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Abstract

Throughout this century attempts have been made by the

Federal government to assure that every American has at least

decent shelter. The results have been mixed. This paper will

examine the evolution of two very different concepts in the

arena of American urban housing. The first is the outcome of

Federal actions that created Public Flousing Administrations,

and the second is a more recent innovation, the Community

Development Corporation. The historical differences between

the two have been considerable. Now there appears to be a

confluence of ideology. The theme of local control and catch-

words like "empowerment" are common to the operation of

both local development organizations and traditional public

housing.

A more holistic approach to the problem of urban housing

has been adopted by governments at both the local and Federal

level than was previously the case. Though the connection

between poverty, low educational attainment, low skill levels,

and lack of access to quality housing has been demonstrated by

academics, only recently has an appreciation for the

interdependency of these variables been expressed through

Federal laws and programs.

Upon examination of how housing is created by the public

and private sectors, a means of economic development for

inhabitants of distressed areas will be presented. Through

enhanced skill levels, specifically building trade skills, the

concerns of decent housing and economic inequality can be

addressed as they pertain to blighted urban areas.
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Preface

Sub-standard housing and poverty, both evident in

American cities, could be alleviated through the combined

efforts of Community Development Corporations and

Youthßuild, a recently initiated Federal job training program.

Massive amounts of money, political capital, and human

effort have been deployed to improve the condition of housing

in urban America. However, the physical state of housing stock

in many American cities is still sub-standard. Furthermore,

tens of thousands of Americans have no shelter of any

description.

This paper will describe how the participation of the

Federal government, past and present, impacts housing. From

Depression Era programs to Federal Housing Administration

and Veterans Administration loan guarantees for home buyers,

to Urban Renewal, the Federal government provides many

examples of programs for and approaches to the provision of

housing. These could be described as examples of "top down"

solutions.

Conversely, there are numerous organizations and

agencies which pursue a "bottom up" approach. They deal with

projects on a smaller scale, sometimes one house at a time.



2

Often these organizations are community based and/or non-

profit. Creation and preservation of housing is a primary

function of Community Development Corporations (CDC's).

Recent shifts in policies and practices at all levels of

government have created a situation conducive to innovative

and, hopefully, effective approaches to reducing and

eliminating urban blight and unemployment.

Much of the public funding used by cities for housing and

community development historically has been Federal in origin.

Whether through categorical grants or Community

Development Block Grants, American cities have relied heavily

on the Federal government. Reductions in budgeting and

spending for housing through the 1980's to the present have

made the shortage of housing more apparent (Stegman 1987).

My position is predicated on the idea that poor quality

housing is a symptom and indicator of larger problems which

exist in some urban areas. Lack of economic opportunity based

in great measure on a lack of skills translates into manifest

poverty. In turn, that poverty means lack of access to

adequate housing. One result of economic inequality is an

inability to pay rents commensurate with adequate housing.

Furthermore, often as a result of limited access to opportunity,
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a sizeable segment of the population lacks the degree of

earning power required to buy a home.

The principles presented will be based on two major

concepts. The first concept is based on the notion that a

program will be less successful without the intimate

involvement of the people who live in a given area which is to

receive housing assistance of any type. The second concept is

based on the idea that the cycle of poverty evident in segments

of urban areas can be broken or alleviated through increased

skill levels which can be gained by residents of the areas which

contain inadequate housing. Newly attained skills can then be

deployed in a manner which improves housing stock.

Enhancement of the physical environment will have a positive

effect on a community in ways which are intangible, though

none the less critical: for example, from a sense of pride in the

neighborhood, a proprietary interest and commitment are

likely to develop.

This paper is comprised of six chapters. A review of the

literature is presented in the first three chapters. Using books,

periodicals and newspapers as sources, the literature review

will provide an overview of both Federal and private efforts at

provision of housing in lower income areas of cities. The first

chapter provides a brief overview of how urban America has
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changed over the last century. The second chapter examines

the traditional role of the Federal government and traces the

Federal role in enacting laws and allocating funds pertinent to

the creation of housing.

Although the operation of the private for-profit housing

market may appear to be very different from the public

housing and non-profit private sector, there are similarities.

Each has been profoundly affected by Federal intervention, and

each depends on a functioning secondary mortgage market.

Despite Federal intervention, each of these housing markets is

still affected by the laws of supply and demand. A review of

the literature reveals the degree of Federal government

intervention in the operation of all types of housing markets.

There has been a great degree of subsidy with respect to

housing. Usually the concept of "subsidy" is associated with

housing for poor people. However, if the word "subsidy" is

taken to mean a grant or gift of some sort, then Veterans

Administration and Federal Housing Administration loan

guarantees are subsidies, in as much as loan guarantees create

a favorable circumstance for a home buyer. To take the idea a

step further, the mortgage interest deduction for home owners

allowed by the tax code is also a subsidy. Tax incentives to

builders and developers to build low income housing are
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subsidies as well. The literature review will attempt to define

the parallels between the public and private housing markets

in more detail.

The third chapter is a discussion of Community

Development Corporations (CDC's). CDC's are locally based non-

profit organizations concerned with needs evident in any

neighborhood: day care, senior centers, skill training, economic

development, housing and other social needs.

Chapter four will describe Youthßuild, a Federal program

that is in its infancy. Youthßuild could provide a formal

context for the skill training essential for economically sound

inner-city neighborhoods. Chapter four also outlines a possible

skill training program design and the applications for such a

program, with both described in generic terms.

The fifth chapter investigates the potential for a

collaboration between Youthßuild and Community Development

Corporations. Each of these efforts seeks to address concerns

for which a solution has been very elusive: namely, how to

address joblessness and substandard shelter in urban areas.

Each of these programs could benefit the other. Community

Development Corporations try to satisfy the demand for

housing, and Youthßuild, if successful, will contribute to the
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supply of labor critical to satisfying housing demand.

Chapter six describes the survey methodology used to

quantify the potential for a collaboration between Youthßuild

and CDC's and presents the results of the survey. The scope of

the paper is limited and is intended to provide perspective and

insights, but is it not offered as a definitive study of CDC's.
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Chapter One: An Overview of Some

Significant Changes in Urban America
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Early Urban Expansion

For many decades, one of the ways in which some

American cities grew and expanded was in a concentric

pattern. The concentric ring theory is not the only model used

to explain urban settlement patterns, but due to its prevalence

this pattern will be the basis for a brief discussion of urban

expansion. This ring pattern contrasts with the cellular form

evident in many older pre-industrial urban settlements

(Fischer 1969). Waves of development, originating at the

business center, spread out in rings in which each one displays

a particular set of qualities. The ring pattern responded to the

economics and land use decisions of an industrialized society.

In a concentric circle scheme, a central business district was

surrounded by light manufacturing and warehouses. The ring

surrounding the urban core generally contained some of the

oldest housing and dilapidated stock. Therefore, this part of

the city contained some of the least expensive housing. Though

less than attractive to some, low income areas surrounding the

urban core did provide entry level housing to immigrants and

migrants from rural areas.
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Decentralization and Suburbanization

At about the middle of the twentieth Century,

demographic and economic changes were the impetus for a

change in the traditional ring pattern. Discussion and debate

about the plight of urban areas often finds the automobile

culpable for much of the decline seen at the urban core. While

there is undoubtedly merit to these arguments, an

oversimplification may be evident. In fact, every innovation in

transportation, from the first horse-drawn omnibuses to the

internal combustion, engine-has resulted in expansion of urban

areas.

This expansion generally leads to an increasingly lower

density of land use and to economic segregation. Those who

can afford both the cost of the commute to the city center for

work and more expensive housing in more desirable areas

leave the city for the suburbs (Ortner and Wachs 1979). Thus,

the desirable residential suburban areas are generally more

affluent and racially segregated. Land developers in the late

nineteenth Century built and operated (often at a loss) electric

rail lines, in order to get buyers to new subdivisions at the

urban fringe. Profits from land sales were used to subsidize

the trolley lines (Mayer and Wade 1969 and Wachs 1984).
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The trends described above came to a very conspicuous

culmination in the post World War II period. Pent up demand

for housing created by the Depression and the prosecution of

the War resulted in an explosion of suburbanization.

The redirection of American industrial capacity from war

production to one geared for consumer consumption caused a

shift in the mode of production. That shift created a

fundamental change in the spatial organization of cities. The

vertical organization of downtown centers was characterized by

high density office space. A surge in factory production

required a transition to land intensive horizontal assembly line

practices. The demand for space was satisfied by inexpensive

land in suburban areas. Tax base and jobs, two inextricably

bound components of a fiscally sound city, were lost to the

suburbs.

Urban Renewal

One response to the erosion of the tax base and the white

flight to the suburbs was what Frieden called the "sanitizing of

the city." A compact between business interests and the

mayors of large cities in combination with Federal urban

renewal programs resulted in a severe disruption of areas in

larger cities which historically contained housing for poor
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people. Through freeway construction and urban renewal,

more housing units were lost than created in the 1950's and

1960’5. Through 1967, between displacements from urban

renewal and highway construction, 730,000 families in cities

were dispossessed of their homes (Frieden 1989). Not all of the

housing stock cleared by zealous urban renewal programs was

of a shoddy kind:

Local renewal agencies themselves reported that

almost 20 percent of the housing they demolished

for renewal projects through 1961 had been in

sound condition. The real number was undoubtedly

higher since these agencies tended to classify

marginal houses as substandard in order to make a

case for clearance (Frieden 1989).

One cause of the urban blight which served as an impetus

for the sanitizing of urban areas was "red-lining." This term

refers to a procedure whereby a red line was drawn on a city

map to delineate areas where mortgages would or would not be

written. Federal Housing Administration (FHA) officials were

said to be the first to engage in the practice of red-lining. With

such official validation, private lenders followed suit (Mohl

1970). Not only were neighborhoods with poor people affected,

but working class and middle class areas unfortunate enough to

fall within the red line were affected; loans were even

unavailable for home improvements (Miles 1991).
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Disinvestment had the effect of destabilizing neighborhoods.

The cycle of decline and white flight to the suburbs, where

mortgages were available, continued to such an extent that city

leaders and the business community determined certain areas

were beyond redemption. Although open housing laws in the

1960’s changed investment practices to some extent, a great

deal of harm had already been done.

The net loss of housing from urban renewal, red-lining,

and construction of the Interstate Highway system was

devastating enough, but there are additional factors which

have contributed to the deterioration or net loss of affordable

housing in urban centers. Speculation in the real estate

market, arson for profit, condominium conversions, and

gentrification are also cited as factors which contribute to the

loss of low-income housing (Hartman 1982).

