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1 PROCEEDI NGS

2 Tuesday, October 3, 2000

3 Begi nning Tinme: 4:00 p.m
4 | NTRODUCTI ON BY SUSAN M WACHTER

5 M5. WACHTER: Good afternoon. W are

6 going to keep this session short. W'IlIl have tine
7 for a reception. | absolutely prom se you that we
8 will be out of here before 5:00, perhaps

9 substantially before so.
10 W have with us, nonetheless, a
11 di stingui shed panel, beginning with -- please -- al
12 the way to ny left -- just raise your hand, so that
13 it's clear -- also, | have hope we have the right
14 nanes for the right people -- Robert Mtchell, who
15 is president of the National Association of

16 Hormebui | ders, the nover and shaker for the Nationa
17 Associ ati on of Honebuil ders | eadership on one

18 mllion hones.

19 We also are very pleased to have with us
20 t he Honorable M chael R Turner, mayor of Dayton
21 The mayor is a former honebuil der, and he
22 exenplifies the partnership of mayors with the
23 Nati onal Associ ation of Homebuil ders.
24 We al so have with us Doug Porter
25 presi dent of the Growth Managerment Institute. He
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1 directed research at ULl for 12 years and is

2 currently a fellow of ULI, as well as being

3 presi dent of GM.

4 W al so have with us Professor David
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Li stokin of Rutgers University, who is also co-
director of the Center for Urban Policy Research at
Rut ger s.

And, in addition, we have, from HUD, known
to all of us, of course, beside Fred Eggers of ny
staff, Chief Econom st Bill Apgar

So with that, let me begin very briefly
th a short overview from HUD s perspective of the
I

Wi
MIlion-Homes Initiative.

OVERVI EW BY SUSAN M WACHTER

M5. WACHTER: Wiy are we involved? W
care about cities, short and sinple. Wy is the
Nati onal Associ ation of Homebuil ders involved? The
Nati onal Associ ati on of Honebuil ders recogni zes that
the way to supply the needed housing for Anmerica and
not to continue the sprawming of Anericais to
rebuild the center. So they have cone to us under
the | eadership of President Mtchell Wth this is a
principle, that they cone to build Anerica fromthe
center out. And it is President Mtchell's persona
conmitnment that led to this program

In addition, HUD has comunity builders in
all of the pilot cities. So it made -- it was
natural for the mayors and for the Nationa
Associ ati on of Honebuilders to come to HUD to work
together with themto rebuild cities in this
initiative. HUD has, besides a special relationship
wi th mayors, progranms that |ink to new construction
-- HOWE, CDBG HOPE-6, FHA

Al of this came to cul mination on
February 4th, 1999, with the announcenent by Vice
Presi dent Gore, Secretary Cuonp, then president of
NAHB, Charles Runa, and Mayor Kurt Schnoke of
Bal ti nore, announcing the MIIlion-Homes Partnership

-- an additional 100,000 honmes in the nation's
cities over the next ten years.

How were the cities for the case study
sel ected? HUD, National Association of
Hormebui | ders, and the Conference of mayors | ooked at
cities where nmayors were active in the housing area,
where there was a strong National Association of
Hormebui | ders associ ati on and where the denographics
woul d al l ow a strong housi ng narket .



The secretary invited selected cities to
voluntarily participate, to identify what they are
doi ng and what they would do to renove barriers to
i ncreasi ng new home production in the inner cities.
Local National Association of Honebuil ders
associ ations were invited where there was a
denonstrating willingness to work with the city to
commit their expertise to the effort. Twenty cities
responded. The National Association of
Hormebui | ders, Conference of Mayors, and HUD
recomended 17 pilot sites.

You will hear today fromthe Nationa
Associ ati on of Homebuil der president, Bob Mtchell
of the extent of their commitnment and invol venment.
You will then hear from Dayton nmayor, M chael
Turner, of his pilot city's efforts in this area.

Then you will hear from PD&R econom st, Fred Eggers,
of our tracking effort, of the results. And you
will then hear fromthe Conference of Mayors
researcher, Doug Porter, on the interimresults of
t he case studi es and best practices.

After that, we will hear from David
Li stokin on his research in the area of housing
rehab. And we'll then take Qand A's -- and all the
hard Qand A's will go to Bill, who's right here for
this and -- to be followed by a short clip of three
of the sites.

W now will -- | will turn briefly to Bill
who was -- perhaps to add how this cane to be.

COMMENTS BY W LLIAM C. APGAR

MR APGAR Well, as was ny tradition at
HUD, any good idea, | take full credit for. But
really, this idea of bringing the mayors together
with the builders to build their inner city as a
good idea for urban revitalization, but also as
Secretary Cuonp says, "to take the U-turn on the
devel opnent hi ghway and | ook back into our cities"
-- obviously, taking some of the pressure off of the
exur ban fringe.

You know, builders are a relatively
i nteresting bunch. You give thema plot of |and

that you can build on, and they like to build hones.
They don't particularly care whether that plot of
land is in the suburbs or in the city, as long as
it's free and clear and ready to go, fully able to
bui | d.

This was very aptly denonstrated about six
years, when | happened to be in Louisville. There,
as a sort of precursor to the MIIion-Hones idea,

the Louisville Housing Association -- honebuil ders
associ ation, the mayor, Jerry Abram-- | got

toget her, and they had done sonething that, at the
time, was considered novel. Wy not have our buil d-

arama, our show of the best practices in
honebui | di ng, nmake a stop in the inner city.



So the city teed up eight or ten lots.
They let small builders come in. And guess what

happened? | was there. Thousands of people cane
out, because clearly there was a narket for hones in
the inner city. It's just a question of

denonstrating the type of housing that could be
built, the kind of neighborhood anenities that could
be present in an inner-city devel oprment.

And so since then, 1've been keeping
stories of that as | talk to builders around the
country. And builder after builder is telling about

what happens when you provide a suitable housing
opportunity for folks in the city.

Not everyone wants to live in the "burbs,"
al t hough nmany do, as Tony said, but if you give
peopl e housi ng choices, quality hones in the inner

city, a lot of people will nove there. That's
happening in Detroit, Cncinnati, city after city,
and we'll hear about that today.

So it's really exciting. W ought to
acknow edge the role, again, of the U S. Conference
of Mayors. Jean Low, who's here, worked very hard
on this, and the whole staff of the Conference of
Mayors. And we'll hear from-- nore of that
perspecti ve.

