TR WAL

L, STREET J

© 1970 Dow Jones & Company, Iﬁt. 4l Rights Reserved.

EASTERN EDITION “WEDNESDAY, DECEMBER 2, 1970

No Vacancy .
‘Shortage of Housing -
In New York City Gets
Worse With Every Day
3 Alb.andopments, ) Witi\draWaI'
Of Capital and an Old Law

- All Exacerbate City's Crisis

D ———

Keeping an Eye on the Obits

‘By RICHARD STONE
Steff Reporter of THE WALL STREET JOURNAL
" NEW YORK-On a dark night six months-
ago, a shadowy figure stood before a dilapi-
dated, abandoned apartment building on Man:
hattan’s Upper West Side. Lifting a crowbar,
he wrenchied loose the sheet metal nailed over
the door of the dingy building. Then he ushered
his wife and their five children inside. :
That’s how Jose Rivera found a home. v
Today the Riveras. arestill living: in the
building they seized fromthe city’s Housing
-and Development “Administration—a building

the city had slated for destruction to clear the "

way for an urban rencwal project. Though the
city has taken no action yet—and, in fact, is
supplying utilities—it seems almost’ certain
that eventually the Riveras, dlong with over
150 other- families who. have become urban
squatters in recent months, will be forced to
vacate the building they seized with ‘‘the law
of the crowbar.” - : )

- That’s one reason that few people here have
resorted fo Jose Rivera’s tactic. But it may be
the only reason. For it is becoming harder and

harder to find a place to live, decent or other-

wise, in the nation’s largest city. New York is
suffering its worst housing ‘crisis in a genera:
tion. It is a crisis that affects every income
group, with' the possible exception of the very
" 'rich. It is also & crisis that, because of shifting
tides of population, tangled webs of politics and
an almost total lack of construction and mort-
gage money, seems certain to worsen. - * -
The Flight of the Dollar. L

The dimensions of New *¥ork's housing

shortage are vast. The rental vacancy -rate.is
below 19, not even one-fourth the national va-
cancy rate of 4.6%. Private building is at near-
_paralysis. . In large areas of the city, bapks
have stopped giving new -mortgages or renéw-
ing old ones. Increasing numbers of langlords
simply give up, abandoning buildings they can
- neither afford to maintain nor sell at any price.
‘Tenants, left with no heat, water-or ele
vacate such buil - in a Mg

© days.

When: thet happens, blight swallows.ip. whole
neighborhoods, almost overnight. ..
For most residents remaining in such areas,

thére is no exit. It is sot simply a
poverty. Even those who. mgdes P
their economic coridition, Tiid theps is.nip place
to go. Better neighborhbods are alréady ‘packed
tull, usually with lower-middie -indome  resi-
dents braced in defense againat wiiat they cdls
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7 At the same. time, more atfluent homeseek-
ers try-to squéeze fnto the ever fewer vacan-
cies in desirabie sections of Manhattan, push-
ing the monthly rents of ordinary, undistiy.'
guished four or five-room apartments to $500 or
higher. Those who can’t even find-that do not
80 much “fide” to the. suburbs as simply get
pushed. Thus, New ‘York suburban - home
prices, already the highest in the country, bal
lgon even higher, and the liomeseeker is. forced
to the exurbs, where he takes on an inflated
mortgage and a long, grinding daily commute. .

The solution to all that; of course, 1§ money
—money to build and money to rehabilitate.
It’s true that in recent months .mortgage
money has become more available at the same

‘time -that Interest rates have at last stopped”
rising. But in Néw York, landlords and bufiders’
are still victims of the flight of -capital. Just a
few years ago, interest rates here on consfruc-
tion and mortgage loans were 69, Today the
rate for.a two-year construction Joan is-109% &t .
best and more likely 129%. A would-be landlord
looking for a standard 10-to-15-year first mort-
gage can find a 10.5% loan at best and may
have to.pay 15%. A second mortgage is out of
the question. S ' :

A City of Empty Buildings = :

Even if a borrower in New York is willing to
pay those rates, he will find that banks have
simply cut off large areas of the city from any
capital inflow—a loan to build or improve in a

. neighborhood ‘that ‘bankers deem blighted or

‘even headed that way is simply not available,

All of which means that every day there are.
fewer housing units available in New York City
than the day before. Last year, for example,
6,700 units were either built or rehabilitated,
most of them financed - yith Government.
‘backed loans. At the same time, though, land-
lords were abandoning buildings that contained
33,000 units—making for a net reduction.in
housing available to New Yorkers of about 26,-
000 upits. O

So far this year building has.proceeded st a
pace slightly above last year’s—but abandon.
ments have accelerated to nearly 1,000 living
units per week. And city olicials fear that
landlords will walk away from properties en
masse this coming winter when maintenance
and operating -costs will almost certainly rige.
New York is thus in danger of becoming a city
that is simultaneously full of thousands upon
thousands of empty buildings ‘and thousands
upon thousands. of people with no place to live,
“Twenty years of slim cléarance in New York

: Qity have not eliminated as many housing unity

as has three years. of ‘abandonment,” says

urban renewal agency.