A discussion of housing and the Federal government must

take into account one basic fact. The Federal government

rarely builds housing: instead the government facilitates

creation of housing. The Federal policies, laws, and practices

designed to create housing are described in the next section.
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Chapter Two: The Traditional Federal

Government Approach to Housing
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The Depression Era

For much of the twentieth Century, the housing needs of

Americans have merited Federal government attention. During

the Depression, the problem of housing received much

attention. Two pieces of housing legislation from that era have

had a lasting effect. The National Housing Act of 1934 (P.L. 73-

479) created the groundwork for Federal involvement in the

secondary mortgage market. The Federal Housing

Administration was one outcome of that Act. A secondary

market for long term fully amortized loans was created

through the FHA. Congress authorized the Reconstruction

Finance Corporation to form a subsidiary called the Federal

National Mortgage Association (FNMA) nicknamed "Fannie

Mae." Fannie Mae was established in 1938 under authority

granted the FHA by the Housing Act of 1934 (McDougall 1987).

The implementation of Fannie Mae created a secondary

mortgage market in which lenders could sell their paper in

order to maintain liquidity. Lenders would then able to

originate new loans with replenished capital. This

development addressed one of the systemic malfunctions in the

operation of the housing market.

Prior to the FHA and Fannie Mae, many home loans were

short term balloon type. The terms of a balloon loan obligate
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the buyer to pay interest on the principal for a relatively short

period of time, usually seven to ten years, with the full

principal amount due as a lump sum payment. The lump sum

requirement contributed to many foreclosures during the

Depression.

The transition from balloon loans to a long-term, fully

amortized mortgage and a secondary market for loans made

home ownership a possibility for more families. Fannie Mae

was and has became one of the first and most long-standing

forms of subsidy to the private housing market.

A second major initiative from Washington was passage

of the United States Housing Act of 1937 (P.L. 75-412). This

was the first law intended to address the issue of housing for

low-income persons. This law, like the 1934 Act, was part of

the Federal strategy to mitigate displacement experienced by

Americans during the Great Depression. The intent of the

United States Housing Act of 1937 was "to vest in local public

housing agencies the maximum amount of responsibility in the

administration of their housing programs" (Barron 1991). The

arrangement of putting local governments in charge of local

public housing through PHA's was the first stage in the

evolution of how public rental housing in the United States is

conceived, created and managed.
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The New Deal approach to low income housing was to

induce the private sector to engage in renovation, slum

clearance, and construction of low income housing:

The United States Housing Act of 1937 was

designed to build low income housing and clear

slums through a combination of federal funding,
local public housing authority (LPHA) sponsorship,
and private enterprise, and was the cornerstone of

New Deal housing policy for the poor (McDougall

1987).

Between 1937 and 1945, the United States Housing

Administration, created by the 1937 Act, and its successor, the

Federal Public Housing Authority, constructed almost 170,000

units of low-income public housing (McDougall 1987).

The World War II Era

In 1940'5, the efforts to stimulate housing construction

were furthered by at least two legislative acts. One was the

Servicemen's Readjustment Act of 1944 (P.L. 78-392). The

Servicemen's Readjustment Act enabled the Veterans

Administration (VA) to guarantee home mortgages to

discharged military personnel. A two percent cap on the

interest rate and $2,000 limit on the principle amount applied

to VA loans. The VA could also pay the interest on a loan for

the first year. VA loans were designed for the purchase of
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homes and did not address the need for rental housing.

Rental housing was a concern of another Federal action,

an amendment to the 1934 National Housing Act called Section

608. Like the Servicemen's Readjustment Act, passage of the

Section 608 amendment was a response to the housing

shortage of the WW II era. At that time, the pressure to create

all types of housing was tremendous. Through Section 608,

loans were underwritten and coinsurance was provided as a

means of spurring the private sector to build much needed

housing. The combination of discharged military personnel,

defense workers, and migrants from rural areas created an

extreme demand for housing in metropolitan areas.

Initially Section 608 provided mortgage insurance for

rental housing to be occupied by defense workers. In 1946 the

program was amended to include housing for returning

veterans. Ultimately, 7,065 projects were built, containing

465,603 units. The mortgages for all these projects were

Federally insured, and the dollar amount was considerable; if

converted into an equivalent number of 1989 dollars, over $44

billion worth of housing was created under Section 608

(Wei field 1992).
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Like FHA loan guarantees and the establishment of

Fannie Mae, the Servicemen's Readjustment Act and the Section

608 amendment to the 1934 Flousing Act were government

actions designed to benefit housing consumers.

One of several housing related debacles occurred in 1952

when abuses of Section 608 were revealed. Some builders and

developers completed their projects for less than the FHA

insured mortgage and retained the difference as profit. By

saving on architectural fees, construction costs, and interest

costs, builders were left with considerable amounts of money

upon completion of a project.

A report by the Commissioner of the Internal Revenue

Service that the income tax returns of corporations sponsoring

Section 608 projects revealed large windfall profits in

hundreds of projects prompted investigations by Congress. One

builder who testified before the Senate Committee on Banking

and Currency had $858,000 left over from a single project.

The Housing and Home Finance Administrations Special

Investigation Office identified 1,410 projects in which the

proceeds of the mortgage exceeded the actual cost of the

project. By 1954, the total difference between real costs and

mortgage amounts for all projects was $llO million.
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The FHA was very liberal in its evaluation of the costs

associated with housing construction. Virtually every line item

from the cost of the raw land to building materials through the

cost of professional services, was overestimated, producing

inflated mortgage amounts. The haste to spur the engine of

free enterprise also created an opportunity for fly-by-night

builders and developers (Welfield 1992).

The point of describing these events is not to discredit

the FHA. Few would argue that some form of government

intervention was not appropriate given the housing shortage of

the 1940'5. After all, in theory such government actions were

an expression of the will of the people carried out through

elected officials. What seems evident is a profound

misunderstanding of how housing for urban residents ought to

be provided.

The Legacy of Public Housing

Programs like Section 608 and PHA’s have brought high

rise public housing which some feel has not proven beneficial

to cities. In The Death and Life of Great American Cities
,

Jane

Jacobs roundly indicts high rise housing as a primary cause of

the sort of urban decline the projects were supposed to cure in

the first place (Jacobs 1961). Urban redevelopment projects
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induced by Federal intervention disrupted neighborhoods and

displaced residents, and, rather than creating a more stable

urban environment, often made the situation worse.

One monumental failure cited in the literature is the

Pruitt-Igoe public housing complex which was in St. Louis.

Pruitt-Igoe received rave reviews from architectural critics for

design. However, the Pruitt-Igoe complex was dynamited in

1972. The reason was the project simply did not work. No

consideration for the needs of the users, female headed

households, and ghetto dwellers was incorporated into the

design. Pruitt-Igoe demonstrated that America would not be

able to solve social problems with design-based solutions

(Hayden 1986).

A more recent example of a failed public housing project

comes from Newark, New Jersey. Four high rise projects in

Newark were demolished because the buildings had become

uninhabitable due to overcrowding, poor maintenance and

vandalism. Townhouses are being built as replacement housing

{New York Times
,

March 7, 1994).

With the benefit of hindsight, a critique of the Federal

role in urban housing might dwell on the negative. There is no

way of knowing what outcomes would have occurred given no



action or action of some other type. As the overview in the

first chapter attempted to point out, cultural and social factors

have both caused and influenced the condition of housing in

urban areas. Some locally-based approaches to housing have

yet to be discussed. The entire process of how to address and

ameliorate housing problems is evolving over time, and there

have been improvements. Before outlining a more current

state of affairs, there are other Federal actions to consider.

The Post War Period

A number of other laws have been enacted since 1937.

Each is basically a reiteration of the last. The language found in

the Housing Act of 1949 (P.L. 81-171) draws the correlation

between adequate housing and economic prosperity. Section 2

of the 1949 Act states in part:

The Congress hereby declares that the general

welfare and security of the Nation and the health

and living standards of its people require housing

production and related community development

sufficient to remedy the serious housing shortage,

the elimination of substandard and other

inadequate housing through the clearance of slums

and blighted areas, and the realization as soon as

feasible of the goal of a decent home and a suitable

living environment for every American family...

21
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The Creation of HUD

For numerous reasons, some of which were outlined in

the first chapter, the seemingly intractable problems of cities

warranted further attention at the national level. The response

of Congress was the enactment of the Department of Housing

and Urban Development Act (P.L. 89-174) which became law in

1965. Passage of the Housing and Urban Development Act

established a cabinet-level agency known as the Department of

Housing and Urban Development (HUD).

The legislative intent behind the creation of HUD was to

consolidate and coordinate Federal programs and efforts

designed for the benefit of urban dwellers. In an

administrative context, some key agencies already in existence

were placed under HUD control. The functions, powers, and

duties of Fannie Mae were transferred to HUD. The Department

of Housing and Urban Development Act placed the activities of

the FHA under authority of the Secretary of HUD. The Act

created four Assistant Secretaries, one of whom would serve as

a Federal Housing Commissioner and administer to the FHA.

The Housing and Home Finance Agency and the Public Housing

Administration were within the FHA. Therefore, the Housing

and Home Finance Agency and the Public Housing

Administration agencies also became a part of HUD. The
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Housing and Home Finance Agency was created in 1949 to

address the housing needs of lower income citizens.

Another urban housing law was enacted in the 1960'5:

the Housing and Urban Development Act of 1968 (P.L. 90-448).

The legislative intent of the Housing and Urban Development

Act expressed the view of Congress that the resources required

to provide a decent home for every family exist in the public

and private sectors of the economy.

Virtually every piece of Federal housing legislation has

stated as much, but the solutions have been elusive.

The Change to Block Grant Fundin

The next major piece of housing legislation was the

Housing and Community Development Act of 1974 (P.L. 93-

383). For all the good intentions of Great Society programs of

the Johnson presidency of the 1960'5, still another Federal Act

appeared necessary to address the problems of urban areas.

Title I Sec. 101 (2) of the Housing and Community

Development Act declared that urban America faced critical

social, economic, and environmental problems.
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In the Housing and Community Development Act,

Congress attributes many of the problems in towns and cities

to:

Inadequate public and private investment and

reinvestment in housing and other physical

facilities, and related public and social services,

resulting in the growth and persistence of urban

slums and blight and the marked deterioration of

the quality of the urban environment.

