étudies from‘thé 19th
~ century which indicate Boston was a highly segregated placL

;i by income, by ethnic group. We know very well that the

:ikin other places and the Irish were much poorer and had a

;ikdifferent ethnic background that was in good part involuntarily

‘ :given. But that is an anecdote; that is not a comparison
Mr *of or a sample of metropolitan areas.

MS. NELSON: This may be a good tipe

to break for lunch if that is all. right.

MR. FERGUSON: Fine.

[=]

(A lunch recess is taken from 12:3

to 1:30 P.M.)

AFTERNOOH SESSION

L I O — v s g e et et

'EDWIN S. MILLS, resumes:

~,
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" '!'DCA Report, the Housing Allocation Plan for the State of
;o 5“fﬁf&ew Jersey. Did you examine the methodology employed?

RIS Yes, I did.

”iﬁfatestiany; namely, I think they ignored the demand side of

”."Mi;ls~c:oss ‘ 76

. . CONTINUED CROSS-EXAMINATION BY MS. NELSON:

 pr. Mills, have you ever actually done a

fair share analysis for any municipality?

 }9 ; You indicated you were looking at the

Q And what are your criticisms of their
| ':f"methodology?
A ' The criticism is the same one that I have been givi

fﬁ;of the work that Mr. Mallach and Mr. Davidoff did in their

the decision about where to live, They don't take éccount
 of who would want to live in pﬁrticular communities in the

- absence of any artificial inhibitions to doing so.

Q Dr. Miils, there was testimony on this
.>record duriﬁg this triél by another witness, in fact, a
‘witness from the Township which indicated that when AT&T

.;;ifacility in Basking Ridge at least relocated, that roughly
‘80 percent, maybe 75 perceﬁt, I fbtget the exact fiqure,
"of the lower paid employees failed to make the move ffom

': the city out to Basking Ridge.
What economic factors would you consider relevant

to that phenomenon especially when compared to the fact

~.
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““5:'failed to make the move?
'*1iA : I can only speculate because I have not studied thi

L”£ §AT&T movement.

\ﬂf-'statiStically speaking, commute less for fewer minutes and

'.ugfewer miles than do higher income people. Mainly, the
.&;v advantage to higher income people to moving out of the

:-ﬂ periphery of the outside areas in terms of sharing housing

| f-ﬁg;\more value to living in a particular and traditional

' that very poor people get a great deal of sustenance and
L reinforcement from their surrounding neighbors that they

‘ *'know with whom they extend support and services, help in

Mills~cross ‘ 77

that I thihk less than one percent of the other employees

What we do know is that low income people,

- costs is greater‘than for lower income people.

It may also be, and with some relatively low income
groups I officially believe it is true, that they attach

5;‘neighborhood than do high income people.

In many, many countries there is a lot of evidence

" bad times. One pérson will repair the other person's
washer if the other person does some favor for the first
: person. These kind of informal relationshipé are probably
;'stronger‘for low income people than higher income people
who tend to do things through market transactions than

! informal arrangements. They can use money bec%hse they

have more. That does mean with some groups, the importange
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ave been important there.

 ;;L5?subject of thig case.  Namely,
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.western periphery of the New York metropolitan area with

1

x

',4AT&Tjhad‘moved to a place that had stringent zoning,

'”fotﬁat]may well have been a factor in preventing the poorly

}

... paid workers from moving. out there.

Athhis as a rather mysterious notion and you said, I thihk,
:?f;fin your letter report_bf December 27th that overzoning --
4 if?the concept of overzoning‘as used by Mr. Mallach and Mr.

“ﬂ€; Davidoff probably refiected that Bedminster was relatively

.. ‘undesirable for low and mdderate income people.

jiifquestion pfvdesirability if a community was highly desirah
i;ﬁf then_you would not have to overzone. Is that correct?
k’; A Well you would not have to overzone as much in thq

:ﬁ*sense that if a community has a place where a lot of low

if?and moderate people want very much to live, then if you
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cpa:ac;g:isticsrj If many of the communities near the

Q”fl - I am a little confused. When Mr. Gaver

f”ahked you about the concept of overzoning and you describeq

- Then you went on to say, I believe, that the

le,

;f'make it possible for them to do so by zoning, then you woyld




‘¥u3ﬁ;desirable. There may be some people who refuse to permit

.’”=inin reality that maximum yield? Would that be fair to say?

:H':factor of ten in his testimony, if I remember correctly.