But the mayors can do their job hel pi ng
tee up lots, helping make the city a desirable place
to build in. And guess what'll happen? The
builders will build. And if you build it, they'l
cone. And we're seeing that in city after city
across the country.

So |l think this is a really exciting
program and we're going to hear nore about it from
our other panelists.

M5. WACHTER: Thank you. Bill?

PRESENTATI ON BY MAYOR M CHAEL R. TURNER

MAYOR TURNER:  Thank you. O course, it's
al ways exciting for a mayor to get an opportunity to
do a commercial about their city. | can tell you
that Dayton has had an exciting experience working
wi th the Honebuil ders Associ ati on and HUD and the
U S. Conference of Mayors and participating in this
program

We really do believe that the future of
American cities is in building new market-rate
housi ng. And many speakers that have spoken over
the past two days have tal ked about | owincone
housi ng as being a conmitnment to humanity. Well, |
think that market-rate housing is a conmitnment to
the future and the health of our cities.

W tal k about issues of economc
segregation, and we all know the problens that occur
t hrough econom ¢ segregation. Howto reverse that?
You can | ook at issues of, of course, what the
suburban responsibility is, but also if we |ook at



cities and their responsibility for attracting the
m ddl e class back to the interior city, you going to
find that there's a |l ot that needs to be done.

One of our speakers at |lunch today was
tal ki ng about -- you know, perhaps people noved away

fromthe city because they didn't want to be near

| owi nconme popul ations or from-- the mnorities.
And | think that sonmetinmes that our own biases can
make t hose types of analysis a little too
sinplistic.

For example, if you were given a map of
this room and you saw only where people were
sitting, you would assunme that perhaps there's sone
really popul ar people who sat over here and naybe
sone not - so- popul ar peopl e over here, but you would
nm ss the fact that the doors are over here, and
that's why, probably, you guys were all sitting over
t here.

(Laughter.)

MAYOR TURNER: And | think that's one of
the responsibilities that cities have is to not just
take the sinple answers as to why people aren't
novi ng i nto our nei ghborhoods, but | ook at sonme of
the factors that we can change in addition to having
i nventory avail abl e that inpact our nei ghborhoods --
t hose issues and | ooking at things such as zoning
and transportation.

The nei ghborhoods of the |ate 1800s, early
1900s, that you find in nost suburban Anerica have
much of their streets connected to thoroughfares

where there's lots of cross traffic. Today, people
don't design nei ghborhoods that way. |If you | ook at
goi ng back into those nei ghborhoods and seei ng how
you can retrofit themso that you can | essen the
amount of cut-through traffic, you can start to get
the environnents that people are faniliar with or
that are happy to return to

O her issues that you see in urban Anerica
is alot of tinmes, in not enforcing their zoning
codes and not doing it correctly, we put a |lot of
undesi rabl e uses in our neighborhoods. There are a
I ot of industry that has encroached upon our
nei ghbor hoods. There are issues of bars or adult
entertai nment that are issues that need to al so be
addressed in order to nake the nei ghborhoods
attractive.

In | ooking at what we were doing to the
city. 1In the city of Dayton, one of the biggest
policy shifts that we had to nmake is that people had
to accept that market-rate housing was a public
pur pose with which we could invest public funds and
tax dollars. Wen you're talking about devel oprment
inacity, you're talking largely about
redevel opment. And in doing redevel opment, you're
goi ng to have issues -- such as |land assenbly,



denolition, and sometines just |ot preparation --
that are going to require some public assistance.

Now, subsidy for market-rate housing,
thi nk, has only been controversial in urban cities,
because suburban communities have been doing it for
along tine. Their investnment and infrastructure
is, infact, a sub-city that then attracts people to
conme and build homes and to live in their area.

So once we got over that issue of how are
are we going -- that we are going to invest in
mar ket -rate housi ng, we |ooked at it as a production
nodel , and what were the people that we need to get
i nvol ved with? bviously, we needed a private-
public partnership.

We went to the Honebuil ders Association
They represented 98 percent of the production of
houses in our region, so we knew they knew how to do
it.

W went to our |enders, who were already
very much working with our builders in building
hones in the suburbs, to talk about what type of
products that they could design that woul d assi st
the builders to build in the city and al so for end-
buyers.

We al so went to our realtors, because they

were the gatekeepers for a ot of people in their
i ntroductions to comunities. And we started a
real tors anbassador programthat was based on their
continui ng education credits where we introduced
them to our nei ghborhoods and the surroundi ng areas
and the anenities so that they could al so assist us.
W went to our adnministrative policies for
the city, and we streanlined them W had our
zoning, our building permits, and our inspection
services all in different departnents. W conbi ned
them so there was one person who was responsi bl e.
We did that in conjunction with the Honebuil ders
Associ ation, so they could help us tailor a program
t hat woul d be nbst responsive to them
Then in launching into trying to stimulate
mar ket housi ng, basically the steps that we took
are, one, we had to establish a market. In many of
t he nei ghborhoods, there had not been housi ng sal es
of the prices that we needed in order to be able to
justify new home construction and to be able to
bring builders in. So we went into nei ghborhoods,

and we woul d do an assessnment -- what were the
blighting influences, what were the worst houses in
t he nei ghborhoods -- and then we would do a rehab

project in conjunction with attracti ng new

construction.

Qur rehab-aranma project is one where we
woul d take about eight houses in a nei ghborhood,
have a home show. About 15,000 people woul d cone.
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And at the end of that, we would | ook for avail able
l[ots in the neighborhood for in-fill construction

W | ooked at how we coul d anass our
inventory. W |ooked for -- where are abandoned
lots were. \Where were pieces of |land that had been
left behind -- five acres or ten acres that were in
our -- adjacent to established nei ghborhoods. And
we al so | ooked for vacant |and that was within the
city's boundaries that abutted our other suburbs.

And so we took four approaches, both rehab
in order to establish the narket, |ooking for in-
fill sites and in-fill neighborhoods, and then, of
course, looking for the creation of new
nei ghbor hoods.

The efforts that we have had with the

community have really been very astounding. |In 1993
to 1995, the city of Dayton built a total of 131
houses, total. 1In the period of 1997 to 1999, when

we first began this initiative, we built 358 hones
-- a 278 percent increase. Last year, we built 126;
and this year, we've already broken 141 honmes. This

is very inmportant, because, not only does it attract
people into the city, it allows people in the city
to nove up, so we can retain our own residents, but
it also attracts capital

The amount of new home construction in the
city of Dayton in 1999 topped over $10 million in
val ue, and that does not include the land. This
year, we're expected to break over $20 mllion

Sone of the exciting projects that we've
done -- one is the Hook Estate. There, we had a
ten-acre spot where there was a | arge mansi on that
was dil api dated and abandoned. There were people
who wanted to cone in a tear it down and put multi-
fam |y housing.