- Frank S. Kristof, an economist for the state's

£

So-it's not too surprising that in a final act
of desperation Jose Rivera forced his way into
afed six-story. building. on. the..West.

Mr. Rivera bad in the past five years
moved his ‘family four times from one run.
down, tiny apartment to- another, and he was

- far‘down on the waiting list of 135,000 familieg

who have applied for public housing. For ‘the
time' being, perhaps to avoid protests, the ‘city
is footing-the bill for heat, water and electricity
in buildings seized by squatters. But it insistg
1that next spring it will begin demolition of such,
buildings, oo L
To millions of. the:poor. or ‘near-poor like thé
Riveras, the villain of New York’s wretched
housing ‘crisls is, .of course, ‘the greedy land-
lotd; the: san Wwhocomes by otice a month to
" Please Turn to Page 29, Column 1 ‘

ANAL,



+

InNew York Worsens With EachDay

Continued From First Page

collect the rent but who never comes by to
patch up rotting walls or broken windows or
leakinfg pipes. But landlords all across the city
say they are in fact the victims, and the rate at
which many of them are simply walking away
from their buildings lends some credence to
that claim. B .

In dozens of what were considered respecta-
ble working-class neighborhoods only a decade
ago, a person can stand on virtually any street
corner and see several structurally sound but
abandoned buildings. In such areas, only drug
addiets and rats thrive. Garbage piles up,
crime skyrockets; and’-the working people-
trapped in the  area'stay home after dark. -As
abandonments multiply, real estate taxes
climb on the buildings for which someone still
claims ownership, driving more landlords

-away from their barely marginal investments.

Eli Cooper, a Bronx landlord who owns 12
buildings, points to one as typical of his predic-
ament. A city-authorized rent hike will in-
crease his revenue from the six-story, 24-umit
building to $20,800 this year from $20,000 last
year. Higher taxes will eat up every dollar of
the increase. Meantime, a new.city ordinance
that forbids the burning of high sulfur fuel oil
—it is a heavy pollutant—will force Mr. Cooper
to burn 205 more fuel this winter and pay
twice as 'much for it. )

On top of that, Mr. Cooper’s fire insurance
has doubled and his maintenance costs are

_ higher. (The halls of the building were recently g

. painted dark green; already vandals have de-

. faced them.) Mr. Codper figures he’ll take an
$1,800 loss on the building this year. “That .
means I have to neglect the roof (which leaks).

" I have to neglect the sidewalks and the paint-
ing of the fire escapes.”

As Mr. Cdoper suspends maintenance, of
course, the building will deteriorate further
and ‘become. more. expensive to .ryn._At that.
point—he is familiar with the cycle—old relia-
ble tenants will move out and be replaced by
poorer occupants with larger families that, in
turn, will mean even more wear and tear. Un-
less something stops that downward spiral—
and Mr. Cooper sees nothing ahead that will—
he may finally have to abandon the building.

Abandonment, of course, hits hardest at the
poor. In years past, as immigrant groups rose
to prosperity out of the slums, new vacancies
constantly opened up for new arrivals. But in
recent years that pattern has collapsed as
abandonment has chewed up over 100,000 units,
leaving ever fewer spaces available for the in-
flow of the newest poor—blacks and Puerto Ri-
cans. .

No One Moves

At the same time, New York’s archaic rent-
control law keeps the marginally poor whose
fortune is improving from moving out of slum
neighborhoods. Imposed during World War II,
that law regulates rénts in about 70% of the
city's private rental-housing units. It was modi-
fied somewhat last summer, but it still acts as
an artificial depressant on rents. New Yorkers
living in a fiveroom apartment for $100 a
month—and there are many who do so—are not
going to move out so long as they're alive, says
Nat Bloom, an economist for First National

_ City Bank. '

Thus, the typical source of better housing
for those escaping poverty—the vacated hous-
ing of. the middie-class-+is. scarce. A 1968 sur-
vey here found that 60,000 families with in--
comes of more than $16,000 & year were paying
no more than $150 a month—or 12%. of income
—for large apartments in good condition in .
sound neighborhoods. Meantime, 280,000 fami-
lies with earnings of under $3,000 a year were
paying rents of $75 a month—309 of income..
< Advocates of the rent-control law, which is
politically popular because, like a lottery, it
holds out to everyone the possibility of winning,
say that lifting controls would only hasten the
exodus of the white middle-class, who live in
the better of these apartmerts. In the 19605,
New York City lost 70,000 such persons to sub-
urbia.