. REDIRECT EXAMINATION BY MR. GAVER:

© . four additional subject areas which you apparently have

Af'F‘opinions on. The first being the concept of the, I guess)

(201) €22-6969 - ROBERT J. CIRILLO & ASSOCIATES

i/ Mills~cross . ’ 80
légiexpggt,that-mbst of the land so zoned would be used by the
' T;:grOup :j.n question.

-+ I don't mean to say that no overzoning would be

itheir land to be used for housing just because it is
fﬁéobstreperous or they want to hang on to it for>their
,;grandchildren or thay don't think the time is right to sell
:ﬁ;or for some other reason.

Q So you don't agree then that theoretical

maximum yield of a zone district probably wouldn't produce

©A :“' Sure. It is the magnitude I found mysterious.
Q The factor of three --

7[» A-‘ © Of three or ten -- I think Mr. Davidoff even said p

Q- What factor would you use as applied to
'fi_Bedmihster?
A I can't tell you without careful study of Bedminster,

. which I haven't undertaken.
MS. NELSON: I don't have any more

quesgtions.

Q Professor Mills, Mr. Ferguson indicated

=~
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N _f;of:the;:ggion'of_Bedminster and your‘opinions thereof.

MR. FERGUSON: I just want to correct
the statement. I did tell you dertain kind
pf'questions that I would be asking. It is

~my. position thﬁt,those are not mystery
vareas. i¥¥ |

~MR. GAVER: I didn't call them mystery

areas.
MR. FERGUSON: Indeed it is all the
same area about»which Professor Mills has

‘Hﬁfﬁ;-_ﬁt; ' . been testifying this morning, but the

guegtions come at least from a slightly

"dif ferent perspective.

This deposition is to avoid surpripe
to the attorneys for the plaintiffs. I tolfd
'f iﬁ;J3f% - you what those areas would be so that if
| you wanted to ask any questions in those

areas, I wanted you to be able to do so.
MR. GAVER: And I have done so.
Q Do you recall my gquestion?
” ;A It was something about the region of which Bedmingter
'7;ffiédaﬁparthéf. I didn't get exactly what you want to know
" about the region.

Q Do you have some opinions with respect to

 the appropriate region of Bedminster for purposes of fair
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‘J_; 3 ;£that.might move to Bedminster,,for exanple, because of the

ﬂfremoygl of the exclusionary zoning,would fall off as X
'%guf;beqame_la:ge,
So I try to take account of the effective distance

'lif};f;fféon the willingness to move rather than treating the region

;fdg a hoﬁogenequs-wholé.
- ' >Q : That is a general statement.
What would be.in your opinidn the appropriate
B   :housing region for Bedminster?
;;;A I would not treat it as a -- the calculations by
kki;' Mallach say that every low and moderate income person in
4i5ﬁ5:'£he aeight county area or some other such region, counts as
‘?QR”;iﬁ;one, Every low and‘moderate income person outside that
T; _. :}-' _r,egi.cm counts as zero. Zero-one variable.
- I would instead say that the probability fraction
'13;:1of low and moderate income people who would move to Eedminster
‘frOm X miles away wduld fall off as X becomes big.
4] In a perfect market?
:; A I haven't used that term "perfect market." I
ﬂfifldon‘t know what it means.
” I am saying if you ask me what numbers of low and
o moderate income people would live in Bedminster, if you
removed exclusionary zoning there and elsewhere, I would

i ask the question in the context of numbers of low and

" moderate income people as a function of distance from

~
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- move from short distances than would move from long

‘fall off rather systematically in terms of distance from

~ Mills-redirect - | 84

Bedminster and I would assume that a larger fraction would

distances.
For the same reason that we discussed at length

this,morninén that population density functions, figures

major employment centers., So if Bedminster was located in
the middle 6f Pénnsylvania, I would assume it would have n¢
attfaction to people who worked’'in the New York region. 1f
it was located in the Delaware River, I woitild assume it
would have no attraction. It is a quantitative matter.

Q Empirically, I am not sure what you are
doing.

Arebyou,telling me you would %o some calculation
based upon where the poor people live today?
A Yes.

Q - And just where they live today and then
there would be some fall off on the basis of distance?
A I would take account of the distance that low and
moderate income people live from Bedminster today and in
trying to calculate the fraction of them, who might move tp
Bedminster as a result of the reduction in exclusionary
zoning.

o] Other than where they live, what else would

you take into account in that formulation?