The city acquired the site. W subdivided
it so that the front yard of the mansion itself
woul d be a site for building, and we built 12
building lots beside it. The mansion itself has
sold for $825,000. There's a $1.2 million house
being built in the front yard. And the houses of
the 12 lots are selling between $300, 000 and
$450, 000. Five years ago, you could not break
$200, 000 in housing values and sales in the city of
Dayt on.

O her projects that we've done are the

Wi ght - Dunbar nei ghbor hood, whi ch abuts the nationa
park fromthe Wight Brothers, and -- (inaudible).
And there, we have gone in and done rehab and new
construction. And the housing prices are |anding
bet ween $150, 000 and $200, 000.

I think the nost exciting dividend of al
of this is that we've denonstrated that there is a
mar ket, so that honebuilders are now comng to us
and asking us where is -- are the next avail abl e



| and. But al so, our business community has seen
this as a nodel they want to replicate.
W have two institutions, the University
of Dayton and Mam Valley Hospital, that had a
nei ghbor hood between them and have a | ot of
di | api dated structures and abandoned houses. And
t hey have stepped forward with $6 nillion
contributed to a project that will result in 40
houses bei ng denol i shed, 15 rooni ng houses being
el i m nated, 30 houses renovated, 24 new hones to be
constructed, and 14 owner-occupi ed houses will be
rehabilitated with the owners in place. The City of
Dayton is contributing $2.5 nillion to that, and,
overall, it's going to be a $14.5 million project.
If we had approached these anchors in our
conmunity previously and asked themto participate,

t hey woul d have thought we woul d have not been
successful, but this project has clearly shown that
you can. Thank you.

(Appl ause.)
M5. WACHTER: We will now turn to Fred
Eggers, who will tell you about our tracking efforts

that we have put into place.

PRESENTATI ON BY FREDERI CK J. EGGERS

MR EGGERS: Good afternoon. You have a
project as anbitious as the MIIlion-Homes -- 100, 000
new homes a year for ten years -- you need sonebody
to be a scorekeeper. And it's kind of evolved on
HUD to be the scorekeeper. Now, this is not
sonet hing that we took on just by ourselves. W
worked with our partners, particularly with the
honebui | ders in how we're going about this. And
what |'ve been asked to do today is to tell you
about how we will keep score and to | et you know, |
think, that tracking is on track.

VWhat we worked out in our discussion with
t he honebuil ders is that probably the only feasible



way of keeping score is to use the data collected by
the Census Bureau on new permits issued. The Census
Bureau coll ects data from 19,000 permt-issuing

pl aces. W were able -- HUD was able to identify

al nrost all central cities -- the permt-issuing
authority for alnmost all central cities. And we

al so identified another 51 cities that are not
classified as central cities, but in 1990, they had
nore than 100, 000 people. And we thought that these
cities certainly deserved to be part of the universe
bei ng tracked.

The next issue is how do you deci de, you
know, what is additional, what's above and beyond
what you woul d have expected ordinarily. And there
are probably different ways of doing that. This is
-- to keep it sinple, what we are doing is to go
back and | ook at the recent cycle, the period 1990
t hrough 1998, and | ook at what happened, on average,
over that cycle and use that as the baseline.

Now, there are sone limtations to what
we're doing. We're missing a few central cities.
There are a few places where there is not -- the
permt-issuing authority is larger than the central
city, and probably the biggest problemis that the
Census Bureau collects data on pernits for new
construction. |If you take a warehouse and
rehabilitate it and turn it into apartments or
condom ni uns, that's not picked up as a permt by
t he Census Bureau, so we'll be mssing those, and
we're | ooking for ways to kind of correct that
problem but we haven't found one yet.

But this is the nethod we'll be using,
working with the homebuil ders and, certainly, with
t he Conference of Mayors. And we will be tracking
it year by year as we go along. Thank you

(Appl ause.)
M5. WACHTER: We now will turn to Bob
Mtchell, National Association of Honebuil ders

presi dent.



PRESENTATI ON BY ROBERT L. M TCHELL

MR. M TCHELL: Thank you, Susan. And | am
pl eased to be here, obviously very honored to be
present for the National Association of
Hormebui | ders. We're an organi zati on of 204, 000
menber firns, so we represent about eight mllion
workers in this country and about five percent of
our gross donestic product.

| can also officially welconme you to
Washi ngt on because |I'm a native Washi ngtoni an, born
just a few blocks fromthe capitol when | -- was
born and grew up in this area. And so the
rebui l ding of the cities or building back of the

cities -- you know, especially here in Washington
is extrenmely inportant to ne, but it's also
important -- the in-fill housing subject -- is to

all builders, because, quite honestly, homebuil ders
care. And | say that because that's the thene of a
maj or cel ebration of our organization this year

We forned the Honebuilders Care Initiative
five years. This year, it is a special -- we're
mar ki ng a special celebration, as | said. And, for
an exanple, if you were to pick today's newspaper
the USA Today, you will find a map of the United
States in there, and there will be three stars --

two of three stars of various cities. And in that,
wi |l be what the honebuilders are doing to
contribute to their comunities. And these are
projects that the honebuil ders have been doi ng year
after year for as long as you can renenber.

But usually when we are tal ki ng about our
next project, we're not called honebuilders, we're
cal l ed greedy devel opers. And that's what
Hormebui l ders Care is all about, and that's a point |
really do want to nake. |[If a builder doesn't care
about his city -- he doesn't care about
transportation, doesn't care about schools -- he's
not caring about the basics to his business, and,
therefore, it's not unusual, it's not unique -- and
| know | speak for -- I'm as | say, a builder in
t he Washington netropolitan area. |'ve been
buil ding here for 25 years. |If anybody |lives here
and needs a house, give me a ring. But, in any
event, | do know that what you have to care about,
and | know what you have to be concerned about. And
you'd better be involved in your city.