Passage of the Housing and Community Development Act

represented a major change in the pattern of housing provision

for low income families. Funds were now available in the form

of Community Development Block Grants (CDBG’s). Most CDBG

money originates in the HUD budget and is often administered

by city planning and development departments. This

conceptual change in the flow of funds created an opportunity

for local control.

The change from categorical grants to block grants gave

local government more direct control over funds and created

an opportunity for more community involvement. The funds

are administered by a city agency, such as Planning and

Development. Neighborhood organizations are funded in turn

and use the money to build new houses or rehabilitate existing

stock. Chapter three will provide some details of the block
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grant process.

HUD Mismanagement in Washington

The Department of Housing and Urban Development

Reform Act of 1989 (P.L. 101-235) was undoubtedly

precipitated in part by scandals of the 1980's. There is no

shortage of evidence to demonstrate why the letters "HUD"

have become synonymous with the words "waste", "fraud", and

"abuse" to many;

A presidential transition team report documented

"a long-term pattern of fundamental systemic

mismanagement" at the agency, threatening "vital

services" and opening the door to "systematic

plunder" of millions of taxpayer dollars. "When the

name HUD is mentioned in a word-association

framework," [current HUD Secretary Henry G.]

Cisneros told the Senate Banking, Housing and

Urban Affairs Committee on April 28, [1993] "the

automatic association is scandal, ineptitude,

bureaucracy, unresponsiveness" (Stanfield 1993).

The individual to hold the position of HUD Secretary for

the eight years of Ronald Reagan's presidential term (longer

than any of the other ten HUD Secretaries so far), Samuel

Pierce, has repeatedly invoked his Constitutional right against

self incrimination when queried under oath by House

subcommittees about various aspects of HUD operations in the

1980's {Washington Post
,

October 28, 1989).
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A recent inspector general audit report indicates defaults

in HUD's mortgage insurance program for apartment buildings

could cost taxpayers as much as $11.9 billion, more than one

quarter of the total amount of insured loans (Stanfield 1993).

By 1992, HUD had acquired 24,000 apartment buildings as a

result of defaults. In 1988, the number was slightly more than

14,000.

Secretary Henry Cisneros proposes to sell off as many

rental apartments to tenants as possible, an idea embraced by

his predecessor Jack Kemp through a program known as HOPE

(Home Ownership for People Everywhere). HOPE is a program

created by passage of the Cranston/Gonzalez Affordable

Housing of Act of 1992 (P.L. 101-625). As HUD Secretary to the

Bush Administration, Mr. Kemp wanted to empower the

tenants with the management of their own public housing

through subsidies for home ownership and with rental

vouchers. Though laudable, the objective of enabling tenants

to buy public housing units is problematic for at least two

reasons.

The first is that the PHA's own the housing in fee simple,

the most extensive form of land ownership. A Federal mandate

that PHA’s sell units is construed by legal experts Homig and

Glasheen as a taking of private property under the Fifth
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Amendment (Hornig and Glasheen 1992). The second problem

is more basic; renters in public housing lack the financial

resources to buy their units due to widespread poverty:

In 1992, the average household income for families

living in public housing developments was $ 7,394

a year. More than 40 percent of those households

had at least one member receiving Aid to Families

with Dependent Children. Only about 25 percent

depended primarily on earned income (Sacramento

Bee
, September 23, 1993).

It is difficult to believe that there are so many potential

buyers in a population with such scanty financial resources.

Even if the residents could or would buy their units, the

product is not very desirable. The physical condition of the

apartments is degraded. Expensive repairs are often required.

The poor condition is attributed to lack of durability due to

shoddy construction and abuse by tenants.

HUD Mismanagement Outside Washington

HUD mismanagement was not confined to Washington. A

62-page internal HUD audit of a HUD housing project in Boston

covered events from October 1991 to August 1993. The audit

was obtained by the Boston Globe under the Freedom of

Information Act. Six million dollars in losses or missed earnings

due to mismanagement were revealed. In Boston alone.
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according to the audit, HUD spent $1 million to survey all its

units, but repaired only a handful, has no control over millions

of dollars of supplies under contract, and has misplaced more

than $69,000 in tenant security deposits.

The 1,878 HUD-owned units are scattered throughout

some of Boston's most deteriorated neighborhoods. The Boston

office foreclosed on the units between April 1984 and

December 1992. Housing activists said the rapid deterioration

of the HUD properties has helped drive the struggling

neighborhoods deeper into decline;

"These properties represent the heart of the

physical decay of the Boston neighborhoods," said

Thomas A. Bledsoe, executive director of the

Metropolitan Boston Housing Partnership, which is

organizing tenants. Residents have had to deal with

"everything from infestations of roaches to drug

dealers controlling property," and HUD has done

little about it, Bledsoe said. Local HUD officials

blame a lack of staff and insufficient funding for its

management problems, which parallel problems for

HUD nationally {Boston Globe
,

October 18, 1993).

While the effort of the Federal government has facilitated

the construction of many housing units, the costs have been

high. The brief outline above describes some of the costs in

terms of dollars, lost prestige, and diminished effectiveness.

Like many large organizations, HUD is inherently cumbersome.



29

Through loan guarantees, HUD has induced the private

market to create subsidized housing. The Federal government

helps tenants pay the rent through rent vouchers or by Section

8 payments which cover the difference between rent and

thirty percent of a tenant's income. A common criticism of

Section 8 subsidies in general is that Section 8 perpetuates

dependance on government assistance, rather than providing

the means for self-help. The Section 8 program effectively

discourages tenants from finding jobs that would produce

earnings above the poverty level. Currently, whenever a

tenant's income goes up, the government immediately claims

30 percent of that increase for rent. With a rent tax in addition

to other taxes, the tenant has little incentive to work or get a

better job. Those who earn enough to meet higher costs have

little reason to stay in public housing. Few people feel a public

housing unit is worth 30 percent of their income (Sacramento

Bee
, September 23, 1993).

To ask whether such arrangements simply perpetuate a

cycle of dependence and paternalistic attitudes is legitimate.

One result of Section 8 and rent vouchers has been the creation

of row after row of high rise public housing projects in many

cities. The question is not whether housing should be

subsidized, but rather what form the subsidy should take. The
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next section describes the efforts of community-based

organizations to address the need for adequate housing.
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Chapter Three: The Community Based

Approach to Housing
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From Top Down to Bottom Up Control

In the area of neighborhood housing, there has been a

noticeable shift in the last twenty years away from central

command from Washington toward local inputs and controls.

In contrast to the programmed outcome nature of the

categorical grant era. Community Development Corporations are

more incremental in nature and probably more adaptable to

the needs of a specific area. In the 1960'5, prior to passage of

the Housing and Community Development Act, Federal funding

took the form of categorical grants. Specific projects were

designed, funded, and monitored—all of which created an

enormous bureaucracy. Categorical grants are examples of

programmed implementation, which means a policy or program

is designed and promulgated from the top of an organizational

structure (Berman 1980). Funds were allocated to specific

categories of development, and the programs were then

supposed to be executed by bureaucrats in the field.

The New Federalism evident in the second presidential

term of Richard Nixon changed the categorical grant process

and allowed for a more incremental outcome, which can be

custom tailored to a particular situation. New Federalism was

an effort to move from a strong central government to one less

involved with local matters, an ideal supposedly embraced by
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the framers of the U.S. Constitution. There was an

extraordinary proliferation of categorical grants during the

Johnson administration. As a consequence, frustrations arose

when attempts were made to design programs that would

reach from Washington directly to individual cities for specific

programs and projects. Reform of the categorical grant method

to CDBG's seemed likely to make administration of Federal

programs more cost effective and streamlined (Paterson 1982).

Local Solutions to Local Problems

A fundamental change in funding design presented an

opportunity for the establishment of Community Development

Corporations. Though community based organizations serve a

wide array of functions, their primary mission is urban

revitalization and conservation.

In the mid 1980's, estimates of the number of CDC's

ranged from 3,000 to 5,000 (Peirce 1987). These organizations

are involved in a wide array of activities. Some of the

activities are the finance and operation of shopping centers,

industrial parks, and retail operations. Job training, day care

centers, and senior centers are some of the social services

provided by CDC's. One of the most basic human needs is

shelter, and, likewise, provision of housing is one of the
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fundamental activities of CDC's.

The CDC approach is based on the concept that people

from a given neighborhood are the most knowledgeable about

their own housing needs. Leadership of CDC's is often

comprised of local residents. The manner in which many CDC's

pursue the goal of housing provision is succinctly defined in

this way:

Nonprofit housing associations play a role in helping

to increase the affordable housing stock for low-

and moderate-income individuals and families.

Affordable housing is created through various

methods: single-family and town-house

developments, rehabilitation of multifamily

apartments, creating cooperatives and

condominiums where tenants have first right to

purchase, and mixed-use projects (Surles 1993).

The genesis of many community development enterprises

can be traced to the grass-roots community activism of the

1960’5. The evolution of CDC's over a relatively short period of

time has been considerable (Peirce 1987). Many CDC's have

abandoned the quasi-militant style of their early years and

have become adept at functioning in a market driven

environment. Although CDC's are non-profit with respect to the

Internal Revenue Service tax code, CDC enterprises try to

generate earnings. Unlike private industries, however, the
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earnings are reinvested in the community or maintained as a

revolving fund rather than accruing to an owner or

stockholders. Many of the organizations have matured into

sophisticated groups and have demonstrated competence in the

area of housing and local economic development.

CPC Revenue Sources

CPC's obtain funding through numerous sources. The

majority of dollars come from three sources in particular. The

first source is the Federal government whose involvement can

be traced back to funding of one of the first CPC's: the Bedford-

Steyvesant Restoration Corporation in New York City. In 1966

support by then New York Senators Robert F. Kennedy and

Jacob Javits resulted in an amendment to the Economic

Opportunity Act of 1964 (P.L. 88-452) that provided initial

funding for Bedford-Steyvesant Restoration Corporation.

Federal funding via HUP currently comes in the form of

Community Pevelopment Block Grants (CPBG) and HOME funds

through Cranston/Gonzalez. HOME provides block grants to

participating jurisdictions for implementation of locally devised

housing strategies. In fiscal year 1992, the funding for HOME is

$1.5 billion (Aluise and Hessel 1992). HOME funds can be used

for the acquisition and rehabilitation of existing housing and
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for new construction.