~.
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. A - Where they work. Few might work closer to Bedminster
than they do to their present residences. Therefore, moving

to’Bedminster would be a decrease in commuting to them. I

would make the presumption for most of the low and moderate

income. people who'might move into Bedminster if exclusionary

.. zoning were removed, most of those people would increase

their commuting distances by the move and to the extent they
did that, I would assume that the number Qho would make the
move'would‘fall off as a function of the increased commuting
distahce that the move entailed.

And that would imply that low and moderate income

.
%

peraéns from wayiup in the northeastern corner of the eight

L county ﬁggion wo@;d'have no problem in moving to Bedminster}
whereas éomeone from a much further area would have a
problem.

0 . It depends on where they work? It is not ap
simplelas to just where they live, correct?
A Yes.

Q Would you use the Newark SMSA? Would that
be an appropriate region in your opinion?
A I would use the entire region that has in fact been
used, but I would not use it the way it has been used.

‘I would take account of distances within that region
between Bedminster and present residences and present placels

of employment of low and moderate income people which factors

~.
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" have not been taken into account in the calculations that

Q. - What is your dﬁta base for that calculation,
sif?

MR. FERGUSON: What do you mean?

MR. GAVER: He just told me what he
would do. I want to know where he would ge#
the information from.

MR. FERGUSON: What would be his
data base if ﬁe were to do that?.

ﬁR. GAVER: Right.

A The easy data base is the census which is a

complete data by local governmental jurisdictions where
people live and which has some data on where people work
and a good deal more about commuting patterns.

0 You haven't done‘any such study.with resPert
to the New Jersey housing market, have you?
A - o.

0 Do you know anyone that has? Are you awaxe
of any such studies that relage jobs and residential
location in New Jersey?

A Oh, there certainly are studies which I have seen
of commuting patterns ih the New York metropolitan area.
One of the first major studies ever done of the

metropolitan area was done 15 or 20 years ago for the

s
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W¥ffereW Yd?k'rﬁgiﬁn,kdone,under the supervisioh of a very fihe
IQ.H$:V§?dfbuSiness scholar whose name hopefully will come to
;-me, ;j ';

‘I certainly have seen studies of commuting patterns

' iﬁ th§ANew'YQrk region which certainly included northeastern
'5j§§ffi.Newaéfsey.,
0 How about New Jersey in particular as a
;;'fi;%; focus rather than the New: York metropolitan area?
.y A I can't recall any.

Q The model that you would develop in fact
. would bé quite complicated because you would have to take

- into account somehow sorting out voluntary versus involuntaxy

S seéregatioﬁ, actual availability of the housing and the 1likeg?
A If I were doing the study, I would be very keen
on including the demand side for preéisely the reason I would

| want to separate the question, where would people like tq
live in the absence of exclusionary zoning or other
involuntary segregation from the equity gquestion of to what
extent should the courts or State government or Federal
ﬂé'government or anybody else try to insist or coerce people
to live in particular places.
The latter may be important socially. It may be
equitable under some assumptions, but if I were advising the
court, I would want to separate my advice about who would

live where by his own choice from my advice because what I

)
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1 A;hink:would'be in the social interest to do by way of
- coercing or inducing people to live in places where they
don'tjwaﬁt to particularly want to live.

For that reason, I would certainly want to separatg
the demand @ide from the equity considerations in this
‘SOfdalled fair share calculation and that would be more
éomplicatéd than:what has beén done. But I doh!t admit
it would be so complicated that it would makévény progress.

Q .Do you know of any such models of at least
SMSA? ,
MR. FERéUSON: What kind of models
of SMSA? I don't understand the question.
| MR. GAVER: Modéls of the housing

markets,

MR. FERGUSON: Based upon SMSA data?

A I know of plenty of models which discuss the demand
side of the residential location decision. I have done
vsummaries and read many others.

Q But fou haven'£ done any regarding the Newa

SMsA, have you?

L]

A No, nor have I tried to, nor do I know of any othet
studies which tried to put them in something called a fair
share allocation.

In other words, I don't know of other studies than

I4)

the ones I have seen in connection with this case which as

~.
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;how many people aught to be allocated to communities other

fthan those who would choose to - 11ve there if there were no
;es;:;ctions under doing so.
R Q | So I understand, you are telling me that
theraiare none or you haven't found any?
A N - I haven't looked.