And this opportunity that we sought with
HUD, which then -- we apparently were knocki ng on
the front door or the back door, and the mayors were



at the other door, both of us saying, "Let's get

started in the cities" -- made a | ot of sense --
kind of interesting. The discussions began, as Bil
Apgar knows, with Secretary Cuonpb, and we're talking
about buil ding 100, 000 hones. And Charlie Ruma, ny
predecessor, who is not known to be timd about any
initiative, said, "Wy not make it a mllion?" And
when it becane a nillion hones, that's when Vice
Presi dent Gore decided he'd do the press conference.
(Laughter.)
MR. M TCHELL: And he cane to our
buil ding, as did Secretary Cuonmo, and it was a great

day for us and, | think, a great day for all of us
to bring this together.

The housing -- and I'll nake a little
pitcher here -- alittle ad, if | mght -- we've got
two docunments -- or two booklets -- | don't know if

you' ve seen themout on the table. One of themis
our Smart Grow h policy, and the other equally and
| guess, nore applicable, is The Next Frontier
Bui l ding Hones in Anerica's Cities." And

recomend themto you. |f you haven't picked up a
copy -- and there's -- | don't know if there's any
nore out there -- but if not, please drop a card on
this front table, and we'll nmake sure we get it to
you.

But our Smart Growth initiative, of which
in-fill housing is extrenely inportant, points out
five major factors. And one of those is neeting the
nati on's housi ng needs. Well, obviously, that
sounds rather sinplistic, but a lot of our
conmunities are not doing that. They're not
pl anni ng ahead. W know how many children are born
this year, how nmany deaths there are, how many
children are in the 6th grade and the 12th grade.
It's pretty easy to figure out what you're going to
need in the way of housing to nmeet that popul ation
ten years down the road. And you should be pl anning
t hat .

And the reason we have, for exanple, in

Washi ngton -- sone of you, | know, are from
Washi ngton -- on WIOP, you hear "sprawl and craw ."
Well, "sprawl" is what the current zoning

regul ations dictate. And "crawl" is what results
fromnot building the infrastructure. And so that's
one of the issues we have to deal with and why we're
dealing with the edges and why the -- com ng back
into the cities nakes a | ot of sense.

We need to provide a | ot of housing
choices. Most people today would tell you they want
the house in the suburbs with a yard. But then

there are many fol ks, because of the denpgraphic
changes -- and this is very inportant -- the
denogr aphi ¢ changes are occurring -- there's a | ot



of folks in ny age category, who are enpty-nesters,

and a |l ot of those folks would just as soon live

back in the inner suburbs or in the cities where we

grew up if the housing options that provide you a

quality of life are there. And, very honestly, the

out dat ed zoni ng ordi nance and devel oprent

regul ations and, really, the wills of the -- of

those who are el ected haven't been there to make

t hat happen. So we need to provide those choices.
We need to plan and fund the

infrastructure inprovenents. | just nentioned a
nmonent ago that haven't been happening. In a |lot of
i nstances, the infrastructure, when you go back to
do the in-fill, is there, but it needs an awful | ot

of upgrading or replacenent. And therefore, that
needs to be addressed, and it hasn't always been

W need to use the land nore efficiently.
W need higher density and innovative | and-use
products. And I'll nention that again in a mnute.

And finally, the revitalization of ol der
suburban and inner-city markets, which is what we're
here to tal k about today. Al five of these

principles apply. And whether it's innovative |and
use or planning or infrastructure inprovenents, each
of these nust be addressed. And the in-fill part of
t he housing programcan do a lot to help the crunch
on the envel ope or the expansion of the envel ope.
And 1'll talk about that for a just a nonent.

W have a Smart G owmh in our state,
Maryl and. And Governor d endenning has put forth
that and really has nmade a -- pretty nuch of a
nati onwi de canpai gn. W net with Governor
d endenni ng back in June, at approxi mately an hour-
and- a- hal f-1ong conference in Annapolis. And | had
sone builders fromMaryland, plus | had a nationa
| eadership there to talk to himabout his Smart-
Growm h program And we made the point to himthat
unl ess you get your nessage through to the |oca
conmunity | eaders, we can't help you, we can't nmke
t hi s happen.

In our particular county -- Smart G owth
-- in our state, Smart G owh says that the state
wi || expend funds on designated areas -- designated
by the county where they want priority funding,
where they want devel opnent, where they want in-fill
to occur. He no sooner had gotten that past the
state | egislature and our county passed a

mansi oni zation law that if you went back in to
rebuild a house, a knock down -- or you were going
to expand a house, it nmade it extrenely difficult.
That is not really working in line with the Snart
Growt h program

They al so tightened up considerably on the
speci al exception regulations. WlIl, special
exceptions are particularly inmportant today if



you're going to build housing that's different than
was there before. For an exanple, we built a large
life-care facility for senior housing that has
assisted -- or rather independent, assisted, and
nursing all in the sanme buil ding where people could
live in their old neighborhood in a new hone in a
new |ifestyle, and it was very popular. It has sold
out. It has been sold out since we got it built,
but we fought like crazy. And now they have
tightened up the infrastructure

So what |'msaying to you is the public-
private partnership that was referred to by the --
by both of the earlier speakers is absolutely

essential. The public elected and appoi nted
officials have to understand that it is division of
the city or the county or whatever -- the town -- to

revitalize that city.

And what this programis all about is
revitalization of cities. It's not an affordable
housi ng program Al though affordabl e housing for
| ow and noderate-income people is very nmuch a vita
part of it, that is not the overriding purpose or
vision. The programis to revitalize the cities,
and we need to address sonme issues that will allow
it to be -- allow us to nove forward.

One of them!| can tell you that | worked
very hard on this year, and |'m di sappointed that |
haven't gotten any further -- | realize it's an
el ection year -- but the brown-fields |egislation
| was on Capitol HlIl, and everybody | visited --
probably 50 congressnen and senators -- everybody
t hought the brown-fields |egislation was absolutely
a good idea, and we talked -- | even tal ked about --
with ny folks in the Maryl and suburbs about specific
comunities. Just think what we could do there.

But we haven't been able to nove it along
because of the infighting politics. Well, that --
at the national |evel, does not send the nessage
down to the cities and to the counties. And that's
where you absolutely need the difficulties -- and
when | say that, | nean the difficult bureaucracies
renoved. And | know maybe you think, "Well, maybe

what he's tal king about is why it won't work." And
that's not true at all. | can tell you that we, the
buil ders, are very anxi ous and excited, particularly
-- and nost builders are natives of the town where
they're building -- of doing sonething positive and
| eaving sonething in their city. And they will work
hard at it, but they can't do it if the will and the
fortitude of those who are elected -- and when the
people start yelling "density -- we don't |ike
density, and we don't like spram" -- well, make up
your mnd what you want. And we've got to have
density if we're going to do in-fill projects.

