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March 18, 1977

COMMITTEE REPORT
RENT CONTROL COMMITTEE

At the meeting of the.Research Team on Wednesday,
March 16, 2977, members agreed that they were not yet
ready to send out a report and a proposal on the
testimony recelved at the first meeting.

They thereZore scheduled another working meeting for
Thursday, March 31, 1977, at 8 p.m. in the Walnut
- Room of Ci%y Hall. The hearing has been postponed
until April 21, 1977,at 8 p.m. in the City Council
Chamber. Of course both of these meetings are open
to interes<ed members of the public.

Enclosed are the minutes of the February 26, 1977,
meeting of the Research Team and copies of written
testimony submitted at that time.

For the Committee,

Lok b

Barbara Acxermann :
Chairperson



'REPORT ON THE GENERAL MEETING OF 26 FEBRUARY 1977

RESEARCH TEAM OF THE CITY COUNCIL COMMITTEE ON RENT CONTROL

PRESENT:
Rent Control Commitfee Ms, Barbara Ackermann, Chairperson
Research Team' Prof. Langley Keyes
| ~ Prof, Edwin Kuh
Mr, David Lichter
Ms. Anne Thomas
Ms, Jane Shister
Staff to City Council = Mr, Richard McKinnon
Staff to Research Team Mr, Kirk McClure

REFORT ¢

The Research Team met in the City Council Chambers on February 26,
1977 at 10:15 am, The meeting was called to order by Councillor
Ackermann who stated the purpose of the meeting as collecting the
questions and issues that the Research Team should address in
their study.

Presentations were made by:

Mr, John 3rode, Cambridge Pent Control Task Force, submitted
a memo,

Mr. Jim Peters, Cambridge Civic Association, submitted a
statement

Mr. Carl Barrons, Cambridge Property Owners Association,
subritted a letter and questions,

‘Mr, Charles Laverty, Cambridge Assessor, submitted questions,

Ms, Francis Ness,Harlow Tenants Association, submitted questions,
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Mr., Fred Cchn, Cambridge Rent Control Board, submitted
three memos,

Ms, Emily Achtenberg, Housing Consultant, submitted a statement
Ms, Barbara DeMarneffe, Landlord,'submitted questions,
Ms, Pat Matsumiya, Resident.

The meetingwas opened to general comments after the presentations

were made, The meeting recessed for lunch at 12:00 noon,

The Research Team met during lunch during which Prof, Keyes
chaired, The Rasearch Team discussed the time frame, the resources
available and the data required for the research. Alternative
approaches to the structure of the research were discussed., The
Team resolved that the purpose of the research project is to advise
the City Council on the impact that rent control has on development

goals in generel and housing goals in particular.

The afternoon session of the meeting began at 1:15 pm to discuss

the housing and development goals of the city that rent control
influences, Anong the goals discussed were the revitalization of
neighbdrhoods, home rehabilitation, income supports, housing quality,
diversity of the population, care for the elderly and family supports,
A distinction was drawn between the goals of the city and the mechan-
isms employed to serve those goals., Prof. Keyes closed the meeting
by summarizing the goals of diversity of the population and revitali-
zation of the neighborhoods as those to be examined for rent control's

impact. The reeting was adjourned at 3:00 pm.



December 1, 1976

MEMO
TO: Rent Control Bcard

FRCM: Fred Cohn - We havs now been administering a rent control program for
five years. It is time we take a close look at the'sﬁbject matter of our
efforts, and the probable effects of our policies. Housing is a valuable
community resource; it is increasingly difficult and expensive to replace.

We are now learning that resources are limited and must be conserved.

Therefore, rent control must be designed to preserve our housing rather than

allow it to be usec up and ultimately abandoned. What is the nature of the

housing we are to care for?