0 So you really don't know whether they are
included in any existing fair share models or not?
A Whether what is included -~
Q The kind of analysis you are talkihg about}

How would you define what you just described?

W

f? ?'{7;}% A - What I seem to want to talk about all the time her
e because Mr. Mallach and Mr. Davidoff and the State of
New Jersey don't want to talk about it; where would people
choose to live in the absence of restrictions on where they
can live, ngtrictions in racial or exclusionary zoning.
I have seen studies of that kind, demand studies df
where peopledwmnhoosawfdﬁtive;ﬁmuhavennoﬁnséén:Sﬁudies that
incorporate that analysis into a model which alsc containg
some equity notions. I guess, we should call it fair sharj
analysis.
o Have you looked for such models or are yoy
talking from a general background?
A I do read the Urban Economics literature pretty

carefully and I look at some literature in Urban City planning

.
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I , —_—
Q ,i' I underétand that you have some comments of
some stétements of Mr. Davidoff regarding the
amgliprﬁtion and racism of poverﬁy.
A 1}f i c@n't speak to your understaﬁding but --
| '   Q I think I am parroting my notes from what
Mr. Ferguson advised me.
A I am not sure‘just what you want to know about Mr.
Davidoff's views on racism and poverty.
| Q I waﬁt to know your views.
A " I am not sure ;hat you want to know about my views
of his views. I am asking £hat you ask the question more
specifically. | |
Q Do you have some disagreement‘with Mr.
Davidoff on his views of, I gather, it is the effecﬁ of
fair share housing plang on the problems of racism and
poverty in New Jersey?
A Yes, I think I do have diéagreements with him.
Bagsed on my reading of his testimony, I think he attaches
rmuch more weight than I would to opening up suburbs to
housing for black people as a mechanism for improving the
quality of life for those peorle. My feeling is that the
main problem that black pedple face in city ghéttod is
poverty and.that the main causes of poverty aré not lack

of access to suburban housing. The main causes are either

-
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",Lﬁ_ff;disqriminatién of the labor market. I believe that this
day, even more important, is poor qualifications in terms of
poor education, poor labor force experience and to some

% extent #krratic job listdngss.

Some of those things are the result of
f};E ff discrimination in other areas such as education and going
'further back in history, discrimination and experience
which affects the quality of edﬁcation.
I am not trying to say that prejudice and
discrimination are unimportant. ‘But I think I do disagree
o with Mr, Davidoff if he believes as he appears to that

simply opening up suburbs to housing for low and. moderate

income blacks yould make a substantial or a very important
dent in.the problems of black people who now live in
central city ghéttos.
0 You think it would be insignificant?
A AI think it would be only a minor parf of improving
the quality of life of black people. |
| Can I make another comment? He has some comments
in there about the effect of high density on the poor

quality of life.

o} That is the next area.
A Do you want to ask the question first?
Q I have notes here of the significance of

the density of central cities and the ability to rebuild
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. almost any American central city. BAmerican metropolitan

. '/ everywhera else in the world. I think the problems in

Millg-redirect e ; 92

A I don't think that density is a serious problem in

. ‘ compared to
areas have extraordinary low density central cities/almost

American central cities with that are problems'qf poverty
and di#crimination and not problems of dénsity.‘

If you moﬁed half the people out, you would ‘iu:i
have just asvmahy riserable people living in half the
density. Many American urban slums are a very low density|]

I think density is just hardly part of the problem.

Indeed, there are many kinds of intrastructure tha
are_needed in ﬁrban areas that are cheaper to provide. It
is much cheaper to deliver water and the removal of liquid
wastes with exceptions of two extremes.

Q - What are the extremes?

A AIf you have extremely high density, then you have
a tendency to get congested streets. If you have extremely
high dengity, you tend to get vongestion in the streets.
So that it is: slow and expensive to get trash trucks
through‘the strgéta; that might be something of a problem
in the most crowded parts of Manhattan if not really much
of a problem in most other.metropolitan areas in the Unitgd
States.

But, for example, with delivering water and the
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0"A ' The kind of density you find in central cities in

American metropolitan areas.

| Q . Newark for instance?
A - Newark is not‘a very high density place.
| 0 What is the other extreme you mentioned?

}‘You_said it was in effect at both extremes.

'A what I should have said is high density in the
"ﬁ};ffj intrastructure may become expensive. It certainly becomes
B expensive at low density.

