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ABSTEACT :
The diverse effects of racial dlscrlnzna*lon in urban
housing markets are discussed in this paper. It also cutllnes a
number of programs and policies that would ameliorate thése, effects
in the short run and would help eradicate racial discrimination and
segregation in the long run. The paper's emphasis reflects the
opinion that housing market discriminaticn is the linch pin that
nolds together the web discriminatory practices that limit the
opportunities and achievement of black Americans. The. paper begins
with a review of the findings of economists and other social
scientists on the extent of racial segregation, on its causes, and on
its impact on the welfare of black and white Americans. The survey
reveals thct housing market @iscrimindation imposes more numerous and
larger costs on black Zmericans than is popularly understood and
strongly supports the conclusion that the ccmmitment to equal
opportunity in housing ought to be reviewed. The s2cond half of the
paper considers a number of policies that would ameliorate the
effects of racial discrimination in urban housing markets and foster
its eventual eradicaticn. iIn conclusion, it is noted that at the same
time that there are encouraging signs that the barriers to blacks
seeking housing outside the ghetto are somewhat less, many black
leaders and intellectuals appear to have lost their zest for
integration as a goal.- (Author/AM)
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Racial Discrimination in Urban Housing Markets
" and Goals for Public Policy ’

Introduction

This paper discusses the adverse effects_ofAracial dis-
"crimination in urban housing markets and cutlines a number of
programs and policig; that would ameliorate these effectg'in
tﬁe short run and wo;ld help eradicate racial discrimination
and segregation in the long run. The paper’s emphasis reflects
my assessment that housing market discrimination is the linch
’ pin that-hoids together the‘web of discriminatory practices
that limit the opportuniéies and achieveﬁents of black Americans.
Black Americans must accept a share of. the responsibility
.for the recent lack of progress in redu01ng segregated living
patterns and in eliminating dlscrimfgatory practices in urban
housing markets. During th%m}950's there was ngarly universal
agreement among black leadefé abg/

) /
the necessity, of achieving racial integration in housing 4

ut the desirability, indeed

and indeed in all facets of Anferican life. Then in the 1960's
a black separatist ethos began Lo assert itself, which, in
varying degrees, rejected ;4;egra£ion into the wider society
as a goal, and proposéd spcial and economic separatism and the
ecorniomic development of the ghetto as an alternative.

To a substantial ¢xtent, the rejection of intégration
as a goal resulted from the disillusionment of many black
leaders who, dlssaty/iled with what they pcrc01vcd as a lack
of progreas and empittered by what they viewed as broken pro-

mises, concluded fthat there must be a better way. Thus, many

e
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black leaders and intellectuals turned away from, or at mini-
mum became uncertain about, integration, and particularly,
residentiai integratién,as a goal. ' Without tﬁe moral backiug
of black leaders mazé white proponents of integration wavecod
as well, and their places were filled by white advocates of
black economic deyelopment and black power. -Throughout the

- Y - \b - -
ensuing debate I have remained coavinced that elimination of

housing market éiscriminétion, and the realization of circum-
stances where blacks may, if they wish, leave the ghetto is
the best, and ?erhaps the only, way in which black Ameripaps
can hope to achieve economic and social equality with thté
Americans< B, .

Blacgg have made larger gains in the job market. This
greater pfogress in part reflects less opposition by the white
majority to equal employment opporténity, but i£ also reflects
the lesser conflict between equal epployment policies’and the

" black éo&er, black nationalist, and ghetic economic development
rhetoric. Equal opportunity in hoésing, th? supurbanization
of the black'popu;ation, destructién of the ghetto, orhinéc-
gration in housing, in contrast, collided head on with black

powekr, black nationalism, and the separatist ideologies.

. Central to all of these concepts is the idea of turf.

=

The black ghettos of our largest cities became something Lo
be protected. Efforts to provide black households with the

opportunity to ; :'chase or rent housing in the wider metro-

*
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politan housing market were seen by many black and_yhite
proponents of black power and ghetto economic development

o o
as devisive efforts to weaken the economic, political, and

moral strength of the black porulation.,

.,\‘

In parallel with, and in response to, the polltlcal ideo-
logy of black power and black- separatism, .economic analyses
emerged that depicted the ghetto as a suppressed colony and
attempted to apply the analytlcal techniques borrowed from
development economics to the problem of the ghetto. It was
natural then to propose economic development of the ghetto as
a means to improve the economic circumstances of the black popu-
lation, especially since this approach was perceived as generally
supportive ef the bklack power erientation.'

. At least two rather different kinds of rationale were
used to justify black economic deVelopment programs. The first .
supported black power and black economic development as an in-
terim or temporary strategy to be pursued until black Americans
achieved economic parity with whites. Only efter the economic
‘basis of social discrimination had been eliminated, it was
alleged, would blacks and whites be able to participate as
equals'in a pluralistic society. It was understood that it
might take decades for blacks to achieve economic equality
through ghetto egononic development, but many argued ‘that true

- equality could be achieved only in this way. The 'second group
of advocatos'pcrceived ghetto economic development in diffe~

-

rent terms. "Rather than something that would wither away,

-
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they argued in favor of the development of distinct and sepa-
rate eéoﬁghic and political institutions in the long run.

The objecfive of this paper is not primarily to evaluate
black power or ghetto economic development proposals. My -
views on the guestion are'cdhtained in a paper by Joe Persky
and me and a number of other authors have dissected the_colo= \
nial analogy [Kain and Perskyl. In particular, recert iSSuesJ

of The Review of Black Political Economy present a well-rounded

and exceedingly useful collection of papers that both argue

the case for economic development, and, in my opinion, demon-
strate the pitfalls-of too much emphasis on this éﬁbroach
[Labrie, Sowell and Hatrris].

This paper begins with a review of the findings of econo-
mists and other social scientists on the extent of racial
segregation, on its causes, and on-its impact on thé‘welfare
of black and whité'Americans. This survey reveals that housing
:market discrimination imposes more numerous and larger costs
on bklack Americans than is popularly unde;stoéd and strongly
supports the conclusion that we should renew our commitment
to equal oppo;tunity iﬁ housing and make increaseé efforts to:
o?tain for black Americans the séme accesg to metropolitan
hohsing,markets as white Americans. The second half of the
paper ccnsiders a number of policies that would ameliorate

the effects of racial discrimination in urban housing markets

and foster its eventual eradication.
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The Extent of Segregation
Any discussion of the effects of racial discrimination
on the behavior of urban housing markets and the welfare of
black Americans éﬂould begin with a clear understanding of
the extent and nature of resi@egtial.segregation prevalent
today ie American cities. This proposition may seem self-
evidenti but experience has,proven'the undesirability of
proceeding without a clear statement of the available evidence.
An.important aspect of housing market segregation is
the token representation of Nggroee in euburban areas. Black
Americans have‘not particibateq in the‘rapid,post:war suburb-;&
anization of the population. Unfortunately, there is.more
than a germ of truth to the characterization of an increasingly
black central city being stranged by a noose of white sub-
urbs.* In_l910.the 216 metrowolitan areas of the 6nited States

