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sorts: "Our deference today in no way signals a weakening of our
resolve to enforce the constitutional rights of New Jersey's lower-in-
come citizens. The constitutional obligation has not changed. '48

What, then, has changed in the six years since COAH has been in
operation? The State has estimated that, for the years 1987 to 1993,
there is a statewide need for approximately 146,000 housing units for
the Mount Laurel-eligible population. 9 How many units have been
built thus far, and where? For that matter, who is the "Mount Lau-
rel-eligible population"? How has the Council defined "low income"
and "moderate income"? Where does that leave those families and
individuals of no income? How viable an agency is COAH itself?.
Where has it been and where is it headed? In the face of municipal
resistance and gloomy economic forecasts, can we expect voluntary
and meaningful realization of the Mount Laurel mandate, or is the
judiciary destined to re-enter the fray in an attempt to force compli-
ance? Is the very notion of forced compliance an oxymoron of sorts,
with the court's refrain in Mount Laurel II haunting us still: "We
cannot build houses, but we can enforce the constitution?"

To address these questions and others, we are pleased to have with
us today Mr. Art Bernard and Professor Peter Van Doren. Mr. Ber-
nard, the Deputy Executive Director of the Council on Affordable
Housing, has been with the agency since its inception. He is a li-
censed professional planner, responsible for most of COAH's policy
development. Mr. Bernard maintains that the Mount Laurel mandate
and the plan now in place for realizing affordable housing goals are
not only workable - they're working.

Professor Van Doren is a former Assistant Professor of Politics and
Public Affairs at Princeton University's Woodrow Wilson School and
is currently teaching at the Yale School of Organization and Manage-
ment. He has argued that the Mount Laurel strategy is fundamentally
ill-conceived, and not likely to accomplish its worthy objectives, in-
cluding the provision of better housing for low-income persons.

Ladies and gentlemen, may I present to you Mr. Art Bernard.

MR. ART BERNARD: I want to thank you for inviting me to this
first conference. Where do I start? I think it's fair to say that the
Council on Affordable Housing was born out of the supreme court's
two Mount Laurel decisions, and let me just backtrack to the second
one for a bit, because the first decision did leave an ambiguity, as
Paula [Franzese] said, about the constitutional obligation of every de-

48. Id.
49. See Goldfein, supra note 40.
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veloping community. The second Mount Laurel decision went a step
further and clarified that every community has this constitutional ob-
ligation to provide its fair share of a regional low and moderate-in-
come housing need. So all of us share in this obligation. For those of
you who aren't familiar with the definitions of "low" and "moderate"
incomes, low-income people are those who earn less than 50 percent
of the region's median income. Moderate-income people are those
who earn anywhere from 50 to 80 percent of the region's median
income.5o

As Paula [Franzese] said, an integral part of the second Mount
Laurel decision was this concept of a builder's remedy,"1 where there
was an incentive for builder-plaintiffs to initiate litigation. As com-
munity after community found itself dragged into court and saw its
zoning powers usurped, there was enough pressure in the legislature
to pass the Fair Housing Act in 1985.

In addition to establishing the Council, one of the important things
that the Act does is to require every community to formulate a plan to
meet its low and moderate-income housing obligation. 2 They have to
adopt a housing element5 3 if they're going to keep the presumptive
validity of their zoning ordinances, and this housing element must be
part of their master plan. It's part of the plan for the community.

In establishing the Council, the Legislature gave the Council some
very specific direction. For instance, it told the Council to establish
housing regions throughout the State. It told the Council to quantify
the need for housing in each of these housing regions and then to
come up with a way to distribute that need to each municipality
within that region. And then, perhaps most importantly, it told the
Council to establish criteria that parties could rely on in developing a
housing element and in reviewing a housing element.5 ' The process
that the Legislature set up is essentially voluntary. 5

Communities, once they complete this housing element and adopt
it, can file it with the Council, but they don't even have to do that. If
they do not file it with the Council and they are subsequently sued,

50. See supra note 10.
51. See supra note 31 and accompanying text.
52. See N.J. STAT. ANN. 52:27D-309. Prior to the passage of the Fair Housing Act,

local planning and land use in New Jersey was regulated by the Municipal Land Use
Law, 1975 N.J. LAWS 291.

53. A "housing element" is that portion of a municipality's master plan designed to
achieve the goal of access to affordable housing to meet present and prospective housing
needs, with particular attention to low and moderate income housing. See N.J. STAT.
ANN. § 52:27D-310.