['"Il just give you a couple of exanples



that | pushed forward in nmy county in the last few
years. And we haven't gotten where | think we ought
to be, but -- probably in your community you' ve
noticed a lot of strip shopping centers being
noder ni zed, being brought up to date. And a |ot of

schools -- elenentary schools being shut down for a
year or two while they're being rebuilt.
Wl |, suppose those strip shopping centers

were built four or five stories high. And over
those stores were built housing for seniors for
active adults where they could have their community
above the stores? It becones a small little

conmmunity, alnost like live-work units. Wy
couldn't that be done?

El enentary schools, why couldn't they be
built four or five stories high and, with
i magi native |and planning, you would have entrance
to single-parent apartnents on one side and the
school entrances on the other

I nnovative | and pl anning gets your nind
out fromthe codes that have held us back for a
nunber of years. There's a lot of ways that we can
deal with this, and what we're asking the mayors,
we' re asking the county councils, the town councils,
whoever the bodies nmight be, is to please suspend
any unnecessary, duplicative, and excessive
regul atory barriers.

We've got a bill in Congress now that
passed the House 418 to 7. | say "we" --
Congressnman Lazio put it forward, but we've been
very supportive of it. As | say, it passed the
House by a huge margin. |In an election year, we
can't get it out of the Senate. And it even
provi des incentives for uniformed fol ks who work in
the city to give themincentives to live in the
cities.

So there's a lot of things that we need to

be done, but | will tell you that with the kind of
cooperation we've gotten fromthe nmayors of the 16
or 17 pilot cities, out of all the cities in the
country, that's the exanples we need. | was just in
Col unbus, Georgia, about a week ago. Colunbus is on
the western border, right next to Al abana.

And | net with building officials -- our
HBA, our honebuil ders, and al so officials of that
city. And everyone of themtook an i mense pride
in, nunber one, they had all put -- they had agreed
years ago, as a coalition, to have a one-cent sales
tax i mposed upon them And they've raised three-
quarters of a billion dollars in the last ten years.

And they showed ne a denonstration plant
for treating conbined sewage flow, both stormdrain
and sanitary together, and showed ne sone
Hormebui | der Care projects they had done, and a river
wal k. And the city -- everybody | talked to -- took



great pride in this public-private partnership.

So there are sonme wonderful exanmples. In
t he booklet, | pointed out to you, Pittsburg,
Cincinatti, certainly Dayton -- up in New York
around the Buffalo area -- but throughout the
country there are many exanpl es.

W'd like to talk to you nore about them

and obviously the tine is short today, but |I would
urge you to keep in mnd that we need everybody's

support to make this programwork. | call it
"BAM TY," which is B-A-MI1-T-Y, which neans "build a
mllion in ten years." Everybody has to conme up

with an acronymin Washington. But it's really the
MIlion-Home initiative. W call it that at NHB.

But if we're going to build a mllion nore
than we woul d have built in the next ten years, then
the maj or obstacle we have to overcone is the
barriers to going back in the cities and the
creativity that we need to do this. And we can do
it. Thank you.

(Appl ause.)

M5. WACHTER: Thank you, Bob. You can
tell how nuch he cares. And we really are gratefu
for that.

We are now going to turn to David
Li stokin, who's going to talk about his research on
overcom ng barriers to housing rehab in cities. And
perhaps he will nmention our G owing Smart, which is
research that we are doing in PD&R to revitalize
codes to make it easier to build in cities.

PRESENTATI ON BY DAVI D LI STOKI N

MR, LISTOKIN. Thank you. 1'Il keep ny
remarks brief. W' ve recently been doing work on
housi ng rehab, and 1'd Iike to use that as a point
of departure to comrent on the in-fill new
construction that's been conmented on the MI1lion-
Home initiative.

I'd like to start by exanining the
rel ative composition of construction in cities,
bet ween rehab and new construction. Echoing Fred's
conments, it's very hard to neasure, but if you
| ooked -- in 1990 to 1994 -- and if you | ooked at
the conposition of residential construction, it was
overwhelmingly rehab in many cities. It was 60 to
80 percent in Ceveland, Baltinore, and a nunber of
other jurisdictions. It was 50 to 60 percent --
again, this is the rehab conprising 50 to 60 percent
of the value of residential construction in Detroit,
Phi | adel phi a, San Franci sco, and \Washi ngton, D.C

So what you have is that in cities -- at
| east traditionally, are rehab-dom nated, and that
really limted consuner choice. And | think one of
the i nmportant acconplishnents of the MIIion-Hone



initiative is this broadening of consumer choice, so
that if I want new housing, I'mnot just limted to

suburbs and exurbia, but I can go, at least in
nodest nunbers, to cities, as well.

Now, the good news, when you're | ooking at
in-fill, is that it's a lot easier in many
i nstances, relative to rehab. You don't have to
deal with lead paint. You don't have to deal with
asbestos. Rent control isn't an issue. Trades is
| ess of a problem You have a full econony. It's
hard to get people to do new construction. |It's
harder when you're doing retrofitting, as opposed to
new construction. And so, again, that's further
good news.

The chal l enging news is that many of the
constraints to doing the rehab you al so confront
when you're doing in-fill, as well. And I'd like to
just touch on three areas -- acquiring properties,
| and-use, and financing. And good progress is being
made to address those chall enges.

So if you're doing rehab, one of the first
problenms you run into is to acquire a property.

Wel I, when you're doing in-fill, one of the problens
you run into is acquiring a parcel. You can't
identify who the owner is. The owner may or nmy not
be willing to sell, my not be willing to sell at a
reasonabl e price, especially given the presence of

back taxes and charges and the |ike.

Well, their are best practices being done
to address those hurdles. Cities are reducing the
amount of tine it takes to do tax foreclosure. You
have redevel opment authorities assenbling parcels
and witing down the cost of that acquisition. |
mean, frankly, that was the one thing urban renewal
did very well, and we can use that to good stead
currently with respect to in-fill. There's also a
writing down with respect to infrastructure costs.
And so again, we have a parallel problem but we
have sone good progress being made with respect to
in-fill.

A second problem area that crosses both

rehab and in-fill concerns |and-use. When you're
doi ng rehab, you have various | and-use issues. The
sanme thing is true when you're doing in-fill. You

may not have a hi gh enough density. You may not
have the zoning for multi-famly, which, after all
is the way we provide affordable housing -- or at
| east the way we traditionally did them You may
have linmitations on ni xed-use.