Local governments, the second source of funds, have

attempted to take up the slack which resulted from the decline

in Federal dollars for urban housing. The magnitude of decline

has been great. Between 1980 and 1988, Federal

authorizations for housing dropped 80 percent (Suchman

1991). Many programs were eliminated or experienced drastic

funding reductions. Programs to finance new construction

were also reduced due to a perception that the supply of rental

units was sufficient to meet the demand. HUD instead

emphasized rehabilitation of substandard housing and helped

low-income tenants pay for existing housing by means of the

subsidies already described. This reduction of the Federal role

has required state and local governments to innovate and

combine their efforts with the financial, corporate, and

community sectors to perpetuate the community-based

housing delivery system which has emerged (Stegman 1987).

The third funding vehicle is private contributions. Tax

credits are responsible for a sizeable proportion of the funding

from the private sector. These tax credits are offered by the

Federal government to businesses that invest in low-income

housing and were made permanent in the 1993 Federal budget

package (San Diego Union-Tribune
,

October 6, 1993). Other
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financial resources result from outright gifts and grants from

philanthropic organizations.

A Close Look at CPC's

Community Development Corporations clearly are unable

to function autonomously. Whatever success these

organizations experience depends on many of the same inputs

required for the operation of the private housing market,

namely government subsides and market demand. CDC's are in

a key position to guide the process of neighborhood

development and provide the input required to maximize

resources. Cooperative efforts between local governments,

CDC's, and corporate interests have resulted in innovative and

productive ventures (Stegman 1987). One of the major

contributors to such progressive public/private ventures is

Local Initiatives Support Corporation (LISC).

LISC claims to be the largest private nationwide non-

profit community development corporation in America. LISC

started in 1980 with less than $lO million, raised from the Ford

Foundation and six other corporations (Peirce 1987). As a

liaison between corporate America and private non-profit

housing efforts, the ability of LISC to raise corporate

contributions is impressive. LISC has made a $1.5 billion
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commitment to investment in affordable housing nationwide

over the next five years. The funds will provide for

construction or renovation of about 35,000 units in California,

Chicago, New York, Cleveland, Kansas City, Mo., Miami,

Philadelphia, Phoenix, Seattle, and Toledo, Ohio (Los Angeles

Times
, September, 30 1993).

The Structure of Public/Private Ventures

The LISC is one of six participants in the Chicago Housing

Partnership Program. The other five come from the public and

private sectors. They are:

• The community Equity Assistance Corporation, a

subsidiary of LISC formed to provide comprehensive

technical assistance to CDC's. Budgeting and financing are

key areas of attention.

• The Chicago Equity Fund, a legal entity created by the

Partnership to provide a vehicle for corporate

participation. In return for their capital input, private

contributors receive tax benefits, a possible return on

investment, a possibility of appreciation, and favorable

public exposure. (A diagram of the Chicago Equity Fund

is on page 40).
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Major private lenders.

The City of Chicago department of housing.

CDC's.

The following charts from Nonfederal Housing Programs

show the how the collaboration is structured.



Figure One; The Chicago Equity Fund 1985 Partnership. Source; Nonfederal Housing

Programs: How States and Localities are Responding to Federal Cutbacks in Low Income

Programs, p. 112
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Figure Two: The Organizational Structure of the Chicago Housing Partnership Program.

Source; Nonfederal Housing Programs: How States and Localities are Responding to

Federal Cutbacks in Low Income Programs, p. 106
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The CPC as Lender

The preceding diagrams show the extent of participation

by conventional lending institutions. A means of financing is

equally critical to the operation of the private non-profit

housing market and the for-profit housing market.

In some cases, however, conventional financing may not

be possible or desirable. In such instances, the CDC may

function as the banker. There are advantages for both the CDC

and for the buyer under such an arrangement. The buyer has

fewer qualifying hurdles to clear, while the monthly mortgage

payments generate a revenue stream that the CDC can apply

towards reinvestment in future developments.

The importance of a substantial percentage of home

owners to neighborhood vitality cannot be over emphasized.

One of the most effective exercises of control over local politics

is displayed by homeowners. The ability to obtain city services

and capital improvements often increases as the number of

homeowners increases: politicians have been known to equate

homeowners with tax base and votes. To say that stability

increases as a function of the percent of people who own their

homes is not farfetched.
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A CDC will contract for construction or rehabilitation of a

house. The house will be rented to a prospective buyer. After

a period of timely rent payments, usually two years, the tenant

has the first right of refusal for the purchase of the property.

If an option to buy the home is exercised, the neighborhood

organization will write a mortgage. Often the interest rate is

lower than conventional rates because the CDC does not have

depositors to satisfy as does a bank. In the case of a $40,000

house, a conventional loan at 7.5% over a 30 year term would

require a $279.69 monthly payment. However, if a

community-based organization holds the mortgage, the rate

could be as low as 4.78%, resulting in a $209.38 payment.

Depending on the particular CDBG program, the rate could go as

low as 3.5%, in which case the payment would be $179.62. The

difference between $279.69 and $179.62 could well be enough

to keep a buyer out of the market.

Furthermore, because mortgages are written by

community-based organizations rather than banks, many

qualifying obstacles are eliminated. A poor credit history or

spotty employment record often are used as the basis for

denial of a conventional loan. In other cases, the buyer may

have the requisite financial credentials, but may lack a

sufficient down payment. A CDC is in a position to be more
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lenient with value to loan ratios because the CDC holds its own

paper and does not need to satisfy the requirements of

mortgage insurance underwriters or a secondary mortgage

market. If a borrower defaults, the CDC can foreclose and take

the property, as would any other lender in the event of a

default.

The Role of a Secondary Mortgage Market

A primary market is essential to both the non-profit and

for-profit housing markets. Just as important is an adequately

functioning secondary mortgage market. Without a secondary

mortgage market, lenders cannot maintain sufficient liquidity

to originate new loans. Fannie Mae and the Federal Home Loan

Mortgage Corporation (FHLMC), commonly referred to as

"Freddie Mac," have moved to facilitate loans in inner city

neighborhoods.

Fannie Mae buys mortgages from lenders, packages the

mortgages into securities, and sells the securities to investors.

Fannie Mae, a government sponsored enterprise, is a

stockholder owned company. In 1993 Fannie Mae showed $2

billion in profits, with assets of over $217 billion.

Most of the loans that Fannie Mae sold historically were

suburban. That changed in 1991 when Fannie Mae announced
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a goal to facilitate $lO billion in special affordable housing

deals over four years. Fannie Mae officials announced a

partnership with Oakland, California to spend one billion

dollars over five years in a concentrated drive to spread home

ownership and spur housing and neighborhood rehabilitation in

low-income areas.

Fannie Mae recently announced that efforts to facilitate

home loans in urban areas historically underserved by the

lending industry would be further expanded. In a news

segment aired March 15 1994, on the MacNeil/Lehrer

NewsHour carried by the Public Broadcasting System, details of

how Fannie Mae will proceed were reported. By the year 2000,

the mortgage bank will lend $1 trillion to nearly 10 million

families. An aggressive effort will be made by Fannie Mae to

reach potential home owners and lending institutions in

targeted low-income areas in order to encourage their

participation.

In the interview portion of the aforementioned broadcast,

Fannie Mae Chairman James Johnson made some significant

points. He expressed his view that home ownership is an

essential ingredient for strong, stable, and viable

neighborhoods. Mr. Johnson said that much of Fannie Mae's

effort is designed to rectify patterns of racism in the lending
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industry which have prevented minorities from becoming

homeowners. Mr. Johnson pointed out that while about 70

percent of white families are homeowners, the same figure is

about 40-45 percent among minorities.

As mentioned, the practice of red lining has contributed

to urban blight. Fannie Mae and Freddie Mac can play a part in

reversing some of the distress caused by that practice.

There is a secondary mortgage market in the non-profit

sector as well. The Community Reinvestment Fund, Inc. (CRF)

complements the Federally supported secondary loan market.

CRF is a non-profit corporation based in Minneapolis, Minnesota

which buys loans originated by CDC's. The operation is very

much like Fannie Mae: loans are purchased, packaged into

securities, and sold to investors.

If that investor also happens to be a financial institution

which does business in a low-income area, purchasing

securities through CRF demonstrates compliance with the

Community Reinvestment Act.

The Community Reinvestment Act is found in Sec. 801 of

Title VIII of the Community Development Act of 1977 (P.L. 95-

128). The purpose of the Community Reinvestment Act is to

require Federal financial supervisory agencies to encourage
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local investment. Lending institutions are to make a proactive

effort to meet the credit needs of the communities in which the

banks are chartered to conduct business.

Examples of CPC Projects

With an understanding of the interrelationship between

the partners, a few projects from various cities can be

examined in detail. What follows are descriptions of how the

public/private partnership functions in Chicago, Portland

Oregon, Pittsburgh, and New York.

Chicago

A consortium comprised of local government, community

groups, the University of Chicago, and private investment will

attempt to reclaim part of Chicago's South Side. The Chicago

Housing Partnership Program already outlined could serve as a

model for rejuvenation of the nine miles of Lake Michigan's

Southern Shore between the Loop and Hyde Park. The map on

page 48 shows the areas in question. In total, about four

square miles will be redeveloped.
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Figure Three: Target Areas of Major Reurbanization in Chicago. Source; Chicago

Tribune. February 7, 1993. p. 10
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Despite the desirability of a lake front view and

proximity to the Central Business District, there has been a

tremendous loss of population in the two areas which flank

Hyde Park on the north and south. The area to the north is

called Oakland. In 1980, Oakland had 10,295 residents, but, in

1990, there were just 5,307. In 1960, Woodlawn, the

neighborhood to the south of Hyde Park, had 60,000 residents.

In 1990 there were 27,476 residents (Chicago Tribune
,

February 7, 1993).

These areas are classic examples of urban blight. They

are also prime candidates for revitalization. An ambitious

program estimated to cost $4BO million will create low and

moderate income housing and attempt to draw people back to

the city. A $1.2 million grant from the MacArthur Foundation

is financing the Fund for Community Development and

Revitalization, an umbrella organization of community groups

and the University of Chicago.

If present plans for the Woodlawn area are followed, 280

units in seventeen apartment buildings will be rehabilitated.

The properties will be rehabilitated through use of low-income

tax credits. Three hundred and thirty houses will also be built

on vacant land owned by the City of Chicago. Sixty five will be

townhouses, and 265 will be detached. These units are
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expected to sell in the $lOO,OOO to $150,000 price range,

affordable by local standards (Chicago Tribune
, February 7

1993).