Those who stay go to great lengths to find a
rent-controlled apartment. One married
woman in her late 30s pursued her goal—a
fiveroom place on Manhattan's fashionable
Upper East Side for under $200 a month—seven
days a week for 18 months, accordipg to Selena
Goudeau, a real estate agent. /’Finally, she
found such an apartment. .

Mariy don’t. Sarah Stein, a young film edi-
tor, says. each Wednesday morning she stands

" in line at a newsstand to buy a copy of the Vil-
lage Voice, a weekly newspaper known for its

classified ads of Greenwich village apart-

_ments, The line forms as early as 7. a.m. and

sometimes swells to 300 before the newspapers

~are delivered at 10. .

Replacing a Corpse

Others try to keep track of obituaries to di-
vine what deaths are creating rent-control va-
cancies. A New York public relations man who
lives in a rent-controlled apartment building

" recently learned of the death of a neighbor liv-
" ing in a bigger apartment. “I was on the phone

to the landlord within two hours after that lady
died,” he says, ‘“‘and I was too late. Someone
else liad already taken her place.”

Another New Yorker recently happened to
see two policemen wheeling a shrouded corpse
from a rent-controlled apartment building. He
hurried into the lobby to find. the superinten-
dent. “That’s a shame to see someone die like

that,” he commiserated, barely concealingv-hi'_s _
eagerness. '

“She was 92, snapped the super. It was

her time to go.” _ )
“till, it's too bad,” countered the man.
“But 1 suppose that does léave a vacancy,
doesn’t it?” ’
“Nope,” grinned the super. ‘‘She was my

. mother-in-law. I've got the apartment now."”

Partly because of rent control, rents on pri-
vate -housing built since 1947—housing - that
doesn’t come under the law—skyrocketed over
the past decade, sometimes as much as 60% in
one jump. After fierce public outcry, the city
last summer passed a law holding annual in-
creases to 5%. To no one’s surprise, several
major builders responded by withdrawing from
the city. And those that have stayed say they
can’t pry money from the banks. “We have

‘ peen forced out by the circumstances in' New

York,” says Richard Ravitch, president of
HRH Construction Corp., which has ‘built a
good deal of middle-income housing in Manhat-
tan over the years. :
A Matter of Money - .

Mr. Ravitch blames bankers, who, he says,
are free with liberal rhetoric about saving the

city but not so free with funds to do so. When |

Mr. Ravitch sought a loan to put up a 1,500-unit
building that would have included 200 low-in-

. come units, the chief executive of a major

bank evaded his request, he says, and finally
cut short the session by saying: “Now if you'll
excuse me I'm late for a board meeting of the
Urban Coalition.” o

Mr. Ravitch says that even with Govern-
nent-supplied construction money ‘niost build-
»rs no longer find it possible to construct rental
10using that the middle-class can afford. State
ind city agencies here provide low-interest,

)0% long-term mortgage loans, as well as par-

.“ial tax exemptions, to developers putting up
middle-income housing. In turn, the developers
are. limited to a 6% return on their investment
—and few builders are satisfied with such-a

No Vacancy: Shortage ofHousmg

’ P . - .
e : - . . . . o

low return. Those that do build under the pro-
gram say that 10 years ago they could put up
units that rented at $30 per room. Today, rents
per room on such buildings are coming in at a
minimum of $75. . . . -
“Based on the measure that one’s rental pay-
ment should be equal to about 259% of income,
that means a family must earn at least $21,600
to afford a ‘‘middle-income’” six-room apart-

ment. Median family income in this city is $8,-

300 and hardly one family in 10 earns $21,600,
Both builders and the city have turned to

Washington for aid—and failed. New York re-

quires about $48 million in Federal subsidies

“under thé 1968 Housing Act just to cover proj-
. ects now ready for construction. But Congres-

sional appropriations for those purposes will at
best total $20 million, according to the Citizens’
Housing and Planning Council, a non-profit
group. :

If, somehow, & New York City builder finds
construction money and comes up with a plan
for a profitable building, he is likely to be
strangled by miles of bureaucratic red tape or
hobbled by city politics. o

The experience of Duncan Elder, president
of Phipps Houses, a housing construction foun-
dation, is typical. He was vacationing in the
mountains one summer when an urgent phone
-call from a city functionary came: Could he be
in New York the next day to plan five blocks of
rebuilding for a decaying neighborhood? He

took the first train, ‘“‘eager to start building the
next day,” he recalls. .
Mr. Elder then ran into a den of city bu-
_reaucrats. After haggling with innumerable
government agencies, Phipps Houses now has
cl:g;gpleted one-third of the project. It began in
* The Phipps project was a victim of politics
for five years. Democratic city officials, fear-
f}ll that renewal would sweep away their old-
line constituencies, simply stalled Mr. Elder.
Wpen the Lindsay administration took office,
things got under way. Like a turtle. It took
three years to resettle the several hundred per-
sons living in the area slated for demolition
and rebuilding. Mr. Elder’s current cost esti-
mate of the project is $100 million; 11 years
ago, at its outset, the estimate was $30 million.
l?uilders run into similar tangles time and
again in New York, City politicians are sensitive
to the issue of ‘“‘community control,’”’.whereby
ngighbqrhood groups demand a voice in plan-
ning any new project destined for their area.
That leads to deadlocks that last years. And no .