Well, the good news is that we're
begi nning, at least in selected instances, to
address those barriers -- increasing density for

single-fam |y detached, allowing nulti-famly
al | owi ng m xed- use.



There are still some challenges in this
area. W have to reform building codes. W have to
ref orm subdi vi si on nmeasures. W have to reform how
historic designation and controls affect in-fill new
construction, because we're going to have new
construction in historic areas. But you have these
probl enms, but good progress being made to address
t hose chal | enges.

A third area deals with financing and
affordability. It crosses both the rehab and in-
fill. The solutions are the same. You take every
subsidy that's not nailed down -- block grants, HOVE
nmoni es, HOPE-6 noni es, affordabl e-housi ng program
noni es fromthe federal home | oan bank. You use
noni es fromlocal housing trust funds. You tap
resources from state housing finance agencies. You
couple that with affordable nortgages from FHA and
the GSEs. Again, good progress being made.

There are lingering challenges in
financing. | think there's nore rhetoric with
respect to extending financing in urban m xed-use
than in reality, even though we're beginning to work
on that. There are problens of appraisal. Wen

you're doing a rehab, the appraisals often cone in
under what the cost is. You have simlar issues

with respect to in-fill, even though we're working
on it, problems with closing costs. In nmany cities
-- Philadel phia is one -- closing costs are very

high. |It's ten percent in Philadelphia. 1It's 20
percent of the acquisition price in Rochester. And
it's an issue, but we're beginning to work on it in

order to deliver the in-fill new construction.

Now, I'd like to conclude with just sone
general observations. | think the MIIion-Hone
initiative has good timng. | nean, when you go
back to urban renewal, urban renewal had terrible
timng. It cane forth in the '50s and ' 60s.

| mmigration had been curbed back in the '20s. The
'50s and '60s was the era when baby-booners were
bei ng born. Now the denopgraphic cycle has changed.
I mmigration is up, the baby-boonmers are aging. So
again, the timng is much nore supportive for in-
fill and urban renewal .

The nunbers are doable. A nmillion hones
is a challenge, but it is a doable nunber over ten
years. | nean, that stands in contrast to whatever
-- six mllion subsidized housing goal of Kaiser and
Douglas. You couldn't do that. A mllion hones is

achi evabl e.

Let me just conclude with two thoughts.
VWhile it's inmportant that we're addi ng new
construction to the rehab enphasis in cities, we
have to, of course, recall that there's a continuum
of responses here, that you're going to be
delivering cosnetic rehab at whatever -- $40, 000 a



unit; the gut rehab, at $80,000 a unit; new
construction at whatever -- $120,000 a unit and
above. So we have to | ook at that continuum of
responses.

Lastly, | think the mllion-hone goal will
be achi eved, but we also have to keep in mnd the
sustain-ability. |It's easier to get people in

houses than to keep themthere successfully. And to
do that, we have to tackle the big chall enges of
public safety, education, and taxation. Thank you

(Appl ause.)

M5. WACHTER: Qur | ast speaker will now
tal k about the transfer of know edge as part of what
we' re about here. So we turn to Doug Porter, who
will give us interimresults of case studies and
best practices.

And while he's coming up, | just want to
note that in your binder, you have David Listokin's

research, as well as Doug Porter's.

PRESENTATI ON BY DOUGLAS R. PORTER

MR. PORTER: Thank you, Susan. | do want
to point you to the -- | only have less than five
m nutes, and | have 57 prograns to tell you about.
| think we'll do without that. That's five seconds
a piece. | propose not to do that. | propose to

have you do your homework and | ook at the tables
that |1've put on the tables there for you.

The first table, Table 1, summarizes what
we found out in our survey of six cities and the
ki nds of prograns that they were undertaking that
fit intothe MIlion-Honmes initiative. And you will



see -- Chicago, Cincinnati, Houston, Sacranento, San
Antoni o, and Seattle as the places we chose to | ook
at -- you will see there the range of things they're
doi ng.

In each place, we found really inaginative
ki nds of prograns. W found very enthusiastic
peopl e involved in those. W found partnerships
bet ween buil ders and the local city agencies and a
whol e set of really interesting i deas about how
cities can go about producing these mllion hones.

And that, in fact, was our conmi ssion from
the U S. Conference of Mayors, was to try to
identify what was going on out there and describe

those practices. W also were asked to | ook at
particular practices in six additional cities -- and
you will see that on the second page of that first
table -- that |ooked to us like they were

i nteresting explorations -- somewhat different than
those other cities, where we | ooked conprehensively
at what they did. And so we have Baltinore,

Col unbus, Dayton, Denver, St. Louis, and Tanpa

t here.

| don't know how we did this, but we ended
up with three Chio cities all together out of the 12
cities we | ooked at. That says sonething about
Ghio, | think. That's probably good.

The second table, the last table, is the
one that | really want to call your attention to,
because what we did here was to sort these kinds of
prograns out by seven categories of activities. And
these really sort of tell you the kind of thing that
i s going on.

It's already been nentioned that city
assenbl age of sites for housing is one of the nost
i mportant things that can be done -- fromtax-
del i nquent properties, abandoned houses, and so
forth -- producing these housing sites. And | would
only point out that -- as one exanple, the first one

there, the Chicago honme-start program-- where

Chi cago really has taken an entrepreneurial approach
to delivering these sites -- actually owning the

| and, owni ng the devel opnent, financing the

devel opnent, and nanaging it with a devel oper --

for-fee devel oper involved -- but neverthel ess,
keepi ng control over that project until it's ready
to sell. That's entrepreneurial, with a capital E
I think.

The second set of things is a city-
assi stance and devel opnent, financing and tax
reductions. W certainly know a | ot about those
from ot her prograns that have been going on for
years and years. Here, | think one of the
interesting things is Baltinore's tax abatenent
program and Maryl and's gap-financi ng program al
oriented to converting Class-B office buildings in



downt own ar eas.

You may know, if anybody -- if you're
around here, that Baltinore has probably an excess
of ol der office buildings, sone of them historical.
And this is a chance to convert themto housing,
either for sale or rental, which has been very
successful. There are a nunber of projects underway
al ready, and about eight or nine nore, and they're

even tal ki ng about havi ng al nost used up the stock
that they have available at this point.