*

were 12 percent Negro. However, 21 percent of central city

- F

* Much has been made recently of data from the current pop-
ulation surveys which suggest that suburban black populations
may have grown more rapidly in the past few years. These data
should be regarded ‘with considerable caution, however, since
small sample sizes do not permit any meanlngful evaluation of
these aggregate changes. For example, it is not p0551ble from
these statistics to determine whether the aggregate increases
in black suburban populatlons are occuring in all SMSA's, are
limited to a few SMSA's, or particular sections of the country,
or whether they take the form of a dispersed (integrated) pat-
tern of settlement, an acceleration in the growth of small
suburban ghettos, or simply the spilling over of central city
ghettos into the suburban ring. It should be clearly under-
stood that the implications of these aggregate changes cannot
be determined without more informetion about the nature of the

changes.
re .
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populations were black as contrasted with only 5 percent of
suburban populations [U.S. Bureau of the Census, 1970]. —
Outside the South, Negroes were over 17 pPercent of the popu-
lation of central cities of metropolitan areas outside the -
South, but oﬁly 3 peréent of .their suburban populations.
Housing market segregation does not end with the exclu-
sion of blacks from suburban areas, Because Negroes also are
intensely segregated within central cities. Kaslxgpg:glma
Taeuber havetcalculated segregation indexes for centrai -
Tcities in 1940, in 1950, and in 1960 using census block ;ta-
tistics. Thése iridexes, which assume values petween zero and
loqy Measure the éxtend t6 which observed racial pattefns

e

of resi@ence by block différ from a pattern of proportidnal

representation. A value of zero indicates a completely eveb
distribution -of Negroes, i.e., the propofﬁion of. Negroes on

every block is the same and equal to the proportion of the

entire central city. A value of 100 indicates the opposite

situation of a completely segregated distribution, i.e.,
-each block contains only whites or blacks, but not both.
The higher thé valve.of the index, the higher the degree

of residential segregation. Values for the 156 central

»
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citics analyzed in 1960 ranged from 60 to 98 with only a
few cities having values in the lower range of observatlons -
only 5 cities have values below 70 [Taueber and Taueber, 1965],

-

Y

Determinants of Segregation

i
Numerous explanations have been offered for the vir<

tually total segregatibn‘of blacks. One of the most common

_is the contention that Negroes are concentrated within par-

ticular neighborhoods because they are poor, spend too

little on housing, or differ systematically from the major--
ity white population in terms of other- characteristics

‘affecting their choice of residence. This socioeconomic

hypothesis i§ easily,evaiuated empirically and several studies

- e ] « - ,
have examined it [?aueber and Taucber, 1965; Pe;cal; leyer,

Kain; and Wohl, McEntire]. Without exception these studies
have determined that only a‘fraction of'the observe& pattern
of'Negro residential segregation can be explained by low
1£Eomes or other measurable socio-economic differences.

2 Although many tests of the socio-economic hypothesis

fely?on elaborate statistical methcds, even the most primitive

O
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analyses are éufficient to raise serious doubts. If low
income explains the concentration éf Negroes in central
cities, it also should be true that most low income whites
live in central cities and thatqmost of the\small Neggp
middle class live in the suburbs. Yet, as the data pre=-
sented in Table 1 illustrate, almost as many low income
whites live in the(suburban rings of the largest metropoli-
tan areas as li;e in thercentral cities. For example, 52
percent of Detroit's éobr white families live in suburbs,
but only il percent of its poor Negro families. In fact,
the proportion of low income whites living. in the suburbs.- -
is not very different from the proportion of 3ll whites.

The situation is completely different for Negroes. .
Relatively few high income (over $10,000 per year) Negroes
live in suburbs. Indeed, in all eleven SMSA{s, the percen-
tage of high inéome Negroes living’in suﬁurban areas is -
considerably less than that of low income whites. For
examéle, in Cleveland only 20 percent of high income Negroes
live in the suburbs as coﬁparéd with 80 percent of high
income Whites and 66 perpent of low inconie whites; C;early,
income is not the explanation for the underrepresentation
of!highoincome Negroes in the suburbs.
| Another "explanation'" holds that the segregatioﬁ of
Neéroe% is the result of a desire "to live with their own
kind" and that this is a "noém&l" and "healthy"ﬁman%festation
of a pluralistic society. ;The immigrant éolonigé that are

evident even today in many cities are offercd as evidence

i 0 . 3




.mable 1. Percent of White and Negro Familie$ L1v1ng in the :
Suburban Ring of Eleven Large SMSA's in 1970a
, $ Income % Income . $ Income % Irfcome
$ Total §$ 3,000 $10,000° % Total $3,000 $10,000
New York 36.2 16.6 = 40.0 .} 11.5 7.7 - 14.5
Los Angeles- i a'f — e

Long Beach 58..3 45.9 58.1 31.5 24.6 37.5
Chicago 61.1 36.4 64.6 10.4 6.1 12.3
Philadelphia ~ : : )

. camder - 67.6 47.8 "71.7 22,6 16.9 23.4
Detroit e 75.5 51.5 78.3 12.8 10.6 11.7
.San Francisco- ) ’

Oakland 71.9 47.4 72.8 33.1 26.5 35.2
Boston 79.8 65.9 84.5 17.6 3.3 27.1
Washington, D.C. 90.2 73.1 89.3. ‘| 23.6 14.2 25.6
Pittshburgh 8l.5 " 72.2 82.9 38.2 32.7 40.7
Cleveland 73.4 66,2 80.0 13.5 5.8 20.1
St. :Louis 69.4 61.2 85.6 32.9 31.5 36.8

Sources: U.S. Bureau of the Census, Census of Housing, 1970;,
Metropolitan Housing Characteristics, Final Report, HC (2) =
Parts 30,44,46,60,120,149,165,168,187,195,232. (GPO, 1972);

1970 Census, of Population and
"Gencral Demographic Trends
Final Report, PHC (2)

U.S. Burcau of the Census,
Housing. United .States Summary.
for Metropolitan Areas. 1960 to 1970."
1. (GPO 1970) Table 10, pp. l;3§.

& For New YorL and Chicago the suburban ring is the difference

between the Standard Consolidated Area and the central city.
Fox St. Louis the ring is the diffcrence beilween the SMSA and
both East St. Louis apd the central city of St. Louau. For all
other cities, it is the differcnce betwecen the SMSA and central
city. San Francisco-0Oakland, Los Angcles-Long Bcach, and
Philadelphia-Camden are counted as two central cities.
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‘However, the difference5—between their experience and that

groups has declined over time, while that of Negroes has

- 30 dr 50 years ago. They are far lesé compactﬁand employment

.as a:/i§g anation of these durable segregatlon patterns.
g

7 1

-~ . ;
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v

of the "normality" of this behavior.® It is true that a

o o

number of identifiable ethnic and nationality groups have

exhibited some degree of segregation in American cities. A

L

of the American Negro are so .marked as to invalidate the
historical analogy [Lieberson, Duncan and LiébeISOn,

Tdueber and Taueber, 1964]}.

k) >

The intensity of Negrq'residential seégregation 1s greater - .

’

than.thaf_décumented for any other identifiable subgroup ih

American history. Moreover, segregation of these other
4

~

remained at a high level, anu possibly increased. ’Finally,

metrépolitan areas are very different places than they were

E

is much more dispersed. .These widely scattered employrent

o

centers impose heavy commuting costs on many’ghetto iijiffﬂ§§*/’**"“”f

No comparable disipceﬁtives existed when the ethq;g ¢dolonies

* %

-

flourished.

€

TQ conclude that "voluntary" Zfi;/ég;;egation is respon-

sible for much of the current patt€rn of Negro residential S

K]

£6 assume that Negroes have

segregation, ‘it 1is necessary
much stronger ties to their community than other groups.
Although’ there is eg;dg;;e of a growing cultural pride and

a sense of communi.y among blacks 3n re;ent years, ilu is
impOSsibl;/Ep”assiqn!much weight to.this incrcascd awareness

Recog-

nizi the dif- ]

o
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ficulties of interpretation, recent surveys of Negro atti-
tudes provide little support for the self segregation hypo-
thesis. For example, 68 percent of a random sample of U.S. -

Negroes interviewed by the Harris Poll in 1966 indicated a

-

preferencé for living in integrated neighborhoods. This frac-
tion is somewhat larger than the 64 percent expressing this
-opinfbn in 1963, in spite of the growth of Black Power rhet-
oric during the period. Similarly, only 20 percent of Negrces
;pterviewed in 1963 and 17 percént in 1966 iidicated a pre-
ference;to live in all black,neighborhéods. The fraction
of‘Northern Negroes preferring Negro neighborhoods was .even
smaller (& percent in 1966), and the fraction of middle and

-

upper income respondents in the North was still smaller (6 per-

_ Pl
.

cent) [Brink and Harris].
In spite of the lack of any systematic evidence which
supports the self segregation hypothesis, it is difficult to

dispose of. Thé"problem ts that it i§"yir;ualiy impossible

ko determine finally the role of self séaregation as long
as strong traces of majoérity (white) antagonism toward
Negro efforts to leave the ghetto;remain& The physical
dangers of moving out of the gﬂétto arerprobébly less today
than in the past, but many subtle and indi{gct forms of in-
timidation énd disgourageﬁent still exist.
Evidencé of the methods used to enforce housing market

segregatibn is more difficult to obtain t0d5§ than in the

a
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past. Open occupancy laws, which forbid dlbcrlmlnatlon in.