South Shore Bank in Chicago is cited as a lending

institution which has demonstrated that the pursuit of profit

and community reinvestment are not incompatible goals. In

fact, the opposite seems to be the case with respect to South

Shore Bank. Unlike a bank in the conventional sense. South

Shore Bank is considered a community development bank and

takes a holistic approach to the issue of neighborhood

revitalization.

In 1972, the Chicago neighborhood of South Shore, about

ten miles south of downtown, displayed the pattern of

transition and decline described in the first chapter. A lending

institution then known as the South Shore National Bank, the

one remaining bank in South Shore, requested permission from

Federal bank regulators to move to downtown Chicago. What

happened instead was that a group of progressive individuals

with banking experience assumed control of the institution and

through the formation of a state-chartered holding company

called Shorebank Corporation, bought South Shore National

Bank.
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Shorebank Corporation then established separate

operations to address land development, job training, business

consultation, and small business lending, all with a focus on the

South Shore area. In 1973, Shorebank had $4O million in

assets, and in 1992 assets totaled $142 million. Efforts of the

land development and job training divisions have contributed

to the renovation of 12,500 housing units in five different

neighborhoods. In the immediate South Shore area, Shorebank

has rehabilitated 7,700 units, about 30 percent of the entire

inventory of housing in South Shore (Lewis 1993). Southbank

is an example of how profitable banking and community

development can complement each other.

Portland

In Portland, Oregon, a CDC provided the initiative for the

reclamation of a run-down neighborhood, rather than

permitting the neighborhood to slip into further decline. A

ten-year-old, non-profit organization called REACH Community

Development created a public park, planted rose bushes and

190 trees along streets, and refurbished fifty substandard

dwelling units. REACH secured loans to buy and renovate

twenty one of the dwellings, many of which had been ruled

unfit for habitation. When REACH secured low-income renters,

some homeowners and landlords were inspired by REACH’S
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efforts. A snowball effect took place and another 30 homes

and apartments were renovated by area property owners (Law

1993).

Pittsburgh

The Urban Redevelopment Authority of Pittsburgh (URA)

is engaged in a "Fight Against Blight," of which part is a

concerted effort to rehabilitate 192 substantially blighted, tax-

delinquent properties throughout the city of Pittsburgh. The

URA coalition is a public/private joint venture represented by

many of the constituents described previously. Twenty six

neighborhood groups comprise the local, non-profit component.

The groups will work with URA to identify purchasers for the

properties. Those purchasers will have access to mortgage and

rehabilitation loans through URA programs. The initiative is

partially funded by the proceeds of URA housing bond sales.

The Federal role is in the form of $2.43 million in HOPE 3 funds

through the Cranston/Gonzalez Affordable Housing Act (PR

Newswire Association, Inc. 1993).

Also in Pittsburgh, community development organizations

served partially as the inspiration for local government to play

a role in the process of increasing local investment. The

practice of red-lining has been a persistent obstacle to home
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ownership in areas of Pittsburgh, as in many other cities. The

Director of Finance uses the fact that the City is a very lucrative

customer to "encourage" participation of private banks in the

Neighborhood Investment Program.

Participating banks have discovered that lower income

working people are good credit risks, contrary to some

perceptions which may exist about low-income borrowers. In

some cases, housing becomes more affordable, and the risk of

default lessens because the mortgage payment is less than the

family had been paying for rent.

In an article about the program, Ben Hayllar, the Director

of Finance for Pittsburgh, offers the following positive

assessment of the Neighborhood Reinvestment Program:

Prior to the first evaluation, lending for home

repair and mortgages in low and moderate income

neighborhoods, which is 55% of the city, averaged

about $6 million a year. Last year it was $26.5

million, so we're putting an awful lot of new money

in areas that desperately need it (Crain

Communication
,

October 11, 1993).

New York

In New York City an endeavor to reclaim the Bronx has

been undertaken by the Banana Kelly Development

Corporation. A $5.1 billion New York City housing plan will
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contribute to the transformation of approximately twelve

square miles of the Bronx from what could pass for a war zone

into viable neighborhoods. The alliance is comprised of the

necessary participants: the corporate sector along with Federal,

local, and state governments.

"This area completely lost life for 10 years," said

Yolanda Rivera, executive director of Banana Kelly,
a community development corporation. "That is no

exaggeration. There was no hope for this area. Now

there is hope, because we learned that we can

rebuild our lives and manage our own properties.

The reason it worked is that people wanted to stay

in their neighborhood. They refused to give up"

(Washington Post
,

November 8, 1992).

Shortcomings of CPC's

Some of the literature about CDC's presents a

romanticized image of these groups as valiant warriors for

social justice, struggling and prevailing against all odds. In the

interests of accuracy, some of the criticisms of CDC's should be

mentioned. Observations have been made that CDC's are

unprofessional, inefficient, poorly managed, plagued with

internal tensions, and inert (Peirce 1987). Such observations

are not surprising, given the fact that many if not most CDC's

are operated by volunteers and community activists. There

have also been some cases of outright criminal behavior.
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In Washington D.C., the chief accountant of the Marshall

Heights Community Development Organization was sentenced

to 16 months in prison for embezzling more than $70,000 from

the Marshall Heights organization. The offender was also

ordered to pay $lO,OOO in restitution (Washington Times
,

October 16, 1993).

Lack of compliance with HUD procurement and poor

record keeping practices have also been cited as a deficiency in

the case of some community groups. An on-going HUD audit in

Austin, Texas has revealed poor documentation of how block

grant money was spent. The mayor of Austin indicated that

there are no indications of malice or criminal behavior in that

city's case, just lack of compliance with HUD procurement

practices.

In 1989, the City of Austin had to pay HUD over $400,000

because the City could not account for CDBG funds received for

neighborhood construction programs (Austin American

Statesman
,

December 15, 1993).

The Overall Impact of CPC’s

On balance, CDC's seem to display the ability to serve as a

bridge between housing consumers and the mechanisms which

facilitate housing creation for low and moderate income
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persons. One deficiency CDC's may have is that construction is

not performed by residents of the neighborhoods in which

housing is needed. Genuine neighborhood vitality will result if

dollars are earned locally and spent locally. To borrow a

phrase from economics, the multiplier effect applies: the same

dollar will be spent over and over on a variety of goods and

services if there is some sort of economic base to draw the

dollars into the community in the first place.

In the examples cited above, the dollars are Federal in

origin. The redistributive effect of block grant money will be

greater if its expenditure is for locally provided labor. What

follows is a description of how skill training might be merged

with the efforts of CDC's to address both affordable housing and

unemployment.



57

Chapter Four: YouthBuild
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A Brief History of Youthßuild

Youthßuild is a skill training program designed to impart

construction skills to disadvantaged young people. An

amendment to the Cranston/Gonzalez Affordable Housing Act

created Youthßuild. The amendment was enacted through

passage of the Housing and Community Development Act of

1992 (P.L. 102-550). The Secretary of Housing and Urban

Development is authorized to implement grants to fund

Youthßuild programs. The 1993 allocation in the Housing and

Community Development Act is between $17.5 and $4O million

There are Youthßuild Programs in at least fifteen cities.

HUD Secretary Henry Cisneros endorses the ideological

concept of Youthßuild when he says that: "America developed

on the ideas of investing in people and human talents"

(Cisneros 1992). The remarks were made in the context of a

speech to Latino leaders in Los Angeles who are concerned

with redressing some of the systemic causes of the Los Angeles

riots of 1992.

How Youthßuild is Structured

A Youthßuild grant can be used for many of the costs

associated with both the construction and planning phases of a

project. Skill training is the ostensible goal of Youthßuild, but
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the Youthßuild approach is comprehensive in that remedial

education and substance abuse treatment can also be funded

from grants. Trainees spend half their time in the classroom

improving basic scholastic skills and the other half at the job

site. Completed projects are to be made available for use by

low and very low income families and individuals.

Youthßuild is also designed to provide a structure in

which trainees can develop sound work habits. A completed

project is demonstrative of effort: the participants can see

results themselves and show the results to others.

A Work in Progress

In Austin, Texas, the Creative Rapid Learning Center

operates under the auspices of the American Institute for

Learning. In turn, the Creative Rapid Learning Center operates

an enterprise called Casa Verde Builders. In the Spring of

1994, Casa Verde Builders was engaged in the construction of

three energy efficient houses. These homes will be occupied by

low-income families. The Creative Rapid Learning Center has

applied for a $1 million Youthßuild grant. If the Youthßuild

grant is obtained, Casa Verde Builders will construct twelve

more houses.
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Future Possibilities

The Creative Rapid Learning Center is also involved in

preliminary discussions with the Blackshear Neighborhood

Development Corporation (BNDC) of Austin to determine if a

collaboration is possible to build a house, or houses, in the

Blackshear neighborhood (Gomez interview, 1994). BNDC

would contribute a suitable lot and some cash, while the

Learning Center would provide an energy efficient design, the

labor, and the management. Since the Blackshear

neighborhood is one targeted by the City of Austin

Comprehensive Housing Affordability Strategy, a partnership

between a CDC and Youthßuild program could yield positive

results all around. The City has a housing need met, at risk

youth from the Blackshear neighborhood receive training, and

a CDC can assist in the creation of a home for a family from the

Blackshear neighborhood.

Applications of Skill Training in a Wider Context

The Youthßuild program could conceivably provide some

of the labor resource needed to refurbish HUD apartment

buildings acquired in foreclosure. There are other possibilities

for employment with respect to attainment of housing goals set

by municipalities. In order to qualify for funding through the
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Cranston/Gonzalez Affordable Housing Act, a participating

jurisdiction must formulate a Comprehensive Housing

Affordability Strategy (CHAS).

The Austin Texas CHAS states there are a total of 219,939

housing units in that city. About 40,134 units, eighteen

percent of the city total, are in substandard condition. Of the

40,134 substandard units, about 34,114 (eighty five percent)

are suitable for rehabilitation. This means the units are within

the bounds of economical repair. There is a ready market for a

well-trained labor force. A small fraction, 6,020 units, are

beyond hope. From a cost/benefit standpoint, the remaining

fifteen percent of units are not worth repairing and improving,

according to the Neighborhood Housing and Conservation

division of the City of Austin. Upon demolition new units could

be built on sites formerly occupied by dilapidated structures.

If the figures from the Austin CHAS are accurate, there

are about 35,000 housing units which require rehabilitation in

just one city of less than half a million people. If the Austin

case is typical, tremendous demand must exist for qualified

workers in the rest of the nation.