City reduction of infrastructure cost --
Davi d Listokin mentioned that as an inportant factor
in all of these things. There's certainly waivers
of fees, certainly city infrastructure prograns that
are oriented to hel pi ng new housi ng get off the
ground. And | would nmention the -- in specific, the
two Texas cities, Houston and San Antoni o, which
have sonething called a tax-increnent reinbursenent
zone in which devel opers who go in to build housing
and front-end the cost of public infrastructure --
that is, inmproving, upgrading the infrastructure
that is there already, in some cases replacing it --
are then reinbursed through a TIF formula over tine.
An interesting i dea which seens to be popular in
Texas and maybe shoul d be popul ar el sewhere, as
wel |

Mayoral summits and housi ng agency
reorgani zations is very nuch part of the game. Many
of the cities we |looked at -- in fact, | would say
nost of them-- the mayors were out front in seeing
i n-town housing -- many tinmes downt own-f ocused
housi ng -- but neverthel ess in-town housing as a
real opportunity for making the city cone alive

And there were nmany pl aces where the
mayors had put together sunmit neetings, sometines
ext ended over time, to awaken people's interest in
in-city housing, to awaken builder's interest in in-
city housing, and to al so pave the way for getting
projects built beyond the N MBYist kinds of
opposi tion you might expect in sone cases.

Educati onal and information canpai gns sort
of ride right along with the mayor's interest.
Nevert hel ess, they've been very inportant in
bringing the word to peopl e about the kinds of

opportunities -- housing opportunities that mnight be
avai | abl e.

And there, | would point out, in
particular, | find interesting that G ncinnati hone
owner shi p partnership, which has put together a Wb
site which is extensive -- provides extensive
i nformati on in each of 51 nei ghborhoods throughout
C ncinnati. They have published a | ot of that

i nformati on in a nei ghborhood gui de book. They have
a training programfor real estate agents, which is
cal l ed Real Estate Anbassadors, to show themthese



nei ghbor hoods and show t hem why they shoul d be
pushing for their own business in those
nei ghbor hoods. And altogether a reaching out to the

conmuni ty about the possibilities of in-city
housi ng.

Regul atory relief is very nmuch sonething
that, of course, the builders have been interested
in fromthe beginning. This is -- and in all of the
cities -- there's been sone noverment to try to
sinmplify the usually over-conpl ex sets of
regul ations, to try to provide ways for builders to
nmove t hrough the system expeditiously. And there
are a variety of ways that have done that.

Chicago is permtting self-certification
of pre-approved designs. |f you' ve got a design
approved for housing, and you want to do it again
somewhere el se, you can self-certify that it's going

to be workable. In Houston, the builders
associ ation actually put together a white paper of a
whole set -- | don't know -- of 22, 24

recomendat i ons about things that they would like to
see done to renpve obstacles to building in the city
of Houston. And nany of those have been foll owed up
with already in the brief years since they finished
t hat white paper

Nei ghbor hood conservation is sonething
that -- I've listed three here -- but all of the
conmunities are doing, in one way or another. And

only mention it to say that all of these cities have
-- or nmost of the cities, | guess | should say --
have really understood that nmany of their housing
efforts have to be targeted at certain nei ghborhoods
that really show a ot of promse and are willing to
work with themand are willing collaborate to push
t he program along. And so they have tended to focus
on 10, 12, 15, 20 nei ghborhoods as places in which
they could really nmake things happen and put the
properties together, the sites together, and target
their spending to those areas.

That's what | have to say to you, and now
you have to menorize all of this for a test in ten
m nut es.

(Appl ause.)
M5. WACHTER: Thank you, Doug. Do we have
any @ and As? |If not, we will go directly to a

short filmclip on the program of three of the sites
-- a programin Baltinore, Dayton, and Houston. Are

there any questions for -- Yes?
VO CE: It seens regional planning has
taken a back seat -- (inaudible, off mke) --

M5. WACHTER: Mayor, would you like to
respond?
MAYOR TURNER: Wl |, again, when | was

speaki ng about the issues that cities | ook at, and



really what are our responsibilities for stinulating

mar ket -rate housing with the cities, those really

aren't issues that we need suburban cooperation for
Qur projects have shown that if we go into

a nei ghborhood and we nanage the project -- we do
| and assenbly, we clean up the nei ghborhood -- that
people will move in, and that they will acquire the
houses, and that it will bring a revitalization of
t he nei ghborhood -- crine goes down, val ues go up
commercial services follow them And yet we renmin
with very diverse -- economically diverse
nei ghbor hoods.

And so in that we really -- that is an

effort that we have to make on our own in | ooking
i nto our nei ghborhoods.

Now, issues of dispersal of |owincone
housi ng and then being willing to accept housing
that would allow for dispersal, of course continues
to be an issue. And it is one that we do not have a
| ot of suburban cooperation on, even though our
regi onal planning organization has in it policy
obj ectives that have been adopted by everyone that
there woul d be dispersal. Wen it actually conmes to
pl anni ng conmi ssi ons, zoni ng conmi ssions and the

city councils voting, you have an array of issues
that result in, usually, blockage of those type of
proj ects.

Qur goal was to try to grow our
popul ation, not really displace the popul ation that
we have, and attract people back to the city. W're
-- our goal is to build 2500 housing units --
single-fanmly housing units by the year 2003 -- the
aver age househol d, about three persons per
househol d, to put us on our way of growi ng up an
initial 10,000 people in the city.

M5. WACHTER: Thank you. Bill, did you
want to add?
MR. APGAR: | would just turn around and

talk to Gene, because he will tell you sone ideas
com ng out of the Conference of Mayors. Sone of the
regi onal cooperations conme fromlocal governnents
understanding that if collectively they don't dea
with the problens, they will all suffer.

The Treasure Valley partnership that Myor
Coles, in Boise, Chio, is -- they got together --
they held up in a room-- "they" being eight or ten
muni ci pal officials that covered this beautiful
vall ey that they could see the growth ruining it.
That was ruining it for the people of the city and

the outlying jurisdictions. And they signed a
conpact. There was no federal requirenents, but
t hey signed a nutual pact to do sone stuff together
and t hey have done wonders.

Qovi ously, the federal governnent can
encourage -- and we have been working on providing
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sone positive carrots for coordi nated regi ona

pl anni ng. Qur regional connections program as you
know, has been sonething we have been pushing on the
Hill.

But the other thing, of course, is just to
recogni ze that these regi ons are econom c regions.
And everybody has a stake in the value of the
economy. | nean, again, the Conference of Myors
tried to nake that point in sonme work they did which
poi nted out that the Washington netropolitan area
is, like bigger than Spain, or whatever it was -- |
mean, it's a major force. And the folks in the
city, and the folks in the suburbs are |linked by the
health of that broad region, in terms of the quality
of jobs, the range of jobs.