Dwelling units are a series of interwoven systems; the structural
frame holds up tﬁe building and provides support for all the other systems;
the weathering skin keeps the weatﬁer out, lets in light and keeps in heat;
the mechanical systems provide heat, power, water and dfainage. The walls,
floors and ceilings are grouped as interior finish. The frame, if protected

by an intact skin, will last for centuries, but the other systems all have

— —

lives of more than a generation but less than a lifetime. These systems are

—— —

always on the wéy to obsolescence and replacement, but the process is slow

and easily overlooked.

—
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People who are not involved with building and have not owmed a home
seem to think that with proper maintenance a dwelling will continue to serve

" indefinitely, But if you examine the Cambridge housing stock you will find

that a large part was built before indoor plumbing, central heating, or

electrical service. Furthermore, the original roofs were probably wood

shingles, now banned as a fire hazard, and there used to be Very many more

—

—

chimneys. If you look closely, you will find the relics of earlier plumbing

(high tank toilets) and old heqting systems (gfavity warm air).

A time lapse picture with dates would be marvelous to instruct people
in the way we change the skin and much of the insides of buildings, leaving
the foundation and frame more or less undisturbed. The dwelling is more like
an automobile than we realize; but it sits on a heavy pile of masonry over a

hole (usually) and it's easier to remove and replace its systems than junk it.

——

If all this dynamic activity is taking place, why are so many pecple
who do not own.homes oblivious? The answer is simple: Most families try to
put their nest in reasonable condition, or find a nest in reasonable shape
before raising their family. Kitchens and baths are often modernized,

adequate wiring is installed, and the place is painted. Therefore, children

particularly of the middle class, generally grow up in a dwelling which was.
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MEMO TO: Rent Control Board FROM: Fred Cohn Decembef 1, 1976'
at a reasonable standard when they became uware of it; sxni the period of
their preserce in the nest is short compared to the 1life of thése systens.
They see tbeir family trade-in cars, but'the'house seems to go on without
much work.

But owners of older houses have discovered that there comes a day
when the plqmbe? annoances that some sectioh of piping.can no longer be
patched up and‘muét be subjected to radical surgery. - or the eleétrician
informs them that the electric panel in their house cannot take any
additional load.

Therefore, such homeowners know that a dwelling needs periodic

major investment as well as continuous maintenance. Many of these major

‘investments may be postponed without serious consequences for a few years.

Thus, wartime rent control does little damage; usually, the resources for

major system replacement are not available anyway during a war. But

Cambridge has now had Rent Control for more than a war's length, and we are

headed for .rouble if ihe effect of Rent Control is to stifle the required

nev investment in replzcement and to encourage instead patch up repairs,

-3 -
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MEMO TO: Rent Control Board FROM: Fred Cohn December 1, 1976
The situaticn is tricky because the physical results are not
immediately perceptible. What is perceptible is the attitude of buildihg

owners. If we find that many of them have found that operation under rent
'_"—'-—\\ -

control is so difficult and unprofitable that'thev_are deciding not to

—

invest in the updating of their buildings, then we have set in motion a

—

—

mechanism to produce a vast slum. The decision not to invest implies a

— -

future policy of reduced maintainance, a loss of interest in the property.

If the balance sheets of these buildings show a net of diminishing worth,
the banks and other sources of funds will look elsewhere for opportunities
to invest, and our hcusing stock will not receive the attention it requires.

After a decade of neglect, we shall surely have abandonments.

Let me returr to the description of the various s&stems whichvmake up
a dwelling.

Foundations sometimes have problems; some bregk up because the
supporting gfoung is unstable; some brick foundation walls laid wih lime
mortar collapse, but zhese p:oblems are special and nonrecurring. We will |

treat foundations as permanent systems, not requiring replacement.

-4 -
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MEMO TO: Rent Control Board FROM: Fred Cohn Decemoer 1, 1976

Yost of the older dwellings wes are congsidering hevs wood framss.
~
The frame includes the walls, the floors and the miscsllareous beams znd

girders which combine to hold the building up. The frame also includes the -
boards on the outside, but not the outside finish, such es clapboards or

shingles; it also iacludes rough underfloors, but not the finish floors.