P sty r";t.’(‘s,v TR

the sale and rental of houSLng on the ba51s of race, and az

&

decline in clearcut community approval for such practlccs,s,

have caused opponents of open housing to resort to more

subtle and secretive methods. This is a new situation.

Until very recently the most important devices used to en

e Tanare S S

W
vl

force segregation could hardly be called subtle. Deed

restrictions (racial covenants), the appraisal practices

1}
A

&
A
L)

of the FHA and private lending institutions, the actions

of local officials, and the practices of real estate agents

F

were among the most impdrtant of these [McEntire; Abrams;

Thompson, McEntire: U.S. Commission on Civil Rights; National

Committee Against Discrimination[. Because residential

) Dfiterns have a great deal of inertia, the effect o6f thesc

now discredited devices will long be felt.

Even if there were no future resistance to Negro efforts

to leave the ghetto, the cumulative -effects of decades of

intense discrimination will havé long lasting impacts. If

these inimical patterns of housing market segregation are

to be desquyed, strong laws, vigorous enforcéﬁent,,and

powerful incentives for integration will be necesséry. In

determining the range of corrective action both needed and

!
justified, it is important to recognize the extent of dis-
criminatory actions and particularly the complicity of:

government and law. ’.

o
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At the same time-it should be understood that the most esscn-

tial ingredien; is séfong moral leadership by black leaders |
and intellectuals and the support of the entire black com-

munity for those black pioneers who leave the ghetto to seek

greater opportunity for themselves and pheir children in a

strange;and frequently hostile environment. All too often

today, they instead must combat the suspicious and hostility

of the black community as well. : - e
T

e
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Costs of Housing Market4D15cr3m1natlon

 Limel Jete =

ISt

b Ny "’" il
e ‘Jé%ﬂfﬁAny dlSCUSSlOH of the welfare losses imposed on blacks

// by racial dlscrlmlnatlon ir urban hou91ng mackets should

!

distinguish between those costs assoeciated Wlth hou51ng con-

..

sumptlonﬂand those due to llmltatlons on residential location.,
Insofar as economists have considered hpusing market discrimi-
nation at all, they have generally asked‘%nly.whether housing
market discrimination céuses black households to pay more

than dhite households for identical bundles of housing ser-
_vices. A definitive answer eQen to this apparently simple
guestion has proved eluéive because of the inherent ﬁethodo—
logical questions it involves. There is now general agrcemcnt,
however, that blacks typically pay more than whites for the
same housing bundles,

A recent hiéh quality study.by Robert Gillingham using

BLS and census datq‘ﬁpr 1960~61 provides the best and most

extensive systematic evidence of the magnitude of discrimination

O ‘ g
ERIC - "




markups for rental properties [Gillingham]. Of the ten large
SMSA's included in his study, Gillingham found evidence of

discrimination markups in all but one, San Francisco. This

. s
- . 4
evidence is presented in Table 2. SN -

Gillingham's finding$ are consistent with earlier in-
vestigations based on aggregate census data by Richard Muth
fé: Chicago in 1950 and 1960, by Ridker and Henning for St.
Louis in 1960, and by numerous others [Muth, 1969; Becker;
ﬁaugen and Heins; Duncan andjbuncan, 1957;. Duncan and Hauéer;
McIntire; Ridker anq Henning; Tilf?) Jackson, and Kay; Rapkin;
and Rapkin and Grigsby]. For example,gggth obtained estimates
of discrimination markups of between 10 and 20 percent for
owners and between 2 and 5 percent for renters,}n Ch%éago

in 1960* [Muth, p. 239]. Similarly, Ridker and Henning ob-

* tained discrimination markups for owner occupied_units in

St. Louis of 20 percent. Indeed,of’the large number of stu-

dies that have examined the problem, only two,” 6ife by Martin

Bailey ({(South side of Chicago) and the other by Victoria
Lapham ° (Houston), find no evidencée of discrimination markups

[Bailey; Lapham]. The méthodological difficulties ef Bailey's

study are too numerous-fe discuss at’ this point; those of

Lapham's are obvious. Lapham considers no neighborhood

characteristics, even though Gillingham's and numerous other

3

studies have shown them to be as important as structure attri-

butes in determining housing prices.and rents.

* Muth doces not interpret his empirical findingys as evidence of
a discrimination markup. Instead he contends they result
O from higher supply costs for housing blacks. Illowever, he
Eﬂﬂuzprcscnts no direct evidence to Support his interpretation.

IText Provided by ERIC
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Pable 2. Estimated Discrimination Markups
for Non-white Ronters, 1960-61.

o

. P
! "‘) » x
‘ . City Percent
*/ / w
;// Chiciso 20.4
/ .
/ - LOSs Annaceles 9.5
Detrois ) 9.6
Boston : ) 3.1
Pittuhuri . 16.9
L

Cleveland ) . - 12.6

Washingten, D.C. 3.0
Baliimova : 17.4 i
St. Louis . 13.4

- San Francisco~-0akland - -0.1 \\

Source: Roberi F. Giliingham, "Place to Placc Rent Compa-
risons Using Hedonic Quality Adiustment rochniques," Re-
search Discussion Paper #o. 7, March 1973, U.S. Burcau

of Labor Statisiics, Rkesearch Division, Office of Prices
'f n

and Living Conditions, Washington, D.C., p. 60.

-
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There 1s some reason toAbelievé these discrimination-
markups may have declined éomewhat in the past 13" years as
the rate ot growth ér urban black populations has declineq.
[Schnare] . However, analyses by King an Mieszkowski and by
John4Quigley and me using more recent data indicate that com-
parable differentials remain [King and Mieszkowski; Kain and
Quigley, 1972a; Kain and Quigley, 1972b]. The King-Mieszkowski
study obtained discrimination markups varying between 13 and
22 percent for rchtal households in New Haven, Connecticut in
1968-69. Discrimination markups appear to be higher in areas
with larger and more rapidly growing black populations and in
areas whefé black populations are restricted to the central
city [Haugén and Heins].

Althouéh discrimination markups-of this magnitude repre-

sent serious welfare losses for black Americans, they are

only the tip of the 1cebe;§.3Nea£ly"all available estimates
of discrimination mackups implicitly assume that housing is

a homogeneous'godd and that ﬁgusing in the ghettd isfthe*same
"as housing outside the ghetto, e;cept for price. In fac;,
housing is a bundle of heterogeneious attributes and the
characteristics of housing bundles available in the ghetto

differ from those available in the rest of the metropolitan

=

housing market. Finally, the disCrimination markups of these
J

numerous housing'bdhdlés or attributes arc not uniform [Xain
. 1
~and Quigley, 1973; Straszheim; Apgar and Kain].

2
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ghetto differ from those available in the rest of the metro-
politan housing market. Finally, the discrimination markups
of these numerous housing bundles or attributes are not uni-

form [Kain and Quigley, 1973; Straszheim; Apgar and Kain].