54. These directives are set forth in N.J. STAT. ANN. § 52:27D-307.
55. See supra note 42 and accompanying text.
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the municipality would remain in court and the community would be
subject to this builder's remedy that everyone had been so upset
about.

A community that files a housing element with the Council now
has two years after that filing to petition for certification or to ask the
Council to review the element and approve it. If the given municipal-
ity does not petition within that two-year period, then, again, it is
probably subject to a builder's remedy, vulnerable to a lawsuit.

So the cases that come before the Council are presented by those
communities that voluntarily take advantage of the opportunity to
plan and do a housing element. The communities that take advantage
of the opportunity to file a housing element with the Council are also,
for the most part, those communities which petition the Council for
certification within a two-year period of time. Now, this two-year
limit is relatively new. It was a legislative change last year. 6

In coming up with this housing element, communities have a fair
amount of flexibility. If they have substandard housing in town, well,
they can rehabilitate it. They can choose to zone and to let the private
sector build all of the housing for them. They can choose to create a
process in which the community itself, perhaps through a nonprofit
organization, can build the required housing.

They [the communities] can even, under the Fair Housing Act, take
advantage of the regional contribution agreement ("RCA") and enter
into an agreement with another community to accept up to 50 percent
of their obligation." With a RCA, there are sending communities
and receiving communities. There is cash that usually changes hands
between the sender and the receiver. The sender is usually a suburban
community. The receiver is usually an urban center.

Once the Council gets a case, either through a petition for certifica-
tion or a lawsuit within this two-year framework I was talking about,
a clock begins and there is a 45-day period in which the staff reviews
the housing element and anyone else can review it.5 8 Anyone in this
room could review the housing element, and if he or she had a prob-
lem with it, register an objection with the Council.59 Having done so,
the Fair Housing Act mandates that the Council sit down in a media-
tion session and try to negotiate an end to the dispute between the
municipality and the objectors to the planY° I think that one of the

56. See N.J. STAT. ANN. § 52:27D-313 (West 1986 & Supp. 1991).
57. See supra note 43 and accompanying text.
58. See N.J. ADMIN. CODE tit. 5, §§ 91-1-14.6 (Supp. 1991).
59. Id.
60. Id.
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more innovative things that the Fair Housing Act did was to create
this alternative for dispute resolution. Still, the parties are told as
mediation begins that there's a limited amount of time to resolve their
disputes and that if they can't resolve their problems in this limited
amount of time, that the case may be sent to an administrative law
judge for fact-finding. Moreover, the parties are told that whether the
matter goes to this judge or not, the Council is going to make deci-
sions for them. Given that dynamic, we've found that parties are will-
ing to talk and that mediation is an effective means of dispute
resolution.

Now, for some summary graphics.6 This map, for those of you
who don't recognize it, is New Jersey. The hot markets in New Jersey
are the areas that have the infrastructure to support the growth, that
have the traffic networks and the access to markets, that have the land
necessary to address growth. Most of these communities in New
Jersey have somehow remained unaffected by the Mount Laurel
decision.

There is planning going on. There is zoning in place for housing to
be built and in some cases, the communities are building the housing
themselves. You can see that in the Pinelands, where we have envi-
ronmental constraints that preclude higher densities, there isn't much
activity. In the northwest part of the State, where we have a lack of
infrastructure, and in the northeast where there is a lack of land,
there's been a lack of litigation or petitions for certification.

Regarding activity before the courts and before my organization,
[the Council], about 70 cases, I would guess, have probably settled in
court, and the 70 cases that are before the courts we estimate have
produced plans for over 25,000 units. We have certified probably one
hundred and thirty communities at this point for. close to 17,000
units, so that there are real plans to build and rehabilitate approxi-
mately 42,000 units right now.

I think it is fair to say that much of the activity depicted on this
map was driven by the private sector and its desire for profit under
the Mount Laurel edict of the builder's remedy. I think it's also fair
to say that much of this took years to settle and cost millions of dol-
lars between parties in trying to reap some sort of settlement that the
municipality, the developers, and the housing advocacy groups could
accept.