And so | eaders across the country are
com ng together at the regional level to say, "Hey,
if we're going to be conpetitive in the world
econony, we nay have to put sone of these

di fferences apart."

A particular exanple is Mayor Archer in
Detroit, who said we can sort of watch over the
decline of the industry in the Detroit region, or we
can col lectively, city and suburbs, build an econony
for the region that benefits both cities and
subur bs.

So there are sonme exanpl es where, out of
nmut ual self-interest, people are pushing beyond
t hese boundari es.

MS. WACHTER: And often this comes around
-- oh, go ahead. Yes?

MR LISTOKIN: You're seeing the regiona
pl anni ng coordi nation in ways that were | ess obvious

than in the past. You may not have, |ike, 895

cl eari ng houses, but you have netropolitan planni ng
organi zations with TEA-21. | nean, the -- where you
had growt h managerment -- | nean, that -- in effect,

states saying, you know, these are 12 goals, you
know - -

M5. WACHTER: David, |'mgoing to have to
cut us off, because this is really another topic
whi ch we could spend, profitably, another hour on.
Suffice it to say that Gene has publication on this.
I'"msure you can get it on the Conference of Mayors.

There are 20 or 30 or so best-practice functiona
regi onalism-- but the wonderful thing is, this is
self-help. City nmayors can do this on their own.

Unl ess there are key questions on the
M1 lion-Homes -- because | pronised 5:00 o' clock
then -- question?

VO CE: | do have a question. Ws there
any inner-city opposition as to where devel opnents
occur? | think one thing that happens is that -- ny
granddad told ne, "Always bring your fattest pig to
the fair," and second, "the squeaky wheel may not



al ways get the grease."

So sonetines mayors have particular parts
of their jurisdiction that are primed for
developnent. I'mcurious as if there have been, you
know, nei ghborhood groups as to where that
devel opnent doesn't occur

M5. WACHTER: So NIMBYismin the city,
stoppi ng the redevel oping of the city. Mayor?

MAYOR TURNER. |'msorry, | thought he was
asking have we targeted --

M5. WACHTER: Are you aski ng about
NI MBYismin the city?

VOCE Well, inthe city -- there's only
so many places you can build within that city. So

in Dayton, the places you have built, has there been
an outcry in the areas of the city where that
devel opnent did not occur?

MAYOR TURNER: Actually, we broke up the
city into three different circles -- what we called
urban mature, urban eclectic, and then suburban
The suburban, obviously, we manage differently. W
| ooked into the al nbst traditional suburban nodel of
pushing infrastructure in those areas to stinulate
stimul at e honebui | di ng, which i s happeni ng.

The urban mature is the area right around
downtown in a circular -- all the nei ghborhoods were
in asimlar condition. They were not necessarily
in sinmlar economc condition and, certainly, their
makeup was di fferent. But we focused on the inner
ring, and we have been junping around that ring.

And right now, there is not a nei ghborhood
that's in the center ring that does not have a
mul ti-mullion dollar housing project that is ongoing
or has been launched for single-famly rehab and new
construction.

So although initially, when we did our
first nei ghborhood, there was concerns that people
were not going to be able to enjoy this throughout
the city. The -- and, by the way, this is ny

seventh year as being mayor, so it's -- we've had
time to get around the city. The -- by show ng that
it worked, we were able to sustain it, and we wll
-- we are going all around downt own.

M5. WACHTER: Thank you. GCkay. Oh, |ook
W do have insistent -- nobre questions. Go ahead.

VO CE: Just a quick question and a
conmment. In terns of how you account for the
success of this, |I think the idea of having a
basel i ne and | ooking at the growth makes sense,
because cities are nore attractive, there's nore

hones being built and renovated, and this -- and you
shoul d take credit for all of that -- but, in
addition to the aggregate nunbers, |'mjust

wondering if, in terns of what Doug Porter just
presented and what Mayor Turner just presented,



there are specific things going on in different
cities.

M5. WACHTER: Let ne answer that directly
W will have pernits city by city, so you will be
able to link it to the prograns in the city and then
be able to go to the city and say, "Were are these
being -- where are the pernits being issued?" So
you will be able to actually track it by city.

VO CE: |Is there a nechanismput in place

-- if not, | recomend it through this great
coalition -- for the cities to report in documenting
all the projects that are being done that they're
assisting, so you get both the aggregate nunbers and
the actual specific initiative along the lines of
what Doug has done.

M5. WACHTER: Doug, do you respond on your
effort?

MR. PORTER: In the programthat would
provide a regular tracking --

VOCE: Wat |I'msaying is -- Fred
descri bed what we've got. \What |'m suggesting is

sonmeone |ike, you know, nyself -- (inaudible, off
m ke) -- tal king about econonic devel opnent in
Washi ngton, D.C. -- | think it would be great for

the cities to be able to report in and say, "W've
got these, you know, 237 homes to be built in these
| ocati ons which we have assisted, through these
various initiatives," |ike Mayor Turner described
and have that data available. And if you don't
al ready have that in place, | would recomend it.

MR. PORTER: Do you nean instead of paying
consultants Iike ne to go out and find it?

(Laughter.)

VO CE: However you get it.

M5. WACHTER: We do al so have a separate
obj ective base that we are going for. Thank you
very much. W are now going to see a filmclip.

(Afilmclip was shown.)

M5. WACHTER: | want to thank our
panelists for their work today and for all their
good work. | don't want to | eave this conference
wi thout briefly thanking -- no conference like this
happens without a ot of effort froma lot of staff.
| just want to recognize -- if we could bring up the
lights for a nonent -- sone of the people just
standing around in the corners -- but | would Iike
to put the light on for a nonent.

Leo Penny -- please put your hand up -- |

want to thank Leo; Adam Meyer, are you here pl ease
Kathy O Leary, are you here; and Donna Abbenante --
are you here, Donna; Ruth Roman, fromBill's shop
And you all -- (inaudible) -- and you all have
wor ked exceedi ngly hard.

It was all about partnerships. This is --
a MIllion-Hones is a partnership which is



extraordinarily inportant for our nation. |It's al
about opportunity and rebuilding communities. W
al so have a partnership at PD&R with the research
conmmunity and practitioners.

And be sure to pick up our panphl et out
there to | earn about other ways of joining with our
efforts. And, once again, thank you for being with
us.

(Appl ause.)

(Wher eupon, the proceedi ngs were adj ourned
at 5:15 p.m)