Using the methodolo g employed in earlier studies, John
Quigley and I obtaingd estimates of discrimination marﬁups
cf 5 percent for owner-occupied units and 9 percent for
rental units in St. Louis, Mo;, in 1967 [ﬁain and Quigley,
197Q], But, wyhen the hetrrogeﬁiety of housing markets 1is
| taken into accougt, the estimatg@ pfice differences are much large
Our analysis ;eveais that the typical;ghetto réntai unit
could be obtained for 13% less’in all ‘white areas, while

4/_he typical nnn-ghefto rhntal and_ownoer- occuplcd«unitS*would‘“"‘““:

2

cost 14% and 15% nore respectlvely in the ghetto than in the
- non-ghetto housing market [kain and Quigley, 1973].

Woxrse yet, many desirable housing‘bundles are either
very scarce or completely unavailable in the ghetto. To
consume these desirable kinds of housing, Negro hsusehplds
have to seek housing in neighborhoods not sanctioned for ‘

‘Negro occupancy. There, without guarantee of %quess, they

A

z s
must devote inordinate amounts of time ,and money’to house-

hunting, énd subject themselves and their families to humilia-
tion and harassment. As a result most blacks limit their
.search for housing to the ghetto. Housing market discrimina-
tion thus operates to restrict black access to the newest,
nlghesr ¢quality housing in the best ne;ghboxhoods. It is

[KC 19
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hardly surprising, as a result, that black households: consume

1ess of both neighborhood@ and dwelling unit quality and ex-

terior space and spend iess on housing than would be predicted

from a knowledge of their incomes and other characteristics

‘[kain and Quigley, l°733.

Quantitative estimates of these effects for St. Louis
thseholds, summarized in Table 3, illustrate how‘these supply
restrictions affect Negro consumption of four housing bundle
components: dwelling quality, interior space, neighborhood .
quality, and exterior space. The first column in Table 3
gives the average guantities of each housing bundle component
consumed by the Negro housenolds in our St. Louis sample.

The second column preseqts onr estimates of how much of each
housiné bundlo cnmponcnt of these black households would con-
sume on che averacge if they were white. The third column shows
the average quantity of each héusing bundle componert con-
sumed by the white households in ou? sample. The.aifference
between the second and third column then provides é mé;sure

of the difference in black and white housing consumption

@

that can be P/plalned by differences in income and other

socio-economic characterlstlcs of the white and black house-

holds included in our sample. Mahlon Straszhelm-S‘rccent
analyvsig of 4h; Qan Prancicco-0rkland housing markKet reveals
a similar tendency for black households to ceasume less of
high quality components of housing bundles ([Straszheim].

These same supply restrictions insure that blacks are

much. less likely to be homeowners than white households oZ

<

~
<L

<}




table 3. Estimates of lHousing Consumption by - |
St.: Louils Households*

Actual Est. Black . Actual white
Black Consunption Consumption
. chlllng Ouallh" 9.10 20.53 . 24.52
Interior Space 55.03 55.07 58.16
Neighd. Quality 42.21 48,08 49.84
Exterior Space 5.42 6.21 11.03

* Estimates of the four housing bundie components shown in
Table 2 were obtained by woighting the qu@ntltlcs of a large
number of housing attributes by the price of these attributes
outsidn +he nhn{-{'o andd Xl AL ’f')L1$'\ﬂ +hem iﬂkf\ +he four 3(\\1f1"~"
bundle components shown. The housing attributes included in
dwelling cuallty are indexes that measured the cuality- and
condition of both the 1ntc)Jor and exterior of the dwelling
- unit (structure), the presence of hot water, whether the unit
was centrally heated, and structure age. Interior space is
measured in terms of number of Yooms and” number of bedrooms
for the analyses orcqcn;ed in this Table. A sepatrate analy-
sis of 51nglo fanllv, owregr= occvpled units also included the
number of square fect as a measurc of interior space with
~ similar results. Heighborhood cquality is based on inde:es
<" of the quallhv of acjacent units and of thc block face and
on the median level of cducation of residents of the census
tract where.the unit is located. swtorior space is, simply
lot size in-the casc of one-family structures and the lot
"size per dwelling unit in the casc of multi-family structures.

Source: John I'. Kairn and John M. ouigley, 71,€11N1nﬂ‘1ﬁn and e
Heterogansnius ”ouwlﬂﬂ Q%nvb' AN Neononic Analocin (Gloew York:

Mational bureau Of Feonomic pescarch, 1972).

s
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'suburban housing (Kain and Quigley, 1973 .
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similar income and family structure. For example, John Quigley
and I found that while only 18 percent of black houscholds

in Chicago were homeowners, 47 percent would have been home-
owners in the absence of housing market diécrimination (Kain
and Quigley, 19727 . As Table 4 illustxgtcs, similar differ-
ences werce obtainéd for 17 other larqgec metropolitan arcas;

the differcences between the actual and "expected” black ownership

"rates shown in Table 4 appear to be related s,stematically

to the extent to which the central city ghetto contained wunits

suitable for owner occupancy and the extent of black access to

»

Restrictions on Negro homecownership opportunities have

far greater ramifications than may be evident at first ¢glance.

An cffective limitation on homcownership can increase Negro .

annual housing éﬁtlgys by over 30 percent, asshﬁing no price
éppreg@ation. Moreover, given reasonable assumptions about
increases in hpusing priccs,,a‘Negro;pouséhold pfévented
from b&ying a home in 1950 would have out-of-~pocket housing
costs in 1970 more than twice as high as the costs would have
been if the family had purchased a home twenty years carlier
(Kain and Quigley, 1972). .These increases in housing costs
are ih.hdéition to any price on_discrimination*@arkupsw

Of course, much of thc savings frém homeownership results
from the favorable .trecatment accorded %omnOWhers under the
godora] income fax,  Since lesaro hnwnﬁﬁn]dg at all income

levels are impeded by houzing market diccerimination from pur-

2%




_Table 4. /Actual and Expected Proportions of Negro House-
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holds Who Are Homeowners by S$MSA in 1960.

\J

A}

. SMSA . . - Actual Expected

atlanta L3 .52
Boston ) .21 .43
Céicago . . .18 .47
Cleveland .30 » 58

pallas . : © .39 Y E—

-Detroit - .41 .67 )

Los Angeles/Long Béach . .41 .51 |
Newark ' ) ’ L .24 .50

Philadelphia ‘ .45 .66 v
St. Louis s .34 T .55
Baltimore o .36 .61
Birminghai L A4 .56
Houston ’ . .46 .56.
Indianapolis . 45 .58
Memphis .- .37 .50
New Orleans ' . i .28 'J © .40
- Pittsbhurgh ’ .35 59
San Francisco-0Oakland .55 : 51
i

H i -
Source: The estimatcs for 1960 arc from, John F. Xain and
¥ .r
John M. Quigley, "Housing Harkat Discrimination, lHowmcowner-
ship, and Savings Behavior," American Neonomic Reviow,

Junec, 1972.
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cha ing and owning single family homes, they are prcventod
from taking full advantggo of these tax benefits. The loss
of tax benefits is greateszv{if middle and upper incomo black
households, since tax savings from homeownership 1ncrease
wiﬁh income. \\

Indirect F fnctc on Black Houscholdﬁ

R;strlctJox on black access to homcowncrship may explain

why Negro households at every income level have less wealth

%
i

than whlte;housoholds "[2érrell, Bell]l. As Table 5 illus-
trates, thg.mean wealth of black houscholds (assets minus lia- -

bilities}! in 1966 was only $3,779 as contrasted with a mean
- . . H N .

ownership of wealth of $20,153 for white households. 1In part

this reflects the lower current and past inccmes of black

households, but as the estimates by income class in Table 5

= *
illustrate, this finding holds for black households at each
. level of income. .