Now, where are we going? Right now the Council is going through

61. The graphics presented at the Colloquium included a table and map summarizing
Mount Laurel housing activity. The information contained therein was compiled by
COAH and is available at COAH's office in Lawrenceville, N.J.
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a comprehensive review of its rules and the reality we are facing is
somewhat different from the reality of 1983. For one thing, the mar-
ket is different. In 1983, the market for townhouse and condominium
units was plentiful; in 1991, that market has dried up and shifted
more towards single-family units. This makes it necessary for our
rules to adjust to the changing market.

I think we know that developers and municipalities have become
more adept at negotiating deals that avoid litigation, but do not bene-
fit the poor. We know that the Public Advocate's Office has been cut
back and they have been a major player in this [the implementation of
Mount Laurel's inclusionary zoning edict].62 Because of this, it ap-
pears that litigation will be a less effective mechanism for implement-
ing the Mount Laurel obligation. This means we have to come up
with a way to encourage communities to plan and come forth volun-
tarily rather than waiting for the private sector to sue.

PROFESSOR FRANZESE: In response, I am delighted that we
have Professor Van Doren with us to present some of his arguments
and also some of his larger economic concerns.

PROFESSOR PETER VAN DOREN: It is not my intention today
to be the bad bearer of economic reasoning and reinforce the stereo-
type that lawyers and sociologists favor progressive social change
while economists favor the status quo. Rather, my goal today is to
impress upon you that housing is bought and sold in markets just like
cars, energy, and toothpaste, and that housing market outcomes can
be successfully altered without causing other problems only if policies
are designed with economic insights in mind.6 a

Normally, we teach students that a system of property rights and
prices signals to firms and consumers the proper information about an
efficient allocation of goods and services in markets. Under some con-
ditions, however, private markets do not efficiently provide commodi-
ties. In these situations, which are called market failures, markets
over-provide or under-provide commodities compared to the efficient
level.' 4

Private markets under-supply public goods because consumption
cannot be restricted to those who pay. Entrepreneurs who tried to
make a living by privately supplying goods would go out of business.

62. See infra note 75.
63. See Mark A. Hughes & Peter Van Doren, Social Policy through Land Reform:

New Jersey's Mount Laurel Controversy, 105 POL. ScI. Q. 97 (1990).
64. See EDWARD J. MISHAN, WHAT POLITICAL ECONOMY IS ALL ABOUT 119-63

(1982).
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Private markets over-supply commodities in situations in which prop-
erty rights do not exist for all the inputs that are used in the produc-
tion of that commodity. The lack of property rights for air and water,
for example, leads to overuse of these resources and environmental
pollution.

Now, public policy, of course, can remedy both positive and nega-
tive market failures. Governments, if they read Paul Samuelson's
1954 article,65 can supply an optimal amount of public goods, and if
they read Ronald Coase's 1960 article, 66 can solve negative externali-
ties by creating property rights for harms and allowing them to be
bought and sold.

Now, what does this have to do with land markets and housing
markets? Private unregulated land markets exhibit negative market
failures because people can be negatively affected by land uses that are
nearby spatially without their consent. For example, in completely
free land markets, scrap yards and beef tallow plants - my two fa-
vorite examples - can locate next door without consent.

Now, there's a trickier kind of externality in housing markets with-
out zoning, once we introduce the property tax to raise revenue.67

The property tax creates incentives to consume local services, but not
to own much property and land wealth so that one can consume these
public services and not pay much for them. Public policy can correct
both of these kinds of market failures through the creation of land-use
rights, what we usually call zoning, but whenever we create property
rights, we face a non-economic decision about whom to allocate these
rights to before we start the market in question.

In petroleum offshore drilling rights, for example, the government
does not give away these rights. Rather, it auctions them off. It cre-
ates the property rights to drill the oil, but it does not give these away
for free. Again, it auctions them off. For those of you who know
something about telecommunications, when the property rights in ra-
dio broadcasting were created, they were just given away for free to
early broadcasters in the 1920's. So across the series of examples
where we've had to create property rights from scratch, we have both
sold and given them away.

Now, states, in effect, have allowed localities to create collective

65. Paul A. Samuelson, The Pure Theory of Public Expenditure, 36 REV. ECON. &
STAT. 386 (1954).

66. Ronald H. Coase, The Problem of Social Cost, 3 J. LAW & ECON. 1 (1960).
67. See generally Peter Miezkowski & George Zodrow, Taxation and the Tiebout

Model: The Differential Effects of Head Taxes, Taxes on Land Rents, and Property
Taxes, 27 J. ECON. LIT. 1098 (1989).
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zoning rights without having to pay for them. Alternatively, states
could give outsiders, that is non-incumbent residents, these zoning
rights and force communities to have to pay outsiders not to come in.
This practice differs from the current situation in which outsiders
have to pay the incumbent residents to be permitted to enter.