Q wWhat do you mean?
A " The kind of density you find in metropolitan areas

and in the sunbelt of the United States, southern and

Aj souﬁhwestern parts of the country. Take Phoenix, which is
a good sized metfopolitan area. It has extraordinary low
density areas. Getting kids to school, delivering of
wastes, delivering of water, et cetera, these are all
expensive simply because it has to be moved gp "far.

Q I understoodvyou had further comments with
regard to I think who would live in Bedminster in the
absepce of exclusionaty zoning.

A I don't know what those comments are.
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MR. FERQUSON: I would ask the

¢

were eliminated in northern New Jersey,

' Professor at the trial if exclusionary zoning

what population groups by income or however

he would describe them would he expect to
find in an area with a muncipality like
Bedmingster, and I think he substantially
answered that this morning. But I don't
kﬁow whether you articulated that particul
question.

MR. GAVER: Fine, That is a good

| question.

A Based on the fact that Bedminster is on the extreﬁe

periphery of the eight county region, the western periphen
based on the fact that the most important émployment cente
are not very cl&se to Bedminster, based on the fact that 1
know as statistically, relatively high income people tend
to concentrate'on the peripheries of metropolitan areas an
at relatively great distances from employment centers. I
conclude that I would expect that even in the absence of
exclusionary zoning anywhere in the eight county region

or in the New York region altogether that we would get mo%
relatively high income people living in a place like
Bedminster.

Q - Do I understand you correctly that it is

(201) 622-6969 - ROBERT J. CIRILLO & ASSOCIATES - 744 BROAD STREET. NEWARK, N.J,

Y

rs

a

tly




Mills~redirect o 95

your;opiﬁion ghat were there no zoning, that you would
expect northern New Jersey to be pretty much the way it is
tqday?.
A It depends on what you mean by "pretty much the. way
it;is today." | |

| I think you would get less concentration of black
people} you would get somewhat more people living in inner
suburbs -« no. I think you would get somewhat mofe low and
- moderate income pe@ple living in the inner suburbs of
metropolitan areas than you would get some outward movement
especially of low and moderate income people and to some
~extent of black people from the central cities of the
meﬁropolitan areas and from.the parts of the metropolitan
areas that are very élose to employment centers.

Q You haven't studied zoning as it exists
today or ever has existed in Bedminster, have vou?

Av  No. I only looked at the map that shows the zoning.
MR. GAVER: I have nothing further.
RECROSS-EXAMINATION BY MS. NELSON:

Q It seems to me that the model you are
describing is fairly complex. Would that be fair to say?
A It depends on what you mean. If you ask me, suppoge
you came to me and said, please tell us something we can
use about the demand side of the residential location

decision, I would tell you something that I think would be

-~
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usefulnveryfeésily. If you say I want more, I want
something much more exact than that, then it could get

‘ complipated.
I’think this is important, the demand side, the term,
the_expression, the notion of where people would like to

live in the absence of artificial restrictions when they ane

doing so is not mentioned in this testimony. It is not

mentioned in the State's document and I think that is
unforgiveable if you are concerned with what would happen
and what shéuld happen in the absence of exclusionary zoning.

I am not saying that that is the only thing that 17

important, but I think it is unforgiveable not to mention
that there is an issue of where people want to live and
eiactly how complicated the model gets depends on how exact
and how localized and how detailed you want the answers to
~ be, I could tell youssomething with much less work than
these people put in on their fair share models. 2And so
could they if they had the mind to do so.
Q How long would it take you to come up with
a fair share calculation say for the Township of Bedminster
considering all of the factors that you descriﬁéd, as well
as a determination of the region?
MR. FERGUSON: I am not sure that
. question can be answered the way it is

stated. I think you might have to bhe a lot

~y
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‘1 more assumptious inlStatements of purpose
for any such study. Insofar as the witness
'can answer it, he may do so.

Q I am asking for the purpose of this
litigation, how long would it take you to consider all of
the factors that you have listethoday in your £estimony;
that is, income levels, all the factors on the demand side,
family households, composition, all of those elements that
you enumerated this morning, coupled with some of the other
elements that were utilized by Mr. Mallach and Mr. Davidoff
A Well the first thing I would have to do is to
discuss with whoever asked me to do it in much more detail
what they mean by fair share other than the demand side.