A simple example demonstrates the substantial effect of .

homeownership on capital accumulation by low and middle in-

comewhousehQ;Qsj The averagc house puréhasod with an FHA
203 mortgadge 1in 1949 had a value of $8,286 and a“mortgaac
of $7,101. If this housec had been purchaséd with’5 twenty-
ycgf mortyage by a thi}gy—yoar-old houschold head, and if »

the home neither appreciated or depreciated, the purchascr

would have saved more than sovon-thousaond dallars and would

have owned his home free and clear by his fifticth birthday.




%

e

Pable 5. Total Net Wealth of White and Black

Familiés, by Income Class (Mean Amts. in §$) /x‘f R
-, Net Wealth gi:;}? 25 weagﬁ;”come
Incone C1as§ whige Black White Wealth White Black _
s 0-2,495 s 10,681 2,148 20.1 1.61°
2,500-4,999 13,932 2,239 16.1 0.62 .
5,000-7,499 13,954 4,240 ° 30.4 0.69
7,500-9,999 .16,441 6,021 36.6 0.70 X
10,000-14,999 24,304 8,694 35.8 0.74
15,000-19,999 43,413 - 20,533 47.3 1.22
20,000 & over 101,009 30,195 29.9 1.26
All Units 20,153 ~ 3,779 “18.8 : 0.81

* Evaluated at mean income within each incggg class

A

g,

Source: Henry S.Terrell, "Wealth Accumulation of Black and

of Finance,

‘White Families: The Empirical Evidence," Journal

26 (1971)

poe




ERIC

Aruitoxt provided by Eic:

. ' -23-

Moreover,.if we assume that the price of this singlc family
home increased by a conscrvative two and one- half percent

per year, the purchaser would have accumulated asscts by age

fifty worth at least $16,000, a conpldcrable sum that he
could usc to reduce his hou51ng costs, to borrow aqalnsL

for the college cducation of his children, or simply to hold

for his retirement.

o

The full effeccts of houging market discrimination extend

-

far beyond hou51qc and 1nc]u&h addltlonal more subtle costs

Jx

and welfare-losses for the black populatlon. Segregated

h5ﬁsing patterns create unequal educational opportunity,

1ncrease 1nsurunce and other llalng coeta, aﬂg coniribute %o

e

employment discrimination for blacks.
De facto scgregation, rooted- in racial discrimination in
be 2ato -¢ . 1

urban housing markets, has displaced de jure segregatidr as,

the principal cause of segregated education and the inferior

duality it typically signifies (U.S. Commission on Ci

Rights, 1967; Hanushek]. Again it is middle class and up-
; .

* wardly mobile%b;aeks, who wish their children to have the

- kY ¥

best education QossiaIED who suffer most from cxisting pat-
terns of scgrcqated<fducatien. ’

Blacks who buy homes Jn:tho ghetto either -are forced to
pay more for theft and fire insurance than wou]d be the cost

in suburban communitics, or are unablce to obtaln coverage at

all fno]ﬂhousnr, b, ali}. Morfqaae fipancing is move

* -
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difficult to obtain and often can be obtained only on less
favorable terms than in the suburbs. These premiums are
in addition to the discrimination markups and homeownership

considerations discussed previously. Ghetto residents, more-

"

cver, usually must pay more for auto insurance than suburban

* -

whites.
Housing segregation and discrimination reinforce more

direct forms of employment discrimination. Geographic limita-

tion§ Bn the residential choice of non-whites ensure that
.blacks can reach many jobs énly by making time-consuming énd
expensive commutes [Kain, 1968; Mooney; National Committee
Against DiSCrimination]. _If blacks seek,obtain, ;nd accegt
these distant j?bs, théir real wages (money wages minus the

money and time outlays for commuting) will be less thén_thgse’

-

of comparable white workers. Often they will not even lzarn of
available jobs far from the ghetto or will not bother to apply

because of the cost and difficulty of reaching them. Faced

- 3

with_thesc difficulties, they may accept low paying jobs near

the ghetto or no job at all, choosing leisure and welfare .as

rational alternatives to low payfand poor working conditions.

-

Implications for public Policy

Phe preceding discussion makes it clear that progress in

- B
L

improving the welfare of black Americans depends critically on
i

< a : . [, .
providing them access to the entire metropolitan housing mar-

ket on the game basis as whites. To accomplish this objective

A #

a number of economists have proposcd the use of payments to
- .‘7 - . .
encourage whites Lo move into predominantly black neighborhoods

Q and to encourage blacks to . “
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move into all or predominantly white neighbofhoods. The

size of these payments would be scaled to the degree of
integyration existing in the néighborhood. No payments would
be provided to blacks who choose to live in all bléck neiohbor-
hoods or to whites choosing all white neighborhoods. Although
simple incentives of this kind are hard to fault on grounds

of narrow economic éfficiency, they have little chance of
gaining puklic acceptance. Still, a number of more moaest
schemes in the spirit of this proposal might be accepted by
the public, particularly if they were aware of the full cost
of existing patterns éf racial discrimination.

-

In principle, a housing allowance program could be a

nearly ideal instrumqu,to achieve an orderly reduction in

the geographic isolation of black Americans. The allowances

could be structured to encourage greater racial and economic .

-

‘integration, and, more importantly, to discourage-the intense

concentration of black and poverty populations that produce
unfavorable neighborhood effects in urban housing markets.
Spécifically, éllowances either could ge scaled to the social
and egénomic concentration of particular neighborhoods or duotas
could be employed. 1In the first instance, housing allowanéé

recipients would be given larger allowances for housing in

neighborhoods where few allowance recipients currently re-

sided. A quota system might operate with a uniform alléwance,

’

but refuse to approve units in neichiborhoods once the number
el R A

¥

. >

of recipicnts reaches a certain presceribed level. - Quotas
- i‘" .

25
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and,sliaing subsidy scales might be 5ustified as a way to
spread the burdcn,*ﬁd insurc -that no community or neighbor-
hood is forced to accept a dispioéortionate number of dis-
advantﬁged houscholds, and to minimize the likelihood of ad-

verse neighborhood cffects. HUD is currently eagaged 1in a

7’large scale program of housing allowance experiments. Al-

ERIC

Aruitoxt provided by Eic:

though HUD officials obviously hope the program will reduce
racial concentration somesthat, they, to my knowledge, have
given no consideration to using the program in the manner de-

scribed. 1In fact, they appear concerncdthat fears of too

" rapid a dispersai of the black population might provoke oppo-

sition to the proposal.

A housing‘allowénce program also could provi@e attractive
opportﬁnities to aid minority households in locatihg'hdusiﬁg
outside the ghetto and to monitor the‘acgivities of lenders,

buiiders, ané housing suppliers. The success of such measures,

of course, depends on adequate and sympéthetic staffing and
on high level support for the aims of the program. Extreme
5

carce would have to be taken to insure that these information

and counseling proyrams did not operate ir precisely the op-

posite way, i.e., to discourage black houscholds from scarch-

%

ing for housing outside the ghetto and to channel them into

the ghetto housing supply.

The overwhelming evidence that discrimination reducces

.

the opportunity of black houscholds to be homeownoeys pro=-
. = ‘ N .

-~

- e 3 . . . ’
vides a powerful rationale for & special minority mortgage

loan proqram. At minimum, the large imoact of thisg impair-

ment on Hegro housing costs and on the ability of black housc-

”




-27-

holds. to save and to accumulate wealth justifies a special

effort to insure that the.-mortgage applications of black

houscholds receive sympathetic review under existing programs,

regardless of the location of the properties concerned. It

is crucial that these programs give full credit to the earn-

_ings of black females in the assessment of the financial strength

=

of potential black borrowers. Feinale earnings are, of course,

» -~

far more important for black houscholds than for white house-

* ey e A

holds.