. housing gets built.

That's unfortunate, says Albert Walsh, city
a.dnun.istratqr of urban renewal, but it’s also
unavoidable. Any mayor, he points out, has a

. vested interest in encouraging neighborhood

control. If he does not, ‘“‘the community is

‘going to rise up and vote the bastards out of of-

fice.”
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Anna Aiello “TO: THE HONORABLE MEMBERS OF THE CAMBRIDGE CITY COUNCIL
Joseph P. Barrell

Carl F. Barron

Charles Blevins RE: ADVERSE EFFECTS OF RENT CONTROLS

John J. Campbell, Esq,

Howard H. Gilbert

Robert A. Jones

gmxﬁumm:Z“ Enclosed, you will please find a reprint of an article in the
Donald H. Mercier December 2, 1970 issue of the Wall Street Journal. It should
Eﬁﬁﬁf?ﬁ?”“ make very interesting and valuable reading in view of the
hulgm;suw current situation on rent controls.

Chauncey DePew Steele, Jr.

Paul Watkins

This article might as readily be entitled '"READ IT AND WEEP --
FOR IT CAN HAPPEN HERE'.

There is nothing to indicate that the tenants, property owners,
or City Council of the City of Cambridge are any better or
worse than their equals in New York City. Therefore, there is
little likelihood that the job would be any more easily
accomplished here than there.

It is my belief that the members of the City Council are an
outstanding group of men and women, far above average in
intelligence, conscience,and ability. It is inconceivable
that such people would deliberately blind themselves to FACTS,
for any reason, whatsoever.

A1l of the arguments which I have presented to the City Council,
on previous occasions, are repeated here, on a most current
basis. These include the following:

1. Abandonment of housing units at a rapidly increasing pace.
2. Withdrawal of capital and failure to provide new capital
for housing for private industry by banks.

3. The adverse effects upon tenants and owners.
L. Debilitating effect upon entire City by downgrading all
real estate.

5. Problems with a new bureaucracy .
6. Confirmation of the practice of the worst gougers--relatively
high-income tenants occupying low-income housing.

7. The creation of an almost impossible situation that sees no
foreseeable way to be overcome because of the blindness of
politicians who ''pass the buck'' after they have destroyed

the wor1d's largest and wealthiest City. ’



I am sure that, with all of the facts before you, and in the light
of the development of parallel circumstances in Cambridge now,

as the result of rent congrol efforts for the past two years, you
may give very serious consideration to finding some other solution
to the housing problem and to avoid destroying the City in an
attempt to try to improve the housing supply.

As an example, you already have the following comparable situations
that have developed in the City of Cambridge:

1. A reduction in real estate values of 19%-30% particularly
during the past 60 days.

2. Almost no building by private industry ( a net increase of
only 12 apartments during the first 8 months of 1970).

3. No long-term financing mortgage money available from banks--
( call them, and check this yourself!)

L, 1 call upon you, as serious and conscientious-minded rep=
resentatives of this City, to give serious thought to
stopping this fiasco.

PLEASE DO NOT DESTROY THE CITY OF CAMBRIDGE..

b/b
enc.
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Communication from Carl F.Barron,Pres.,Cam-
bridge Property Owners Asso.Inc.transmitting

. reprint of an article in the December 2,1970
" issue of the Wall Street Journal relative to
- the adverse effects of rent controls

December 7, 1970



JOHN J. CRAPO
31 CONCORD AVENUE
CAMBRIDGE, MASSACHUSETTS 02138

December 31, 1970
Honorable Paul E, Healey
City Clerk
City of Cambridge
City Hall
795 Massachusetts Avenue
Cambridge, Massachusetts 02139

Dear Mr. Healey:

As recommended by you in our itelephonie conference of this -
morning, I am writing to you this letter.

This is to formally request the opportunity as & citizen of
Cambridge to speak before the City Council when it meets
Monday night, January L, 1971. I would like to speak as close to after

7¢30 P, M as possibles
Very jruly yours,
& G-’W’//




Communication from John J. Crapo, 31 Con-
cord Ave., Cambridge requesting an oppor-
tunity to speak before the City Council on
January 4, 1971 as close to 7:30 P.M.as

< possible

P e e g e~

January 4, 1971
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