The second»thing I would have to do is whether I
could make use of the work that is already done by Mr.
Mallach and the State which I suppose I coﬁld. Then I would
say -~ to do it to an approximation which I believe would
be useful to a court, would not be difficult. I am sure
it could be for much less than what was Spent.on Mr.
Mallach's calculations

ToAdo it very precisely in the way that nobody
wqﬁld guestion, would be extraordinarily time consuming
and expensive.

Q On the topic of region for the New York

metropolitan area of which Bedminster is a part, you said

-
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you ﬁ6ﬁ1d cohsidér factors like where people work and where
people live'presently. Is that correct? |
A " Yes.

Q Could you draw a diagram, a rough diagram
for;me'which woulﬁ reflect that region‘as you might envisio
‘it for the New York area? Just giving a very rough
approximation.

A VWell what I said was that the effect of removing

" exclusionary zoning from just Bedminster or from every place

in the region would be like a ripple. The effect would be
very great on péople whose present residences ahd whose
work is close to Bedminster. It would be sméller on people
whose resi&ences and work were further away. It would be
very small on people whose residences and/or work were very
far away.
I would not treat the region as a homegeneous whole

as though everybody of low or moderate income had the aim,

n

probability or wishsd to move to Bedminster as everybody else.

I would take account of inhomegeneous, especially distance
within a big region. |

Q You said -~
A ~ I would try io'estimate the effect of distance on
such. interest in moviné.

Q Maybe I am missing the point here. You

said that one of the reasons you faulted the region, the

Iy
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;ﬂepOSLtiOn by Mr. Mallach was outside of the region and
:ﬁlthose individuals of low and moderate incomes are totally
_discounted and within the region, those individuals are
counted as one;'

1v”f What I am asking you now is wouldn't that be true flor

'anyone who is worklng with a region as a geographic entity,

i1assum1ng you have to comg up with some ‘data base?

A No, that is exactly my point. There is no reason
why you can't calculate the effect of distance from Bedmiﬁster
on the interest or desire of people to move to Bedminster.
It is a matter of elementary common sense that somebody who

lives way up in the northeastern corner of this eight county -

region is less interested in moving to Bedminster than
somebody living next ‘door: or somebody who works‘hp in the
northeastern couﬁty compared to somebody who works right
next door at AT&T or some such place aﬁh I think that ought
to be taken into account.

Distances are important and travel times are
iﬁpcrtant within that region and there is no reason that
some account be taken of that.

0 » Would your study reflect more of a
correlation that would move say from west to east, that is
moving from Bedminster in towards New York City?

A ‘. I am not sure what you mean by moving. People moving?

0 Yes, the movement would be between the central

.
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business districts and Bedminster Township. The most
movement would occur between New York City, for example,

'.and Bedminster Township as opposed to say Allentown,

ﬁa;say?
‘A I am‘going>to say the same thing, I hope. I would
try to calculate the effect of distance from Bedminster
to places of work and places of residence on people's
willingness or interest or desire to move to Bedminster.
I would certainiy start off with a strong présumption,
the greater those distances are, the less people are inter¢
in moving to Bedminsté; and I would treat\it as a continuij
It doesn't have to be treated as a zero-one matter.
o} You mention the equitable dimension to the
problem as being distinguish&ble from the demand side of
the problem. At least in your understanding of fair share
wouid you be able to factor in the equitable dimension to
the problem?

A I think the very term fair share suggests an

equity notion and if I was asked to calculate a fair share,

I would try to pry out of who was asking me what kind of
equity ﬁotiqn is germane.

I don't see it in the Madison Case. As 1 read

the Madison Case, it looked to me as though the court is

concerned with the guestion, who would like to live in

bsted
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;ixtin the absence of artific1a1 1nhib1tions on 601ng
"”so. T havé no objection whatsoever to bringing into the
calculation equity c@nsiderations. But those in a sense
'=axg;ones for someone else to decide, for an economist or
expert as to whaﬁ they a:e>and what weight should be given
~to them and then ask the}expert how do youngrind it out in{
the formula.

I have no particiilar reason why I should be better
than anybody else in deciding on the equity issue.

MS. NELSON: I have no further
gquestions.

. CROSS~EXAMINATION BY MR.» FERGUSON:
-‘Ql _ Who:is best suited to determine the equity
éissue? A : Well I think the court
suits are about equity. The claim is blacks are treated
inequitably; low and moderate income people are being
treat;d inequitably. It is certainly true in the Laurel
gggg. It was the NAACP who sued and it was up to khe
court to decide what does equity require.

I don't see that that is really a matter of
expertise. Certainly not my expertise. I don't krnow
whether that is an answer or not.