" The effectiveness of both existing programs and any
special minoritf mortgage loan program would be appreciably
diminished by the limited supply of sﬁitable housing in exist-
ing black neighb&ghoods. fherefore, blacks wishing to buy-: pro-
pefties outside of established ﬁinority concentrations should
be assured that these mortgage applications receive rapid

and sympathetic review under existing programs. -In addition,

it would be desirable to develop legislation that would ecnable

FHA to give more favorable terms (lower interest rateé, smallcr;

down payments, and longér terms) to minority houscholds pur-
chasing_properties in areas distant from the ghetto, *
Negro houséhpldé;agg a large potential market for home-

ownership. As Negro incomds continue to increase, this po-

tential demand will-grow. It is wcll to emphasize, however, s

* Such,a policy may raisn some sigqnificant Constitutional issucs. .
The cvidence of the ef foFls of, discrimination on black homme
ownership and black housing consunption, howover, might justify
a remedial program of this kind.

30
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that these higher levels of homeownérship will not be realized
unless Negro houscholds gain access to a supply of suitable
housing. A combination of favorable terms, good service,
and aggressive marketing by th would be a powerful force to
loosen the barriers to Negro entry intc middle and high income
neighborhoods. Such policies would cnable black households to
obtain the higher quality housing which existing patterns of
discrimination ;ndrségregation now appdar to prevent them from
consuming.

A minorit§ mortgage loan program would help redress .
the effects earlier FHA policies that made it difficult or
impossible f£0r minorities to acquire'héusiné in white resi-
dential areas, policics that were amonyg the most effective in-
struments for maintaining segregated living patterns. A mino—‘
rity mortgage proqram should re designed to reduce the pressurc
on tran51tlonal neighbecrhocds in the path of ghetto expansion
rather than to exacerbate it. At minimum, it should be neutral
in terms of re§idential’locatjén. Preferably, it should en-
couragé'mino;ity houscholds to seek out housing in predomi-
nantl& white middle and upper income neighborhoods distant
from existing minority concentrations.

Government price guarantces for properties located in
the path of ghetto expansion should also be considered. It
is widely believed that racial integration causcs proberty
values to dcgiine.gﬁAlthSLgh Ltis belief would appecai* to bg
inconsistent with the evidence tﬁat housing: prices and rents

arc highor in the ghrtto than outside, @ number of studies

L4 - x
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of the trends in housing prices in transitional neighborhoods
have identified a pattern of short run price movements that

may explain this apparent contradiction  [Karlin, Phares,

McKenna, and Werneri.

White demand for properties in threatened neighborhoods
may suddenly fall off in anticipation of their tranéition to
Negro occupancy. Althoﬁgh priccé are eventually reestablished
at an even higher level, theg may rcach quite low levels during
thé hiatus between white flight .and large scale black entry.
Owners who panic and sell their properties during this period
may suffar large capital los§e;. Even a few experiences of
this kind, no mattexr how aty?ical, may be gufficieht to per-

petuate white fears about the effect of'intégration on the

»

value of their properties.

~ =

If a program could be designed to support pricés during

- 4

critical periods in transiticnal neighborhoods, it would re-

-~

move a source of racial hostility, inhibit panic selling,

and perﬂqps help stabiiize neighborhoods in the pat6 of ghetto
expansion. It would be difficult to design a proﬁf&%'of this
kind because of the complexity of urban housihg markets and
the difficulty of disentanglingﬂthe short run dynamics aécoﬁ-
panying raéial integration_from_longexr run influences i;‘
housing markets. Even so, the feasibility of such a pro-

gram should be investigated. Extreme care should be taken,

however, to insure that the program does nof encouradge more
.

g

rapid transition. -~ -




Some Concluding Observations

Blaék AmericansAremain intensely segregated in ‘U.S. metro-
politan arcas. Still there are som: indications that growing
numbers of black housecholds are moving to the suburbs. A full
evaluation of these changes and their implications must await
more dctailed analyses, but the limited evidence available
suggests that the forces of housing discrimination in a number
of metropolitan,areas are waning.” At the same time, other
metropolitah areas, pa;gicularly those in the South, may be
becoming more segregated. Historically, ;outhern metropolitan
areas, particularly older ones, did not exhibit the massive

concentration of black houscholds which charaéterized northern
oﬁgs. Unéortunately, they appear to be developing patterns

of racial segregation similar to those found in large northern
metropolitan areas. :

Qualitative changes in recent decades in the nature of :
the forces that méintain.housing market segregation provide
even more basis for optimism. A few vears ago, the government
actively supported and maintained segregated living pattérns.

The most effective weanons to maintain scgregation, for

example, racial covenants #nd FHA mortqage loan policies, -

have been struck down by the courts or climinated through
legislative or executive action. Racial discrimination in

‘urban housing markets is now unlawful and the federal govern-

2 ’ H
ment: ang numerons state and local governmenis have promul-
A
gated a number of important roqulations that would limit the

(]
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ability of lenders, brokers, sellers, Property owners and
developers to discriminate aéainst minorities.

These changes in law and in government policy and prac-
tice reflect long-term trends in the attitudes of the Amcri;an
population toward racial discrimination [Sheatsly]. Whereas
a short time ago an individual who would openly discriminate
in housing could éxpect strong vocal approval from his friends
and neighbors, today he often will feel obliged to hide his
action§ ahd motives. Brokers, who once openly refused to
serve Blapks, must now disguise stheir discriminatéry dctions.
Because of changes in law and community attitudes, brokers
are increasingly willi;g to show property in white neighbor-

hoods to black households.

L3

Unfortunately, at the same time that there are encouraging

signs that the barriers to blacks sccking housing outside the

*

ghetto are somewhat less, many black leaders and intellectuals
appcar to have lost their zest for integration as a goal. In-

creasing numbers of individual black houscholds are finding

their way out of the ghetto, but they do so in general without
tﬁe active support of black leadeis and intellectuals. Indeed.
in some instances they encounter hostility from the black‘com-
munity for their efforts to obtain a better life for themselves

and their families. This attitude, if it persists, will retard

the progress of both individual upward mobile black houscholds

and the black population as a whole. The recent lack of enthu-

¢

siasm for, or antaqgonism toward, racial integration reflects a
P LS

™

K . -
3 - « . e . 3
. flirtavion witn black scparation™and hlack economic development.
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»

In my judgment,.economic and political separatism is not a

viable strategy to achieve rapid improvements in black wel-
This is not to say that a number of specific proposals

fare. i
advanced in the name of black or ghetto economic development
But for the reasons identified in this
«

may not be valuable.
paper and elsewhere, I continue to believe that the best,

and perhaps only, way to obtain equality of opportunity and

achievement for black Americans is through the elimination
icularly in housing.

”

of discriminatory practices, and part

~

[4

4

e




References

‘aaron, Henry. ™Income Taxes and Housing." American- Economic

Review, 60 (DW}‘J’/’Z)), 789-806. ,

——

, Shelter and Subeidigg : Who Bencfits from Federal _
Housing Pplicy. Washington, D.C., The Brookings lnsti- ~
tution, 1972. :

" Apgar, Milliam C., Jr., and Kain, John F. "Neighborhood Attri-
butes and the Residential Price Geography of Urban Acreas.”
Paper prescnted at the Winter Meetings of Econometric
Society, Toronto, Ontario, Canada, December 28-30,:1972.

-

Bell, Dufran Jr.. 'Indebtedness in Black and White Families",
Journal cf Urban Fconomics, 1, 1974.

Bailey, Martin J. "Effects of Race and of Other Demographic .
Factors cn the Valuec of Cingle-FPamily ilomes." Land

Economics, XLII (May, 1966), 215-20.

Bish, R.L., "Public Housing: The Maygnitude and Distribution of
Direct Benefits and Effects. on lHousing Consumpiion,"
Journal of Regional Science, IX (December 1969), pp. 27-39.

Brink, William, and Harris, Louis. "Breaking the Vicious Circle."
Race and Poverty: The Economics of Discrimination. Edited
by John F. Kain. Englewood Cliffs, N.J.: Prentice-Hall,
Inc., 1969.