Both of these solutions - these allocations of property rights -

solve the efficiency problem, that is, the lack of the market for harms
in land use, but they have very different equity implications. The for-
mer describes the system in New Jersey from 1920 through 1975
which, in effect, gave zoning rights to suburban residents without
charge. Mount Laurel simply switches those property rights and
gives them, in effect, to outsiders and forces incumbent residents to
bribe outsiders not to come into their community.

Now, an additional complication in zoning exists because if you
give property rights to those who already have wealth and the de-
mand for the commodity is "wealth elastic,"68 the equilibrium
amount of the commodity will be larger than in the situation where
the initial property rights had to be purchased. So the particular way
that we gave property rights to suburbs for free not only had equity
consequences, it also increased the amount of zoning restrictiveness
that we observe. We probably have a higher rate of zoning restric-
tions in suburbs because they've not had to pay for those property
rights, and by giving them for free, it in fact raised their demand for
this "wealth elastic" good above what it would have been if we had
given them to outsiders in the first place. Now, Mount Laurel, in
effect, redistributes property rights to the less advantaged much like
land reform in El Salvador redistributes to peasants with very little
wealth.69

What benefits do Mount Laurel supporters believe will result from
this redistribution? One, better housing; two, better educational op-
portunities for some poor children; three, an improved employee/em-
ployer spatial match because there are jobs in the suburbs but no
housing that can be afforded by workers. There may be some gains to
trade if people with less income could be in the suburbs and closer to
jobs. Fourth, Mount Laurel hopes to create spatial socioeconomic in-
tegration. If low-income citizens were in greater proximity to upper-
income citizens, they would soak up culture and values that would
allow them to better succeed in our economic systems.

68. See WILLIAM A. FISCHEL, THE ECONOMICS OF ZONING LAWS 104-24 (1985).
69. The land redistribution which is being sought via the Central American and Mex-

ican Revolutions is somewhat analogous to the land distribution efforts resulting from the
Mount Laurel scheme.
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Now, what's the evidence about the ability of Mount Laurel to do
any of these things? Well, first, let's take better housing. Analytically,
we could separate getting better housing for people from relocating
people spatially. You could just give money. You could just give
wealth redistribution to poor people and allow them to locate wher-
ever they wish and they might very well end up in cities where they
are now, but they would have much more high-quality housing. Simi-
larly, we could spatially relocate poor people and do nothing about
their housing quality. We could have tenements located everywhere
spatially without doing anything about housing quality.

Mount Laurel is trying to do both those things at the same time.
It's trying to redistribute incomes across space and it's trying to
change housing quality at the same time. The reluctance of local ju-
risdictions to tax themselves to raise housing quality - after all, the
only way to raise housing quality is to tax some and give it to other
folks - led them to rely on the builder's remedy. What the builder's
remedy taxes is rents, it taxes the excess profits in a housing boom
that arise because the supply of market rate housing is less than de-
mand so the price rises above cost. The builder's remedy taxes some
of the rents and uses them to build low and moderate-income housing.
Once the housing boom ends, there are no rents and without rents,
you're not going to get any developer to be willing to build Mount
Laurel units in return for building market rate housing.

As to providing better educational opportunities for some poor
children, well, if you look at the educational econometric literature,70

quite frankly we don't know what really matters in terms of educa-
tion. Economists have regressed every input known to mankind on
the right-hand side where the left-hand side of an equation is school
performance and the coefficients always come up zero. No input that
school boards seem to control seems to have a definitive impact on
school performance. So it's not clear to me that socioeconomic mix-
ing per se will increase school performance.

As for the employer/employee spatial mismatch, we probably
could move workers to jobs from cities to suburbs using van pools and
that's a whole lot cheaper than building houses. We probably could
move a lot more workers to jobs. Secondly, the evidence shows that
black workers in particular suffer much more from racial discrimina-
tion in the labor market per se than from location disadvantages. 7' So
if we really have scarce resources and want to use them efficiently, we

70. See, e.g., Eric Hanushek, The Economics of Schooling, 24 J. ECON. LIT. 1141
(1986).

71. See Mark A. Hughes & Janice F. Madden, Residential Segregation and the Eco-

1991]



FORDHAM URBAN LAW JOURNAL

should put our enforcement tools into ending labor market segrega-
tion as opposed to using that marginal public dollar for housing
programs.