The rise of environmental awareness has generated

discussion on the topic of sustainable growth. This concept
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questions whether or not the human species can continue to

consume natural resources at present levels indefinitely into

the future. Both new construction and rehabilitation offer

opportunities for incorporation of designs and techniques

which will conserve resources.

The Casa Verde projects previously described are new

construction. The design utilized is more sensitive to

environment concerns than some other types of construction.

The building sits on a monolithic concrete foundation. The

concrete provides thermal mass to retain heat in the winter

and provide a cooling effect in the summer. The walls of the

house are constructed of block made from recycled natural

fibers. Incinerator ash is used as filler in the concrete. The ash

is utilized as a building product and does not have to be

otherwise disposed of in a manner which may harm the natural

environment. As an outcome of the energy efficient design, the

residents have lower utility costs and natural resources are

conserved (Morgan interview, 1994).

Rehabilitation of existing housing stock can also promote

the general goals of resource conservation and sustainable

growth. If a house is repaired and improved, many of the so-

called sunk costs can be more fully utilized. Wood, metal,

plaster, and glass have already been committed to an existing
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structure. To dispose of materials which still offer usefulness,

while simultaneously generating demand for new products, is a

very wasteful practice and at odds with the logic of creating a

more sustainable way of life.

The next section describes the basic features of a training

program geared towards rehabilitation of existing housing.

Since rehabilitation costs can be met out of Youthßuild funding,

a rehabilitation training program has possibilities.

A Possible Trade Skill Training Agenda

Growing up on the South Side of Chicago in the 1960’5, I

witnessed the destruction of many old buildings. Often these

buildings occupied sites which held a greater degree of

development potential than the use at hand and were usually

neglected and run-down. At the time, conventional wisdom

held that removal and replacement was more cost effective

than rehabilitation or restoration. Refurbishing an existing

structure is very labor intensive, and the temptation for

builder and owner alike is to minimize estimates of the

magnitude of work that must be performed. The contrary case

is often more likely, and the project turns into more work than

anyone anticipated at the outset. Therefore, estimating and

costing are difficult. The loose thread principle, in which each
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attempt to repair one part of the structure causes more

complications and creates more work applies. Plumbing

repairs are probably the best example. A "simple" repair or

replacement of a fixture, for example, can result in unpleasant

discoveries such as decayed flooring or pipes and fittings on

the verge of failure. Suddenly, the plumber is in over his head,

and the project is delayed. The suggestion that complete

replacement of all the plumbing, to stay with the example at

hand, be figured into the cost calculations only supports the

logic of demolition and building anew.

Similar circumstances occur in other instances. Most

contractors and mechanics prefer not to deal with a multitude

of unknowns because there is no viable strategy for risk

aversion. To figure enough into the bid to cover all

contingencies will probably result in an uncompetitive price.

Underestimating the costs can lead to a construction and cost

quagmire. In such a case, the contractor will often abandon the

project in an effort to minimize loses.

Another option would be to operate on a pay-as-you-go

basis—often referred to as a time and materials agreement.

Most estimators find the uncertainty of time and materials

undesirable: to proceed without a clear understanding of how

much work is to be done and what the work will cost is too
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risky. Whether or not the finances will be available to see the

project through to completion is another legitimate concern. At

times, the money runs out before the job is finished, or

contractors disappear before the work is done.

Initial Training

This section describes in generic terms how a training

program might be designed and organized. A combination of

theory and practice would comprise the initial training phase.

The goal of the skill training program described is to produce

tradespersons who are proficient at a particular trade with a

fair degree of competence and familiarity with two or three

other trades. Those trades would include, but not be limited to:

carpentry, drywall installation and finishing, electrical, heating,

ventilating, and air conditioning (HVAC), masonry, painting,

plumbing, and roofing.

There are three segments to the first phase. The first is

learning the basic terminology used to describe the elements of

a house. In order to do so, texts used by trade schools would

be employed in conjunction with on-site lectures. Like any

other human activity, successful construction and contracting

require clear and effective communication. In short, the

trainee must be able to speak the language. Second, the
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trainees must become familiar with the names and functions of

commonly used hand and power tools. Third, the trainees will

be exposed to more details about each of the trades mentioned.

There are numerous books and periodicals on the subject of

home construction, remodeling, rehabilitation, and repair.

Professional Builder and Remodeler
,

Builder and Old House

Journal are possible sources for theoretical instruction.

With some basic knowledge and background, individuals

can start thinking about which, if any, of these skills are

interesting. There is a possibility that none of the trade skills

is of interest to certain trainees. A high-drop out rate is likely,

and the first objective is to identify the trainees who are

willing to complete the training.

Advanced Level

The phase described above is the first course screen.

Evaluation by instructors and administrators will determine

which trainees are still viable candidates. This evaluation

process will also involve the trainees themselves to determine

their level of interest and commitment. Once trainees reach

the advanced level, their theoretical knowledge can be

augmented. A rudimentary course in blue print reading,

familiarity with local building codes, and a basic understanding
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of on the job safety are the major components of the advanced

segment. Completion of these activities will be followed by

actual work on a project.

Training Others

Sometimes the best way to leam is to teach. A trainee

who displays a high degree of interest and aptitude will be

teamed with one whose evaluation is marginal. This may be a

way to lower the dropout rate. The concept of small teams or

partnerships will be applied to the project phase as well. This

is a very important concept because in the building industry

two working together are more than twice as efficient as two

individuals functioning separately. The ability to work with

others and to function as a member of a team will be

developed.

The next section examines the possibilities of combining

the demand for labor created by a desire to produce adequate

housing with the supply of labor that a skill training program

could provide. In general terms, the participants might include

CDC's, private lenders, and local government. In addition,

individuals from the neighborhoods would be involved,

contributing the labor component.
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An Application for the Training

If the number of trained, versatile, and creative

mechanics is increased, rehabilitation of basic housing becomes

a viable option. A typical example might be a modest wood

frame bungalow. Perhaps two or three bedrooms, original

kitchen and bathroom, a bath tub with clawed feet, not much

counter and cabinet space in the kitchen—basic but adequate

shelter. The house just described might be one in a row of

many such homes constructed as subdivisions in the 1920's or

'3o's. The scale of the house matches with the street; the

houses fit with each other.

Elimination of air infiltration and the overhaul of doors

and windows are relatively straightforward tasks. Exterior and

interior painting combined with other minor cosmetic repairs

would do a great deal to improve the curb appeal of a run-

down house. Accomplishing these tasks would cost less than

removal and replacement. Basic, but decent, housing is

provided, and the intrinsic qualities of the neighborhood are

preserved.

Unlike new construction, successful remodeling requires

that the worker in the field develop sound and consistent

judgement. With such judgement many decisions can be made
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properly on the spot, and costly delays, over runs and outright

mistakes can be minimized. Management time is conserved as

well. In the next phase, hands-on experience starts, and the

trainees will have an opportunity to interface theory and

practice.

Construction of a house starts at the ground, but repair

and rehabilitation start at the top. The first evaluation to make

is of the roof. If there are no leaks and the roof appears sound,

the roof should be left. If there is doubt, replacement is the

preferred course, budget permitting. Often building codes do

not allow more than three roofs layered upon each other. This

is because the weight of so many roofs is likely to cause the

roof rafters to fail. A complete tear off is desirable. This

means all roofing material is removed down to the exterior

sheathing, which is sometimes referred to as the "roof boards."

One half-inch plywood is installed over the existing roof

sheathing, followed by a metal drip edge, felt paper, and

shingles. The tear off process, in particular, should be done

first so new work is not spoiled later on. A complete tear off

also provides an opportunity to expose and inspect the roof

structure of the building. Any decayed or cracked members

can then be replaced.
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The next step is to repair and/or replace the moving

parts of the house, namely doors and windows. Attention to

doors and windows may seem like a trivial matter. However,

in terms of everyday usefulness and comfort, doors and

windows which work well can contribute greatly to user

enjoyment, but add only a marginal cost to the overall project.

Trainees will learn to overhaul windows. Window repair

generally entails little more than replacement of sash cords and

broken glass and scraping off excess paint so that the window

moves freely. Top sashes are very often painted shut, and the

paint seal must be broken so that the top sash can operate.

When functioning as designed, a double hung window

open at the top and bottom will admit cool air at the bottom,

while allowing hot air out of the top. At times mortise and

tenon joints in the window sash work loose. This condition

sometimes prompts a decision to replace the sash, when all the

sash needs is stabilization. This can be accomplished by use of

epoxy in the joint. This treatment will stiffen the joint and

keep water out. Sash latches will be replaced.

Doors are overhauled by assuring that the hinges are

secure and that the door does not rub anywhere in the opening.

The lock will be put in working order or replaced. Weather
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stripping may be appropriate in some cases.

Plumbing and electrical items are more difficult to correct

because these systems have often been repaired and replaced

in an ad hoc manner. The likely result is a mix of old and new

parts and of workmanship of good to very poor quality. The

most important assessment is the one made at the outset of the

project. If extensive repairs will be made, replacement of

wiring and plumbing starting at the meter makes good sense.

If the scope of work is more cosmetic in nature, a good quality

repair is indicated. Repair parameters ought to be set with

regard to what condition is required to correct code violations

and pass the final building inspection.

Painting of the exterior and interior are among the last

steps in the process. Once repairs are made to eaves, soffits,

siding, and porches, the painting can take place. This operation

is fairly routine. The entire exterior should be washed, either

with a garden hose and scrub brushes or with a high pressure

power washer. Next, the exterior is given a vigorous scraping.

Then, all bare wood is primed with oil base primer. After that

process holes and cracks are chalked and puttied. Application

of finish paint is the last step.
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Better Than New

The description above represents the degree of effort

associated with a respectable rehabilitation. Taking the process

further might mean remodeling the kitchen and bathroom.

Remodeling a kitchen generally means new cabinets and

counter tops, new floor covering, and new appliances. A more

elaborate effort might entail replacement of windows and

doors or expansion of the kitchen to create a family room or

eat-in space. Large kitchens with eating areas are popular.

Remodeling a bath room would require new ceramic tile

and some new fixtures. Old fashioned claw footed tubs are

nostalgic, but have the drawback of being difficult to seal when

the shower is used.

The amount of work necessitated by remodeling makes

new wiring and plumbing throughout an attractive option

because, "sometimes the longest way is the shortest way." This

saying is often appropriate where residential rehabilitation is

concerned. By the end of a project, the decision to accept a

seemingly greater, but defined, amount of work is often

vindicated.