California - Governor's Commission on the Los Angecles Riots.

Violence in the City--An End of a Beginning? Los Angeles,
1965.
. dcLeeuw, Frank, "The Cost of Leased lousing," Working Paper No..
112-29 (washington, D.C. The Urban Institute) December 22,
- 1970. -

O
5.

’ .
delocuw, Frank,: "The Housing Allowance Approach,” in US. Coggrcss, "
House, Committec on Banking and Currercy, Papers Submltted.
to Subcommittee on Houuing Pancls(92nc Congrass, lst. session,

1971y. | S

' 36,

v




~34~ . ~ -

Downs, Anthony, "Moving Toward Realistic Housing Goals,"
in Agenda for the Nation, ed. by Kermit Gorden. Garden
City, N.Y.: Doublecday-Anchor, 1968.

. "Alternative Futurcs for the American’Ghetto."™
Dazdalus. (Fall, 1968) 1331-79. .

. "An Economic Aanlysis of Property Values and Race." Land
Econonics, 36 (May, 1960), 181-88.

Duncan, Beverly, and Hauser, Phillip M. Housing a letropolis =
Chicago. Glenco: The Free Press, 1957.

Frieden, Bernard.J. "Blacks in Suburbia.: The Myth of Better
Opportunities.” Minority Perspectives. Edited by
Lowdon Wingo. Baltimore: The Johns liopkins Press, 1972.

N

Ee

. "Improving Federal housing'Subsidies," in U.S. Congress, \_
House Committee on Banking and Currency, Papers Submitted to
Subcommittee on Housing Panels (92nd Congress, lst. session,

Opportunitics within a letropolitan Area." Journal of
Economic Issues, (June, 1971), 101-15.

Gillingham, Robert F. "Place to Place Rent Comparisons Using
Hédonic Quality Adjustment Techniqués.” Research Dis-
- cussion Paper No. 7, March 1973. Washington, D.C.: U.S.
Burecau of Lahor Statistics, Research Division, Office of
Prices and Living Conditions, 1973. .

Glazer, Mathan, and Moynihan, Paniel P., Gillingham, and
McEntire, David. Studids in fjousina and Minority Groups.
Berkeley: University of California Press, 1960.

- :

/

Hanushek, Eric A. Education and Race: An nnalvsis of the Educa-
tional Production Procrss. Lexington, fiass.: Lexlngton
Books, 1972, .

1971)
Furstenbérg,kGeorge_M, von. "Piace of Residence and Employment
\
|
|




| Q

‘ -

]

Harris, Donald J.. "The Black Ghotto as an 'Tnternal Colonv':
A Theoreticnl Criticue and Alternative Pormulation”,
fThe Review & Black 'olitical Teoromy Vol.ll, No. 4,
Summer 1972. .

=

Harrison, Bennet. "The Intramctropolitan Distribution of Minority
Economic Welfare." . Journal of Regional Science, 12 (1972),
23-43.

Haugen, Ropert A., and Heins, A. Jones. "A Market Scparation
Theory of Rent Dirfferentials in %ntr0901 tan Areas."”
The Cuartenly Journal of Economics, LXXXIII (Nov., 1969) ,
660-672. - )

#

Holshouser, William; Moore, Xeith; Santher, Richard: and Schafer,
“-.._.Robert. "Spatial Variations in the Operating Costs of Rental
Housing Within the Boston etropolitan Area." Cambridge:
Harva:d University, December, 1972.
T, ~ -

-~

Kain, John F., and Persky, Joseph J. "Alternatives to the ‘Gilded

Ghebin." The Public Tstercsy, No. 1 (Vinter, 19469, 73587,

- “

. "Business Responsibility and Urban Problems." Paper
prepared for “Brookings Institution Volume on Business
Responsibility, Peb., 1973. (Processed) -

e ¥
—
Ry

. "Commuting and thce Residential Decisions of Centrg
Business District Workers." ‘'ransportation Economics?i’\\\\\
Edited by ilaticnal Burcau of Economic Rescarch. New York:
Columbia University Press, 1965.

-

. "Effect of Housing Markcl Segregation on Urban Develop- -
ment." 1969 Confcrnn(h Proceedings, United States Savinas

and Loan League. Hay =9, 9, 1969,

. "The Journey-to-Work as a Determinant of Residential
Location." ©he Regional Saieonce Ass orlailon, Papers and
Proceedings, Vol. ln. Thilade] and Pcnn., 1962,

¥

. . M"ouzing Sogreaation, Ntegro BEmolovient, and Metro-
politan hecotitralization,”  Quartorly Jﬂd”ﬂdl of}Lgonnmtcc
LYXXIt (HMay, 1968), 175-97. R

35 o




oo A ~36~ . ] |

. "Reply to Stanley liasters® Co\ﬂcnt on "Mousing Cerrra-
gation, MNecjgro Maplovment and Metvopolitan Decentraliza-
tion' ', The Ouarterly Journal of reonomics, LXXVITi,
{(Aug. 1974). i N "

. .

and John M. Quialcy, "Measuring the vValue of Houclng

T Quality, " Journal of the Amorican Statistical Assocration,
June 1970, Vol. 65, pp. 512=19. : -

, and John M. Quigley, "Housing Market Discrimination,
Tlomeownership, and Savings Behavior." The American Leonomic
Revicw, LXIT (June, 1972), 263-77. )

and John M. Quigley, ilousing Markets an. Raclal Discrimi-

- nation: A Microunrconomic Analvsis, National bﬂﬁ\~g‘2: l.conomic
Resecarch, 1973, processed. : ) !

Karlen, David H. Racial Intecration and Property values in Chicaco.
Urban Economics Report No. 7, April, 1968. Chicago: bnlvorley’
of Chicagc Press, 1968. . i

-

0

%

King, A. Thcuas, and Mieszkowski, Peter. "Racial Discrimination,
Segregation, and the Price of Housing," Journal. of Politi-
cal Bconory, Vol. 81, No. 3, May/Junc, 1573, pp. 390-607.

Lalbrie, Peter. 'Black Ccntral Cities: Dispersal or Rebuildinﬂ,
. Part 1" The Review of Black Political Fcoromy, Fall 1970.

"Black Central Caties: Disversal or Rebuilding,
Part 11", Thg_anzﬁ” > Black Political Fconomv, _ .
Vol. 1, No. 3, ¥inter/{wrins 1971, -

» .

/

Ladd, W.M. "The Effect of Inteqgration on Property Values.”
Amcrican Bconomic Revicw, 52 (September, 1962), 801-208.

Lapham, Victoria. "po Blacks Pay More for Housine?" Journal of
) Political bLeonomy, 79 (Xove Dec., 1971), 170057, L
Polit} USSR R ‘

Aruitoxt provided by Eic:

e LR o




Laurenti, Luibi.‘
Ci 'g .‘;es. . Ber

*=37-

Propertv Values and Race: Studies in Seven
.OlOV‘ bnlerSLLy & Call:iornia Press, 19ud.

-

Frank de. (Assisted by
for Housing : A Roview of
of Economics and .Statistics,

"phe Demand
Roviow
11.

Nkanta F. Ekanem).
Cross-Scction Evidence."
LIXII (Feb., 1971), 1-

Leeuw,

. ~ : - N
Lieberson, Stanley. Ethnic Pa
The Free Press of Glencoe,

ttorns in American Cities. Now Vo

1963.