To conclude, there's one final aspect that I want to talk about,
which is this very difficult-to-get-across concept that economists traf-
fic in, so called "deadweight loss."72 You see, when we point to new
housing units that are built in response to Mount Laurel - and I'm
not criticizing Mr. Bernard at all because this is his job to do this -
what you see is not necessarily what you get, because there's been a
response in the private housing market that isn't charted here. The
private suppliers of low-income housing take into account the fact
that they now have a competitor, known as the state, that is supplying
this housing.

I'm not going to argue that there's been no net change in the
number of low-income units because I don't think that's absolutely
correct. Still, the net increase in low-income units is actually less than
the number of new units that have been built, because these new units
compete with the private supply, what housing analysts call "filter-
ing."73 It's very difficult to get across the concepts of deadweight loss
and filtering in this kind of format, which is why economists always
come out looking very bad in these things and I'll end on that note.
Thank you.

PROFESSOR FRANZESE: The members of the Law School's
Colloquium on Affordable Housing74 are present today, and have
been involved in a host of fact-finding and law-finding efforts in order
to begin asking the right questions. The first in our series of queries
will be presented by Professor Angela Carmella.

PROFESSOR ANGELA CARMELLA: My question is for Mr.
Bernard. It relates to two groups of people that I'm thinking of; spe-
cifically, those with household incomes below 40 percent of median
income and the homeless. These obviously comprise a desperately
poor segment of our society in desperate need of housing. First, are
these groups of people factored into the determination of regional

nomic Status of Black Workers: New Evidence for an Old Debate, Working Paper in
Regional Science, University of Pennsylvania, 1987.

72. See HAL R. VARIAN, MICROECONOMIC ANALYSIS 253-89 (1984).
73. See Robert C. Ellickson, The Irony of Inclusionary Zoning in RESOLVING THE

HOUSING CRISIS 135-87 (M. Bruce Johnson, ed., 1982).
74. The Colloquium is comprised of an interdisciplinary group of Seton Hall faculty,

clinicians, practitioners, students, and community activists, all of whom possess some
expertise in the area of affordable housing. It is chaired by Professor Bernard Freamon of
Seton Hall Law School.
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need for housing, and secondly, is Mount Laurel at all responsive to
these particular groups? If so, in what way, and if not, are there plans
for the development of strategies for addressing the specific needs of
the homeless and the very, very poor? Thank you.

MR. BERNARD: Well, the decision and the Fair Housing Act
make no distinction about people making various incomes. As a mat-
ter of practice in setting up our program, we have established the
price of sales of housing ranging in affordability to people of 40 per-
cent of median income to 80 percent of median income. That was
done to face the realities of homeownership and qualifying for a
mortgage.

In addition, we have tried to create some rental opportunities and
we might talk about those later. We've also attempted to encourage
some alternative living arrangements for people who are very poor,
and there is at least one example in Perth Amboy where we were
successful in doing that. People with incomes of, I think, $6,000 per
year have found housing that way. With all that, we nonetheless have
not been very successful in creating housing opportunities for those
with less than 40 percent of median income.

Now, your question about the homeless. Last time the Council did
not include the homeless in its estimate of the housing need. The
inclusion of those presently living in sub-standard housing, as well as
future projections for lower-income people, however, was consistent
with the direction provided by the supreme court. As for the home-
less, the Council is currently reviewing its methodology and consider-
ing whether to include this portion of the population in the future, so
at the present time it remains undetermined.

PROFESSOR BERNARD FREAMON: Mr. Bernard, I also have a
question. As Professor Franzese mentioned, one of the engines be-
hind the initial Mount Laurel litigation had to do with segregated
housing patterns, housing patterns in New Jersey determined primar-
ily on the basis of race.