Increasing the living space by expanding an attic or

adding a room on the ground floor are also possibilities. As



73

trainees gain experience, more ambitious projects become a

possibility. The educational benefit of more elaborate repairs

and improvements is not to be underestimated.

The challenge of devising and following a schedule,

combined with solving design and technical problems on a day

to-day basis offers an opportunity for valuable on-site training

Formulating a flow chart and seeing how various activities and

tasks must be conducted and coordinated can help develop

problem solving abilities and managerial skills applicable in

more contexts than just home improvements.

Improving the foundation and leveling a house which has

settled unevenly would be part of a "better than new"

approach. Extensive weather proofing and other energy saving

improvements would be done as well

Preservation Quality

Preservation quality workmanship is a possibility for

trainees who display a high degree of aptitude. There may not

be a great many instances in low-income areas where a full

scale restoration is feasible or appropriate. However, in

qualitative terms, the presence of a few buildings saved from

demolition and restored could have a profound effect on the
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morale of a community. In some neighborhoods, there are

houses a hundred or more years old. These houses may not

always be architectural masterpieces, but often they do

represent a part of our heritage. Sometimes very old houses

are beyond economical repair by the calculus of a builder,

private owner, or land speculator. However, with a CDC as the

owner, the possibility of an historic restoration is real because

a CDC is not motivated by profit alone. The point has been

made that CDC's do attempt to obtain value for the dollar, but

that evaluation is not always made solely as a balance sheet

proposition.

A restoration project requires an ideological judgement at

the outset about what the finished product ought to be. Among

restoration experts there are at least three different schools of

thought on the subject of historic preservation. One view

maintains that a building should be restored to an original

state, nearly identical to the condition which existed the day

the building was completed. Another view is that the building

should be restored to a particular state reflective of a

significant point in the building's history. The third view is,

probably, that of the purist and holds the building should be

stabilized and preserved as is, but not significantly changed.
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For the purpose of the training program discussed here,

the most realistic approach would probably mean that the

essence of the building would be maintained, but some

modifications would have to be affected. For example,

preservation of original kitchens and baths is inappropriate

from a cost/benefit standpoint.

The main objective would to be recreate the exterior in a

manner which reflected the original design. To do so might

require research at the local historical society or consultation

with a restoration architect. By establishing the date of

construction and examining existing elements, the chances of

recreating the exterior in a close to original form are very good

Those trainees who display the highest degree of

competence would do restoration projects. The emotional

rewards of the salvation of an architectural artifact are

appreciable. Not only is a run-down property made healthy

again, but a part of the neighborhood is saved as well.

The previous section was intended to contrast the

applications and benefits of repair-oriented job training. The

difference between building new tract houses and

rehabilitation are appreciable. Starting with new materials in

empty space is less challenging in some ways. Neither set of
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skills is inherently more valuable than the other; and

proficiency in one area does not exclude competence in the

other. The main point that I have tried to make is that more

benefits than just learning how to repair a house could result

from the type of program described.

Personnel and time management skills will be developed,

while natural and financial resources can also be conserved. At

the macro-architecture level, the integrity of a neighborhood

can be preserved and enhanced through rehabilitation. The

capacity to maintain an existing urban form is valuable

because, in some instances, residents could feel strongly about

radical changes to the local streetscape. The desire to keep

existing forms and familiar points of reference can help protect

the local identity of a residential area.
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Chapter Five: The Feasibility of a

Collaboration Between

CDC's and YouthBuild
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Reurbanization

The possibilities for effective and innovative urban

planning implied by combining the input of CDC's with a

capable labor resource are intriguing. The concept of

sustainable growth is complimented by another current buzz

word in urban planning: "reurbanization." "Reurbanization" is

not readily defined, but the term connotes a "back to the city"

movement. At the core to the concepts presented by both

sustainability and reurbanization are conservation of resources

and a fundamental shift in the way our built environment is

created and maintained.

Toronto Canada is cited as one North American city in

which reurbanization is taking place. A few of the main

features of reurbanization are mixed land uses, a better

balance between housing and jobs, economic vitality and

diversity, and preservation of low rise neighborhoods

(Gallagher 1993). The Toronto plan could well be a model for

urban planning of the future.

The Toronto Plan of 1993 formally states as goals and

objectives much of what could be natural outcomes of merging

CDC's and Youthßuild. Some of the Toronto Plan goals are

neighborhood preservation, job training, infill development.
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and a desire to maintain low rise residential neighborhoods.

While less apparent, what could start to emerge are

stable neighborhoods and less economic segregation. The

conditions which cause residents with choices, who can leave

the city, to do so, might be mitigated. Rather than attempting

to regulate in a manner that discourages urban sprawl, a city

could direct its effort towards embellishing naturally attractive

features, while reducing the perceived threats which drive

people to the suburbs in the first place.

Some of the threats daily reported in the media have

been long in the making and will be difficult to solve. Gang

violence, drugs, and high numbers of female headed

households are commonly associated with low-income or

"slum" areas. Efforts to eliminate slums and achieve social

equity have been extensive. The best efforts of Liberals and

Conservatives alike have not successfully addressed the array

of seemingly intractable problems present in U.S. cities. From

the Great Society to Trickle Down economics, little progress has

been made.

In The Truly Disadvantaged,
William Julius Wilson notes

that our urban poverty has become pronounced in the last 30

years. Wilson draws a connection between the decline of
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America as an industrial economic power and the rise of

poverty in urban centers. In great measure, according to

Wilson, the loss of well-paying, semi-skilled and skilled jobs in

the automobile and steel industries, to cite two widely used

examples, has greatly contributed to the rise of an under class.

If Wilson's hypothesis is correct, a retraining of the work force

in building trade occupations could serve as viable replacement

for some of the employment base which has been lost in the

transition from an industrial to service-oriented economy

(Wilson 1987).

The goal of wealth redistribution implicit in CDBG

programs could be met by a energetic urban rehabilitation

program. Inner city residents would be given the opportunity

to earn enough to purchase the product that is produced. The

possibility of a collaboration wherein CDC's might avail

themselves of the labor resource created by Youthßuild

programs is discussed in the next section.
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Chapter Six: Survey Methodology

and Results
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Survey Design

The methodology employed to evaluate the extent to

which CDC's and Youthßuild might benefit each other involved

two questionnaires: one for CDC's and one for Youthßuild

Centers. The research had two objectives. The first was to

determine the exact nature of the activities of the respective

organizations. The second was to evaluate the degree of

usefulness each perceived in the other.

Establishing a complete list of CDC's is difficult for a

variety of reasons. CDCs have a very informal nature and are,

therefore, not conspicuous. I have not encountered any sort of

national "Who's Who" of CDCs, and I doubt such a resource

exists. Contacting the Planning and Development Departments

of major cities may have been effective. Planning Departments

are generally the lead agency for administration of CDBG funds

used by CDCs. Therefore, the local planning office would seem

be a good starting point. However, the chances of defining the

entire universe of CDCs seemed remote by use of such an

approach. The primary limitation was, as with much research,

a resource constraint. The time and money required to identify

each and every CDC, which is the result implied by such a

thorough method, would be prohibitive. Even if an attempt

were made, there would probably be a lot of variation in terms
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of cooperation and the quality of information from one

planning department to the next.

In practice, the CDC list was compiled by an on-line

search using Lexis/Nexis. Two searches were conducted using

the "Omni" file (a very broad spectrum file) in the Nexis

library. The "Omni" file is comprised primarily of articles from

newspapers and periodicals. One search used the key words

"Community Development Corporations" and the other used

"Community Development Organizations" as key words.

Hundreds of articles were found, not all of which were useful.

Names of CDC's were taken from the articles. There is a bias

here because only CDC's engaged in newsworthy activities are

the subject of articles. Also, only CDC's with good public

relations are likely to show up in a Nexis search. I then

obtained addresses from telephone directories and mailed a

total of 17 questionnaires to CDC's.

Obtaining a listing of Youthßuild Centers was less

problematic. To begin with, there are fewer of Youthßuild

Centers: only fifteen presently operating in the United States,

and the names were available from Youthßuild USA in

Massachusetts.
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Survey Results

The response from six CDC's can be summarized as

follows:

The average number of years in existence for CDC's is

sixteen, with a range between eleven and twenty one

years.

All respondents are defined as non-profit corporations.

• The six CDC's have created a total of 1,266 units. Most

of the units are multi-family. Some of the units are

single family homes and some are Single Room

Occupancy.

The approximate average cost of production per unit is

$55,400.

The total number of residents served is around 4,800.

• All six have paid staff; the total number of staff for the

six is fifty three, for an average of about nine per CDC.

All of the CDC's who responded must comply with HUD

regulations, and four of the six are CHDO's (Community Housing

Development Organizations). One of the remaining CDC’s

generated an off-shoot which is a CHDO. The last is not a CHDO.
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CHDO certification is obtained by locally participating

jurisdictions as a requirement for receiving HOME funds

appropriated through the Cranston/Gonzalez Affordable

Housing Act.

Four of the CDC's strongly disagree that hiring local

contractors is not always possible, while one mildly disagreed,

and one mildly agreed.

Five of the CDC's strongly disagreed with the statement

that local contractors are unavailable, while one mildly agreed.

Four of the CDC's strongly agree that a job training

program designed to impart building trade skills to local

residents would benefit their community. One mildly agreed,

and the remaining CDC mildly disagreed that the community

would benefit from a skill training program. The reason cited

in a telephone follow-up conversion was that such a program

was attempted by the CDC, and it turned out to consume more

administrative time than seemed justified.

Some of the concerns expressed by CDC's were: a stable

funding source, attainment and/or maintenance of housing, and

preservation of health, safety, and employment in their

neighborhoods. Other concerns were crime, gangs,

neighborhood security, and continued disinvestment.
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Some of the noteworthy accomplishments were:

• Most innovative community based organization in their

city.

• Developing and creating housing for seniors and

handicapped.

• Creation of about ten percent of the low income housing

in their area.

• A massive mixed-use redevelopment consisting of 64

units for the elderly and handicapped, 20,000 square feet

of commercial space, and a 12,000 square foot office

atrium complex.

An 18,000 square foot shopping center.

An 28,000 square foot office building.

A 5,000 square foot mixed use retail development.

Goals for 1994 include:

• An historic tour of the neighborhood in which the CDC is

based and conversion of a seven story commercial

building into apartments.
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• Utilization of energy and resource conservation building

techniques.