Q v Ms. Nelson asked you one guestion and I

O

think she was trying to get perhaps at least to what extent

is the existing land use pattern in the suburban parts of

~
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_ the'Staté of New Jersey in which Bedminster is located
'“the.result of past history of exclusionary zoning functiong?
A  L“I can't tell you with Bedminster. All I can do is

to make some judgments based on having looked at density

‘patterns in a large nnmber,oflmetropolitan areas.

'"Pffi . . Let me say that one of the ways to attack this

Jf j queation.is to ask whether there is a jump in the density
' pattern as you go across the central city boundary. Zoning
of_resideptial laﬁd uses -~ I am exdluding zoning which
separates}residehtial from nonresidential land use.

Zoning, for example, minimum lot sizes and such things is

much less important in central cities than it is in suburbgs.

If it is impoftant, then therebshould be a jump as you go

across boundaries;,

A lot of people have calcuxated density patterns,
1and values patterns as they proceed out the middle of the
» met;opolitan area and go across the central city areas anﬂ
out into the suburbs. Almost none of these studies have
found much in ﬁhe way of discontinuities as you go across

central city boundéries. |

Some have addressed the question, is there a
discontinﬁity as you go across the central city boundary
and some of those have found small discontinuities, and
the discontinuity you would find would be the one you would

expect, namely, if the density pattern is declining smoothly
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as you move.toward'the edge of the central city, then
drops a little bit as you cross the boundary between the

central city and the suburbs.

That suggests that the suburban zoning has an effegt

in reducing the residential zoning there and if you remove
that zoning or loosen it, that you would increase the

density there. But the studies that exist have suggested

and indicated that those discontinuities are father small.
A discontinuity between what happens on one side of the
central city and what happens on the other side of the
central city boundary. are quite small and that leads me to
- think that much of suburban zZoning by no means at all is a
matter of a group of people moving. They are deciding what
kind of density they want to live in, building houses of
that density and then zoning the place for that density.
Now that may have some effect because the next people

who move in might like a different density. As the land

W

values go up, they might like a lower density. If you take
that view of suburban zoning, it helps to understand why
the discontinuities are not very great as a result of

suburban zoning. And that is my view of the subject, that|
suburban zoning has reduced the numbers of people, the

density of people and the mixture of people thaé live in
the suburbs and metropolitan areas, but not a great deal.

That is a qualitative description of a quantitative matter|

~.
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~ discrimination?

‘A He had done very.good work on racial discrimination

for housing in metropolitan areas in the United States

'because of racial discrimination.

- premium. The best estimates are that there is a>premium.

'Kain and Quigley, as well as those of other people. Most

before, concludes that blacks pay less per housing than

b by
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but.ﬁhat is'fhe best I can do‘ﬁere. | T
e Q :Yoﬁ and Mr. Gaver discussed a':book by

Kain and Quigley. What is Mr. Kain's thesis in that book

basip;lly and essentially on housing patterns and

in housing and his conclusion is that blacks pay a premium

A lot of pepple have tried to estimate that

of}the carefui estimates put the’premium in the range of
five to 20 percent. That is to say a black family pays
five to 20 percent more for housing than an otherwise
similarly positioned white family, similarly poéitioned in
texrms of income and family size.

Kain*probably believes that that premium is greatey
than most other people who have done careful studies of the
subject.

One of the most recent studies which is based just

on economic data done by Brian Berry, whose name I mentionged

otherwise similarly positioned whites and his argument is

simply that there has been just a vast suburbanization of

-~
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whites in the metropolitan economic area with so ‘much

\nawa§9n81n93b911t’in rather distant suburbs, that it has

leftﬂé-smallgdemand on the housing in the inner cities and

. the result is housing prices are low there and the blacks

'i>¥;,get §9é>hqusipg, as it were, at ‘a bargain.

. That is ‘a minority view and he has a lot of data
and a lot of statistical analysis which some people have
criticized, as some people criticized Kain's work.

My own professional guess, having read a lot of
:these studies is that Kain is closer to the truth than Bernyy.

That is to say, if you ask me for a number, I would say my

best,guess,would be on the average «i urban blacks pay ten
pércpnt more than similarly positioned whites, simply as a
result of discrimination. Nobody has ever shown that zaniLg
‘has much effect on this. The igsue that has beén attacked
is the unwillingness of white owners or landlords to sell
171;§f¥f- or fent to blacks except:at a premium. But it is my quess)
. that about ten percent is based on that.