Isn't it true that the regional contribution agreements you referred
to - and perhaps you can explain a little more about what they are
- isn't it true that those agreements, where a suburban town can
"sell off," so to speak, its fair share obligation to an urban town, tend
to continue rather than break down those segregated housing pat-
terns? Also, the suburban towns tend to have preferences, so that
senior citizen housing and those kinds of units that are built as part of
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the fair share obligation, also continue to segregate housing.7

MR. BERNARD: To the extent that residential preferences and
RCAs create less housing for households made up of individuals who
do not live or work in a particular community, I suppose there is less
integration in the suburbs. However, the Legislature enacted RCAs
to allow communities to transfer fifty percent of their obligation,
probably because there were benefits in such transfers. In fact, at this
point RCAs have resulted in a contribution-of over 62 million dollars
into New Jersey's cities to create over 3,000 affordable units.

With regard to residential preferences, our data suggests that few
communities can fill half of their units with existing residents. This
means they must market the majority of their units elsewhere in the
housing region.

MR. CHRIS SANTORA: Mr. Van Doren, Mount Laurel legisla-
tion is a definite step to providing housing for people of all economic
levels. Absent government intervention, either through Mount Laurel
legislation or inclusionary zoning practices, will the market provide
affordable housing?

PROFESSOR VAN DOREN: Well, I grew up in northern New
York, near Watertown, for those of you who know upstate. In rural
areas, the market supplies very bad housing because there's no zon-
ing, so people don't fuss as much about what's next door to them
because there aren't very many affluent people who care. So the mo-
bile home - the mobile home, both new and deteriorated, used mo-
bile homes, and shacks - is, in fact, a private market supply of low-
income housing. It's not very good. Actually, my family lived in a
trailer from 1969 to 1973, so I have some acquaintance with this. It
leaked in the winter. The wind used to go though it and you couldn't

75. In fact, the Public Advocate has recently challenged several certifications issued
by COAH as unconstitutional under the Mount Laurel doctrine for these very reasons.
See, e.g., In re Petition for Substantive Certification filed by the Borough of Roseland, 247
N.J. Super. 203, 588 A.2d 1256 (1991); In re Petition for Substantive Certification filed by
the Twp. of Warren, 247 N.J. Super. 146, 588 A.2d 1227 (1991); In re Petition for Sub-
stantive Certification filed by the Twp. of Denville, 247 N.J. Super. 186, 588 A.2d 1248
(1991). As this article goes to press, there are a series of proceedings pending before the
New Jersey Supreme Court - an appeal by the Borough of Bloomingdale and a petition
for certification by the Township of Tewksbury - which many believe will result in
"Mount Laurel IV." The issues in these cases focus on (1) whether COAH is applying
the correct constitutional standard under Mount Laurel when making determinations
regarding certification; and (2) whether COAH is unlawfully approving plans that are
racially exclusive.
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heat it, but it is a private market response to low-income housing
needs.

The problems with poor people have nothing to do with housing
markets. Housing markets, in my view, work fine. Land markets
don't, but housing markets work fine. They're competitive, et cetera,
et cetera. As far as the supply of structures and the supply of capital,
there's no problem. The problem is that poor people don't have much
money, so if you care about housing market outcomes, my advice to
you is not to worry so much about housing markets and to redistrib-
ute wealth to the poor people.

PROFESSOR TRACY KAYE: Mr. Bernard, what does COAH
know about the gap between the number of units that have been ap-
proved versus built under its jurisdiction? Are there fiscal impedi-
ments that are causing this gap? Moreover, does the Fair Housing
Act and COAH's mandate encourage any sort of coordination of ef-
forts with federal programs such as low-income housing tax credits?

MR. BERNARD: I'm not sure that the legislation encourages
linkage with any federal program. There's a direct linkage by statute
to at least one State funding program.76 As a matter of practice,
many of the developers who are working on building rental housing
have worked with the NJHMFA [New Jersey Housing Mortgage Fi-
nance Agency], which serves as the broker of tax credits to create the
housing. I guess the most prominent example of the place where
that's being done is in Bernards Township.

I have read an article that talked about, I think, approvals for
something like 25,000 low and moderate-income units.77 Now, when
will they be built? Well, I think that's a function of the economy. In
other words, when people start building again these units will eventu-
ally be built.

However, there are impediments towards getting the units built,
such as the softening of the condominium market and the delay in
getting approvals at the municipal and state level. Sometimes approv-
als can take three years.

76. Section 20 of the Fair Housing Act requires New Jersey's Neighborhood Preser-
vation Program to establish a revolving fund from which grants or loans are awarded to
municipalities whose housing elements have received COAH certification or who are sub-
ject to the builder's remedy, and to receiving municipalities in cases where COAH has
approved a RCA and project plan developed by the receiving municipality. N.J. STAT.
ANN. § 52:27D-320.