• Career training and the desire to expand existing

services to include programs for persons with HIV or

AIDS.

• A desire to increase local participation in the

administrative and governing process.

Create a commercial and retail district.

Create a wider variety of housing for all income groups.

The survey results are not sufficient to speak for the

entire universe of CDC's, but the results do provide some

insights. The longevity of CDC's is demonstrated by the number

of years some have been in operation. Federal money provides

seed capital, but once housing is created, a revenue stream is

generated, and a CDC can become self-perpetuating. Another

survey result is a high degree of interest in a skill training

program. The interdependency of a need for skills, adequate

housing, and income shown by the survey results support the

idea that all of these issues ought to be treated in a

comprehensive manner. CDC's can become more directly

involved in skill training and, thereby, achieve more vertical
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cohesion. In an organizational sense, a CDC can be more of a

stand-alone entity and perhaps be more versatile and flexible.

The next section outlines and summarizes survey results

from Youthßuild respondents.

The response from four of fifteen Youthßuild programs

who responded can be summarized as follows:

• The average number of years in existence for the four

respondents is 2.75 years.

All four are non-profit corporations.

• The number of units either completed of under

construction for all four programs is forty nine.

• The average unit cost based one three responses is

$57,333. The fourth did not provide a figure.

The four centers have a total of 126 trainees.

• All four centers have a total of forty five paid staff

members.

• Compliance with Federal regulations is not required for

funding.
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One center had no major concerns. Another was

concerned with funding and keeping their trainees from

returning to street life. Yet another of the programs was

concerned that the CDC they work with would require

contractors to hire program graduates and apprentices.

Another concern expressed by a center was affecting lasting

change in the lifes of individuals who have had a long history

of failure.

The noteworthy accomplishments described were:

Assisting flood victims

Educational improvements

Progress on construction projects

• Sixteen of 28 trainees received regular high school

diplomas. Twenty-two of the 28 completed the program.

Production of excellent quality work.

High job placement after graduation from the program.

The major goals stated include:

• Attain a sixty five percent retention rate and a seventy

five percent completion rate, construct four new homes,
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assist fifty percent of trainees in receiving their high

school diploma, and become involved in twelve other

community projects.

• Expansion to sixty trainees and production of ninety

eight units in 1995.

Survey results from Youthßuild programs indicate as

much concern for imparting job training skills as for affecting

some fundamental changes in behavior. Youthßuild centers are

trying to offer an attractive alternative to gangs and other

destructive influences.

(NOTE: All the surveys for both CDC's and Youthßuild

were sent first class by the U.S. Postal Service and

addressed and stamped return envelopes were provided.

All survey packets had return addresses and none were

returned to sender, so I assume all reached their

destination. Telephone follow-up calls resulted in

interviews with two CDC directors who had not returned

the written survey, one unanswered call, and four

messages for directors. None of the directors returned

my call. I got the impression that CDC’s are constantly

surveyed and lack the human resources to respond to all

the inquires received.)
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Conclusion
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Overall, there appears to be cause for guarded optimism

with respect to neighborhood housing in the United States.

Through a process, which in many ways has been one of trial

and error, a method of creating housing for inner city areas has

evolved which seems responsive and flexible. The financial

resources, legislation, and willingness now present can enable

more families to become homeowners than was formerly the

case.

One indicator which is very informative of neighborhood

stability is the percentage of area residents who own their own

home. The goal of Fannie Mae to underwrite one trillion dollars

worth of home loans to low-income families will contribute

significantly to increased home ownership for inner city

residents. Although the intention of HUD to encourage the sale

of public housing units to their owners may require

refinement, the acknowledgement that radical changes are

needed in the arena of public housing is encouraging. What has

historically appeared to be an attitude of paternalism has

changed to one which considers the possibility that the

residents of public housing may be able to make more of their

own decisions with respect to the way in which projects are

operated.
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The attitude projected at all levels of government seems

to be that the enjoyment of rights and privileges obligate the

beneficiary to fulfill certain duties and responsibilities. At the

same time, there appears to be a willingness on the part of

many residents of inner city neighborhoods to function in

partnerships which allow for the pursuit of self-determination.

The essential ingredients are present: a demand for housing,

plus credit, and capital.

One of the bases of this study is that regardless of how

much money is spent in the area of neighborhood housing, one

of the desired results, revitalization, will be compromised

unless the jobs/skills imbalance is corrected as well. What

remains to be seen is the degree to which programs such as

Youthßuild will succeed at redressing the economic inequalities

which have in part resulted from the jobs/skills imbalance.

The volume of workers earning skilled wages will have to

reach fairly high numbers to effect profound change.

Youthßuild does not necessarily need to produce workers with

a trade to be effective. The program design of Youthßuild goes

further than the single objective of job training. Youthßuild

will also try to foster good work habits, such as reliability and

productivity, and provide basic remedial skills in reading,

writing, and math—all of which are as important as learning a
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trade, if not more so. In combination, these desired outcomes

are very likely to change for the better a pattern of poverty

that was brought about in part by a lack of skills and

education.
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Bruce R. Uphaus
303 W. 37th Street Austin, Texas

78705 (512) 458-1942

February 18, 1994

Dear Community Development Corporation,

I am writing to request your assistance and cooperation.
I am a graduate student at the University of Texas, Austin in

Community and Regional Planning. At present I am working on

my thesis. It will attempt to demonstrate that CDC's are

effective in the provision of low income housing and show why
that is the case.

I have enclosed a questionnaire. I would appreciate it if

you could furnish answers as they pertain to your organization.
I am sensitive to the fact that information ought to be keep

confidential, so I will not associate any specific details with

particular groups in my paper. My interest lies in obtaining a

comprehensive assessment of how community based groups

function.

In the event you are not familiar with it, there is a

Federal program called Youthßuild. The Secretary of HUD is

authorized to award grants for skill training programs aimed at

imparting trade skills to disadvantaged young people. I

believe Community Development Corporations (CDC’s) and

Youthßuild programs could collaborate. It seems each is in a

position to benefit the other. CDC’s create housing, but do not

always seem able to hire locally based contractors. Youthßuild

will begin to produce some competent trades persons who will

need work. It seems a merge of the objectives of each of these

organizations would advance their respective goals.

Thank you,

X

Bruce R. Uphaus
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Questionnaire

How many years has your organization been in existence?

What is its legal description? For example, corporation and/or

non profit, etc.

How many housing units has your group created, (either built

new or acquired and rehabilitated)

Could you estimate the cost of creation on a per unit basis?

How many clients does your organization serve?

Does your organization have paid staff?

If yes, how many?

Must your organization comply with HUD regulations as a

condition of receiving CDBG funds?

Is your organization a Community Housing Development

Organization? (CHDO)

Please indicate the degree to which you agree or disagree with

the following statements.

Hiring local contractors is not always possible because there are

so few in our area.

Agree 1 2 3 4 5 Disagree
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There are local contractors, but they are unavailable.

Agree 1 2 3 4 5 Disagree

A job training program designed to impart building trade skills

to residents in our neighborhood would be benefit the

community.

Agree 12 3 4 5 Disagree

Briefly, describe the nature of any major concerns. (Use

additional paper if necessary)

Describe the most noteworthy accomplishment of your

organization.

What are the organizations major goals for 1994?
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Bruce R. Uphaus
303 W. 37th Street Austin, Texas

78705 (512) 458-1942

Dear Youthßuild program. March 9, 1994

I am writing to request your assistance and cooperation,
I am a graduate student at the University of Texas, Austin in

Community and Regional Planning. At present I am working on

my thesis. It will attempt to demonstrate that Community

Development Corporations (CDCs) are effective in the provision
of low income housing and show why that is the case. I believe

skill training like that offered by Youthßuild could play a vital

role in urban revitalization.

CDC’s and Youthßuild programs could benefit each other.

CDC’s create housing, but may not always be able to hire locally

based contractors. Youthßuild will begin to produce some

competent trades persons who will need work. It seems a

merge of the objectives of each of these organizations would

advance their respective goals.

I would appreciate it if you could complete the enclosed

questionnaire. I am sensitive to the fact that information ought

to be keep confidential, so I will not associate any specific

details with particular programs in my paper. I am more

interested in obtaining a comprehensive assessment of how

Youthßuild functions. Please note that this research is being

conducted by me for the purpose of my thesis; I am in no way

affiliated with Youthßuild USA of Somerville, MA, and

Youthßuild USA does not endorse this study and Youthßuild

USA neither requests nor requires your participation in any

manner whatsoever. Thanks very much.

best regards,

Bruce R. Uphaus
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Questionnaire

How long has this particular Youthßuild program been in

existence?

What is its legal description? For example, corporation and/or

non profit, etc.

How many housing units has your group created, (either built

new or acquired and rehabilitated; if a project is non

residential please describe it)

Could you estimate the cost of creation on a per unit basis?

How many trainees does your Center have at present?

Does your organization have paid staff?

If yes, how many?
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Is compliance with Federal regulations a condition of your

funding?

If yes, could briefly explain.

Briefly describe the nature of any major concerns.

Is your program affiliated with a local Community

Development Corporation?

If yes, in what capacity?

Describe the most noteworthy accomplishment of your

Youthßuild program.

What are the major goals of this Center for 1994?
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Interviews

Vicky Valdez Gomez, (personal interview, March 1994).

Ms. Gomez is the Chief Operating Officer for the American

Institute for Learning. (AIL) AIL has applied for a Youthßuild

grant to provide skill training for disadvantaged youth in

Austin, Texas.

Richard Morgan, (personal interview, February 1994).

Mr Morgan is the project supervisor for three homes under

construction by Casa Verde Builders, in cooperation with

Habitat for Humanity and the City of Austin (Texas) Green

Builder Program. Casa Verde Builders is an enterprise

sponsored by the Creative Rapid Learning Center, which in turn

is affiliated with the American Institute for Learning in Austin.

John O’Brein. (telephone interview, February 1994). Mr.

O'Brien is a vice president of the Community Reinvestment

Fund of Minneapolis Minnesota, a private non-profit secondary

mortgage market for mortgage loans originated by Community

Development Corporations.

Becky Sherblom. (telephone interview, February 1994).

Ms. Sherblom is the Community Development Programs Officer

for the National Association of Housing and Redevelopment

Officials, an organization which lobbys Congress to promote the

interests of public housing officials

Suki Steinhauser. (personal interview, February 1994).

Ms. Steinhauser was Director of Habitat for Humanity Austin in

1993; she is currently on the Board of that organization.
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