I also m&ke the guess that this kind of
discrimination is getting less year—byhyéar. But that
doesn't mean it is nonexisting.

Q Would discrimination in the housing market
for black members of our society have any relationship to
the eméloyment opportunities of those people?

A I may not be listening. You said =--

-~
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Q - - Does the housing market for black members

of ourbéociety bear any relationship to the employment
opportunities for those people?

A  -_' There is a history of literature on this subject
whighﬂﬁas‘really started by a paper by John Kain about ten
‘,years,ago now in:which_he:calculated the effect on
unemployment rates of inner city blacks of housing
segregation. That paper has inspired at least a dozen
- subsequent work papers and a couple of books.

| Ka;n conciuded that housing segregation rather

dramatically incrgased‘unemployment rates among inner city

. blacks. .My judgment having read most of this work is that|

hg-féthét substantial1y qygrsiated the case. That housing
seéregatiéh ié not néarly as important in raising black
unemploymeht rates as he thinks it is.

Néﬁ most of the papers that have been written on
that subject since Kain's paper have pointed out deficieng
in his app#oach, and have concluded that he overestimated
the effect of housing‘segregation on black unemployment.

:I believe that at the moment the best piece of wox
on the subject is a book by a man at MIT named Bennett
Harrison. The exact title I eannot give you, but I can
find it. And his conclusion is that the effect of hoﬁsing
' segregation on unemployment rates among blacks have been

quite slight.

ies

k

(201) 622-6969 - ROBERT J. CIRILLO & ASSQOCIATES - 744 BROAD STREET. NEWARK, N.J.



Mills-cross | o 107

e : Bas;cally, it is a complicated statistlcal analysisg
in the book. Basically, the point is, although jobs have

moved to_the suburbs in substantial quantities, people alsd

have toozand, therefore, the number of jobs left in the
central cities relative to the numb&r of blacks is no£
terribly different now than it was 25 years or 30 years
ago. 2And that is because the exodus of jobs has been
accompanied by an exodus of people, mostly'ﬁhite people.
The next stage of the argument is to ask, well, is
the mix of experience and training and education of blacks
who remain in the central ciﬁies; does it correspond with

"thasjobs that remain in the central citles and that requires

. some. more statistical analysis.
Harrison's gnsweg is that the mismatch between
skills, experience and education available and requirementsg
- ‘of the jbbs that remain i;.probably not worke than.it was
20 years, 25 yéars ago. |
~My own»judgmént ffom all of this, I.believe, an
extraor@i#gfy éémplicated subject is the blacks are more
segregaééd as a result of housing discrimination and that it
is costly to them. My judgment is that it is notléo-much
.costly in terms of jobs as it is simply in terms of reduced
living standards. Basically, because if a white person

moving to the suburbs, he does so because housing‘is cheaper

there and it is worth his while. If his job also moves tQ

~
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‘thgfsubu;bs, he gets the best of both worlds and he gets
the low cost of housing and the'short commuting. If the

‘vcentral ,Gities, the blacks have the option of either gettil

or he has to take a less desirable ]Ob in the central city

_unemployed and ny guess is that the unemployment effect is

A - Yes. You can get a lot of differences of opinion

"_Mills-cross ' '

jobs moved to the suburbs and the blacks remain in the

the worst of both worlds where he has to live in the citleg

whera the housing is expensive and commute to the suburbs,

g

whlch. of course, means that either his welfare or his incpme

is reduced. In either case, he is worse off as a result

of the hou31ng'segregation., ‘But now because he is

a relatively small part of the total.

‘Q'-f; His life is worse off?

ofi this ve:f~emotiona1vsupject, needless to say.

Q | _ Otelother question. One of the articles
you wrote, you mentioned a study by a man named Bruce
Haﬁilton. .Whatiarea‘dié he work in?

A e is another fotmer student of mine who is a

épecialist in urban economics and public finance.

Q| Has he worked with exclusionary zoning also?

A | Yes. In fact, he and another former student of

mine and I have together written a paper which is in the

L

book that I edited along with Wallace Oates and that pape

is a kind of test of Tiebout Hypothesis. And we find ther

e
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is a congiderable substance of the Tiebout Hypothesis.

MR. FERGUSON:. No further questions|
MR. GAVER: I have nothing further.

(The above proceedings conclude at

2:30 P.M.)

o - R R
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