77. See Martha Lamar, Allan Mallach & John M. Payne, Mount Laurel at Work:
Affordable Housing in New Jersey, 1983-1988, 41 RUTGERS L. REV. 1197, 1209 (1989).
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Now, part of the Mount Laurel mandate was to fast track develop-
ments, and that's something that the Council has been weak on.
When you have a small staff and you're trying to monitor the whole
State, it's very difficult to know what's going on in each community,
so if there are delays going on, it's hard to respond to it. The only
way we find out in many cases is if a developer complains. Develop-
ers are reluctant to complain because they risk creating an adversarial
relationship with the municipality and delay the approval process
even further. So it's a difficult problem to address, but we're working
on it.

PROFESSOR FRANZESE: I'd like to introduce Mr. Steve Eis-
dorfer. Mr. Eisdorfer is a member of the Public Advocate's Office.
He is Deputy Public Advocate for the State of New Jersey.

MR. EISDORFER: I'd like to address a question to Mr. Van
Doren. As counsel for the Southern Burlington County N.A.A.C.P.,
I was a little bit surprised at your characterization of what the pur-
poses of the Mount Laurel doctrine are because you didn't talk about
the issue that most strongly motivated the original plaintiffs, which is
the issue of racial integration.

New Jersey is one of the most racially segregated states in the coun-
try in terms of residences and it seemed to the plaintiffs in the original
Mount Laurel case that exclusionary zoning was an instrument of ra-
cial segregation. Indeed, when I talk to municipalities, they always
ask me three questions in sequence. They always say first, "Why us?"
And second they say, "Can we restrict it [our fair share of affordable
housing units] just to our own residents?" And third, "Can it be only
senior citizen housing?" And those things all have in common that it
should be "us" and not other people, "us" and not "them," and we
know who "them" are, and I guess the question I have for you is how
does your analysis deal with the problem of race if indeed achieving
racial integration or at least undoing the consequences of legally en-
forced racial segregation is an important consideration? In other
words, how, from a market economics point of view, would one deal
with that?

PROFESSOR VAN DOREN: I think it's very important that in the
initial allocation of zoning rights, we probably ought to give them to
the very poor citizens in the first place which, in our society, at least
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until recently, consisted of rural whites and more urban blacks.78

Then they would get to decide whether or not they would want to sell
those rights to more affluent people to allow the affluent to segregate
themselves or whether they'd exercise those rights and, in fact, gain
entrance to the community in question. I'd let people decide whether
or not they want to buy and sell these rights.

MR. PHILLIP DUFFY: Mr. Bernard, I guess this is most appro-
priately addressed to you. With regard to the regional contribution
agreements that were discussed earlier in the program, how many of
the rich communities or upper-income communities have already sold
off their Mount Laurel obligations and what would you attribute that
to? As Professor Van Doren suggests, the reason probably is the up-
per-income areas not wanting low-income families in their
communities.

MR. BERNARD: Well, I think that's one of the reasons and I
don't want to minimize that reason. I think in some communities
they legitimately feel that accepting too much growth in that area
would be poor planning and that it would be better planning to create
the housing in areas that already have an infrastructure.

Entering into a regional contribution agreement is not that easy to
do. The average price to transfer units is about $20,000 per unit, so
it's sometimes difficult for communities to come up with the money.
Of the two hundred communities that have achieved either substan-
tive certification or a court settlement, I would say that less than 30
municipalities have participated in these regional contribution
agreements.

PROFESSOR FRANZESE: That question was posed by Mr. Phil
Duffy, who is a third year law student at Seton Hall. Professor
Michael Ambrosio, who is about to speak, is a member of the Afford-
able Housing Colloquium.

PROFESSOR MICHAEL AMBROSIO: This is for either Mr. Ber-
nard or Mr. Van Doren. Wouldn't that be a burden on property val-
ues and thereby put a greater burden on the middle class to take care
of this problem of providing affordable housing for the poor and
would it be fair for the rich neighborhoods where there is more ability
to absorb any regress, if there is any, in property values?