S. gg’d{., The Domand for Sheltcr'(Thc New York City -
tute, 1971).

ira
RAND Insti

‘Lowry,

f ., "Housing Assistance for Low-lncome Urban Families: A
Firesh Aprroach," Paper urepared for Subcotimittee on Housing,,
Comii ttee con Banking and Currency, U.S. Housing of Repre-
sentativus, Ninety~Sccond Congress, also available as Rand
Corporation Pap cr, P-4645, May 1971. :

-

. .+ "Housing A551staﬂce for Low-Incone ULban Families: A
Fresh Approach,” U.S. Congress, House, Committee on Bankinc
and Currency, Papers Sukaitted to Subcommittee on Housing
Panels (92nd. Cong., lst sess., 1971)

.-
0

Masters, Stanlov. "4 Note on John Kain's "Housina Segracation,
Negro imwlovment, and "tetropolit:n Decertralization”™™,

The Quarterlv Journal of Econonics, LAXXVCIT (Au-. 1974).

Residence and Race. Berkeley: University of

1960.

McIntire, Davis.
- California Pxess,

3

- ”

‘cities and Housing. Chicazgo: University of
1969. ’ .

-

- Muth, Richard.
Chicago Preéss),

4

-

"Urban Residential Land and Housing Markets." Issues
< in Urban Economics. Edited by Harvey S. Perloff and Lowdon
Wingo, Jr. Baltimore: The Johns llopkins Press, 1968
Mooney, Josaph D., "Housing Scqregation, Megro mployment, and .

Porspective,”
pp. 298-311.

nn Altepnatioe:
(May 1969),

Docontralsabion:

I3 A "..
Jeouriias of Dootiomyes

- ——  y—yme o e e

. Mc&ropo]L'
The Ounarierl

¥

ERI!

Aruitoxt provided by Eic:




-38-~ .

Jational Committee Against Discrimination in Housing. Jobs and
flousing: A Study of Emnlovment and Housing Oneortunitles . :
For Ric1al Tinori-io5 8 Suburbal orois 0f the low Yors
Hetrorolitan Xeqgion. Hew YOrx: ationhal Cpmmittcc Agalnst
Discrimination in-illousing, Inc., March, 1970.

"

Pascal, A.H. The Economics of Housinc Secrcaation.  RAND Corpor-
ation, Monmorandum RHi=-5510-RC, sioveni:r, 1967. Santa Honlca,
Californi.: R#ID Corp., 1967.

Phares, Donald. “Racial Change and Housing values: Transition
in an Inner Suburb." Social Science Quarterly, (December,
1971). ’ )

Rapkin, Chester, and Grigsby, William G. The. Demand for Housing
in Racially :ixed Areas. Berkeley: University of California
Press, 1luo0. ? _ o

. "price Discrimination Against Negroes in the Rental
Housing Market." Essays in Urban Land Economics. _Editod
by University of\Caliiornia at Los Angeles, Real Estate T
Rescarch Proars~m. lLos hngeles: Umiversity of California, ~
1966. : s

Ridker, Ronald G., and Hennine, John A. YThe Determinants of
Residential Propercvy Values with Speckal Reference to .- e
Air Pollution.” The Review of LCconomics and Statistics, v ~6
« XLIV (May, 1967), 246-57. ’

Scheiling, T.C. "Models of Seqgregation." The RAND Corporation,
Memorandum RY-6014-RC, May,-1969. Santa Monica, California:
RAND Corp., 1969, o ’

I

.

.  "Neighborhood Tipping." Harvard Institute of Economic
Rescarch Discussicn Pag »r o. 100, December, 196°. Cumbridng~:
Harvard University, 1969. -

Schietinger, Frederick F.  "Rice and Residential Propcrty , Values
. in Chicago." JLand Lronomics, XxX (dov., 1954), 301-308.

] , :
Schnarc, Ann, "An Brpirical Anlynis of the Dimensions of tieirgh-
borhood Zoaliiy," e tinh d Phob. Jissertation, Harvard

University, =2y 197,

: o -

| . 44 i ) o ,
S —. |
" ERIC S :
e . : ' . - ] .

B . ,




" May, 1970.
) P
st raszheim, Mahlon. An Econometric Analysis of the Urban Housing
Mayl. 1. Mew York: N2ijonai Burcan oFf Sconnmic Resenrch,
197... (Frocesscd)
Jtrarehain, fahlon R. “Housin~ ‘farket Discrimination and Black -
" pousinz', The uarterlygJcernal of Fconomics, LXXXVIII,
- (Feb. 1974). -
$abb, ¥illiam K.. "Farxism Exploitation and Domestic Colonialism:
A Reply to Donald J. Harris”, The Revicy of Black Poli-
tical Economv , Vol. 4, MNo. 4, Sumncer 1974.
Tacuber, Karl E., and Tacuber, -Alma F. "The dNegro as an Immigrant -
Group." American,Journal of chjolonX, 41V (January, 1964),
., and Tacubér, Blma F. Hecroes in cities: Residential
Scﬂjv{ﬁ{ipﬁ_aﬂgvﬂﬁfﬂhhﬂr%ﬁjd Choete, ChiCagos Aldinc Pub-
[ Tishing Joogany, ived. .
._‘dffyr>
i)
virrell, YMer ey TLL Uealty preg wj ikjop ¢l Plock and White
Fapi lyens “he sirical Poeiderce™, Joovrnil of Tinanzre,
26, 1971. , )
5. 7%
Q o ‘ ’ - ’ '
ERIC - 42 .
L)
- o - > /|

-39~ -

- "pPyternalities, Serregation, and Housina Prices” .
) An Urban Institute Paper, 208-24, July 1974.

Gheatsley, Paul B "white Artitudes Toward the Negro." Race and
powverty: The Economics, of Discrimination. Bdited by John
tnaglewood Clifis, N.J.: prentice~Hall, Inc., 1969.

F. Rain.

anelton, J.P.  "The Cost of Renting Versus Owning a Home." Land
L ommamics, (Feb., 19o8), 59-72. ) T

calomon, Avibur, "Housing .and Public Policy Analysis." Public
Fol.oy (Gomner, 1972), pp. 443-73.

- -

shomas. "Fceonomics:and Black People”, The Review of Black

Crozell ’
Yol. 1, Yo. 3, Winter/Soring 1971.

Political I'maonmy,
———

en in the Urban Rental lousing

vprice Discriminati ‘
Harvard University,

oo gel, M.
Unpublished Ph.D. dissertation,

Market.”




- 740— b

| .
i !
| Tilly, Charles, Jackson, Wagner D., and'Kay, Rarry. Race and
) ) Residence in  Wilmington, Delaware. lew vYork: Columbia
- University Bureau of Publication, Teachers Colleue, 1965.

* U. S§. Bur--aun nf Consus. 1 70 Cencuve of Pormlation and Pnusing:
United &t -tes Cyrr. vt Gene 1 1 Pc"‘r-""c Trord: for .
:fol I 'lr‘ o oAarsti, L 1960 to ¢ :' °30, :”‘.xl Rovort, PHC (2)-1.

uU ornment xrlnLJL F orfice, —able 13

u.s. LOHﬂJS*lOﬂ on Civil Rights. Federal Ciwvil Rights Enforcoe-
, ment Dffort. ashln gton, D.C.: U.S. Government Printing

- OiTice, 1971.

Eaual ﬁ‘v’-v‘frt'mliv in Suburhbia, vashincton D. C.: U. £.

% .
. ——— — E—

Gow rmront Frincin: teroice, Luiv 1974, .

.. HouSan. Washington, D.C.: U.S. Govcrnment Prlntlng
Oxfxce, 19%1.

//‘ . Racial Isolatiocn in “he Public Schools.  Vol. 1.
- Washington, D.C.: U.5. Government Printing Office-, 1967.

v
U.S. Department of ifiousing and Urban Development; Housins in the
.Seventies.
1 6 ~;

Vlctor1"z, Thomas and Parrison, Bennetit. "Ghetto Develorment,
Corwunity Cormorations, and Public Policy”, The
Beview .of Blaxdék Political Tronomy, Vol. 2, ho. l, 1971.

>~ - R g {
- ‘ 7 h »
- -~ Y
- - (3
) .
Y
R
-t
Q 4 J
ERIC -
)
; o %