78. See Isabel V. Sawhill, Poverty in the U.S.: Why is it so Persistent?, 26 J. EcON.
LIT. 1073 (1988).
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MR. BERNARD: Can I start first? I think we have to remember a
couple of things here. The housing market had gotten to the point in
New Jersey such that housing wasn't a problem just for low and mod-
erate-income people. It was a problem for most people in New Jersey.
Also, keep in mind that many of the low-income units have been built
as part of an inclusionary development where there are up to four
market units that are helping to support each low and moderate-in-
come unit. The market units are, in general, more affordable than
most of the housing stock in the community. Therefore, for each
lower-income unit built, the development community is delivering up
to four market units that are often affordable to the middle class. Be-
cause of this, it has been said that the people benefitting from the
Mount Laurel decisions are not lower-income people but the middle
class.

MS. SHARI WEINER: My name is Shari Weiner. I'm a first year
law student here. I want to talk about the Council. I was mayor of a
community in New Jersey during the time that we were approving
our Mount Laurel plan.

This community was very well-planned. We had reached the maxi-
mum population that our targeted infrastructure could support. I, as
an elected official, felt the responsibility to uphold Mount Laurel and
try to do that against the cries and wishes of the senior citizens in the
town.

I'd like a justification for how I, as an elected official, and other
elected officials, can address citizens when they see what is happening
to the community. Why should the State be able to come in and tell
us now that we have finished, in our minds, with our community
planning, that we have to figure out some way to put in thousands of
additional units, whether or not it is the number we had come up
with, with the builder's remedy? There was just no way that the town
would not suffer in order to fulfill the constitutional mandate that was
handed to us.

PROFESSOR VAN DOREN: First of all, I'm fond of telling my
students that the notion that suburbs are full strikes me as an odd idea
when Hong Kong has a density of 360,000 people per square mile.
New Jersey is nowhere near that density. The question is not are we
full or not. The question is who has property rights? We can do two
things with property rights; we can try to distribute them through
majority rule, or we can distribute them by trading and I guess all I'm
suggesting is that there's a strong argument that suburbs should never
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have had those property rights free in the first place. I'm not focusing
on whether or not any people actually ever end up in suburbs, and I
don't really care actually.

What I care about is that they have property rights and that they be
able to sell them or buy them as they wish and the wealth distribution,
in my view of the world, would be very different and it would save
your infrastructure. You never have to actually have the people come
there and that's fine with me. That's a very market-oriented solution
and it's redistributive at the same time.

MR. BERNARD: There are several answers to your question. One
is that the supreme court made it clear that the town has to do this
[provide its share of affordable housing] and once we get beyond that
bare fact, then we have to think of answers that our electorate can
deal with.

I suppose one of the things that we're thinking about is that the
[Fair Housing] Act really doesn't create a downside for not address-
ing the need. If you don't address the need, you might wind up in
court and a judge is going to make you do something, but as a politi-
cian, at least you can blame the judge. If you come forward and do
the right thing, then everybody is going to blame you. Regardless, the
Council is considering incentives for communities to address the need.
The rationale for this is to allow local politicians to go to the electo-
rate and explain why their community should attempt to meet their
affordable housing obligation.

PROFESSOR FRANZESE: I'm told that we need to conclude the
formal portion of this evening's program and that once we break,
we'll reassemble a bit more informally for the purposes of some more
exchange. Let me close, with your permission, with a very brief para-
ble that I was thinking a lot about in preparing for this meeting.

There is an elder in a given town and this elder has seen a lot, she's
endured a lot, and she knows a lot. In this same town live a group of
rather bold and brazen young boys. One day, the ringleader of these
boys tells his friend, "You know that old lady? She thinks she knows
so much. Well, I'm going to ask her a question that she can't possibly
know the answer to. You see this dove in my hand? I'm going to ask
her, 'Old lady, is this dove alive or is it dead?' As she thinks about it,
I'll put the dove behind my back. If she says it's dead, I'll simply
release my hand and let the bird fly free. And if she tells me that the
dove is alive, I'll simply break its neck and show her that it's dead.
Either way, she'll be wrong."
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The youth, now all fired up, finds the town elder and says to her,
"This bird that I hold in my hands, is it alive or is it dead?" The elder
looks up and says, "Young man, it's in your hands." Ladies and gen-
tlemen, it's in all of our hands.

As we continue to explore the legacy and the future of the Mount
Laurel mandate, I hope that we find the strength and the wisdom to
ask the right questions. I'd like to thank our panelists for their partic-
ipation in this first of our series of exchanges, and I'd also like to
thank all of you for making this possible by your presence and
support.