And it includes the lumber under the roof. These parts of a house are all

protected from the. weather and wear by the outside veathering skin and the

i

inside surface finishes. They will last for centuries if the other systems

— —

are intact.
—_—

The outside weathering skin includes the roof surface, the siding,
the windows and docrs, and the system, if any, for disposing of water from
the roof, the gutters and downspouts. The weathering sysiem now includes

insulation and vapor barriers.

Let us look at the changes in the last fifty vears or sa. Asphalt

shingles have replaced wood shingles; wood will burn and is not permitted

anymore, unless fireproofed. Many houses are now equipped with dcuble-hung

windovws sliding up and dowm balanced by weights. Vood always swells and

shrinks with changes in humidity, and therefore a wood szch moving in a wood

_ 5
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fram:2 must be loose ih dry weather or it will jam when wet. Unfcrtunately,
the humidity is high in warm weafher, vhich means that windows swell in the
summer gnd“are tight, and shrink in the winter and become loose and drafty.
Today this seems bad, but no one used to_be concerned because fresh air was
needed in the house in winter to provide combustion air for the fireplaces
and stoves which kept people warm. A coal stove short{of oxygen broduces
carbon monoxide, and any fire smokes up a room if there is not a plentiful |
supply of air. Drafty windowé were well adapted tova house with fires in
individualvrooms.

Of course, this has all changed. The advent of central heating and
the banning of unvented oil stoves eliminated the need for fresh air for

combustion. But the idea was so strongly held that you will find that warm

air heating systems installéd in the 1920's regularly provided an intake duct

to the outside for fresh air, not for the furnace to burn but to supply the
- .

occupants of the house.

Today, everyone paying a heating bill would like a tight, well

insulated house, and there are some steps which can be taken to improve

-6 -
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BEO TO: Rent Control Board TFROM: TFred Cohn December 1, 1976

existing houses. Coubination windows are expecizs to cuil the loss through

the windows in half.. They are usually made of mstal and in operation are

S— ——

not as subject to changeé in humidity as wood windows. But in many old
Cambridge buildings the wood windows have served their time and should be
replaced with new prime windows, perhaps with insulating glass or storm

panels. It 1s easy to talk about maintenance, but maintenance of old wood

sash is very expensive; the glass used to be set in putty which hardened.

The putty tended to deteriorate and form cracké; a failure of the paint film over
the putty led to cpumbling of the putty, the glass became loose in the frame,
and the window had <o be taken apart. This involves heating the remaining putty
to remove it, the ramoval of the glass and the bed of putty behindvit, scraping
down to bare wood and then starting over with new glazing compound. It i; a
'lot of work. I have done it, and the results are still not as goéd as using
modern sash with the glass set in a groove filled with nonhardening butyl.

Also, modern sash incorporates metal or plastic weatherstrips which eliminate
~— - —

the old swelling - shrinking problem.
\h%________‘

All this detail is tedious, but it is given to show the kind of. choice

a building owner faces: He would like to rip out the old sash and put in

-7 -



MEMO TO: Rent Control Eoard FROM: Fred Cohn December 1, 1976

otherwise unsatisfaczory. Plumbing is two systems:: The large pipes are

the drains and vents; the small pipes are for hot and cold water. These

ey

Ay

systems converge at the fixtures; it may be interesting to start wiﬁh the
limits of this convergence. You would not like to think that the éontents

of the fixtures could re-enter the water pipes. You a;é all familiar with

the old cast ironAtu§ with the faucets and filler.mounted'on the tub just
below the rim.‘ For many years prior to 1932, there were warnings that such
an arrangement was uisafe because dirty water from the tub could be siphoned
back into the water lines if the water preésure in the supply pipes fell and
the tub was full. It happened in Chicago in 1932. There was a series of
deaths at a.hotel from a disease transmitted in this way; and below the rim
fillers without special protectors are now illegal. But the old ones are
still with us. The dacksiphonage is highly improbable; and we live with risks
which are very costly to eliminate and not likely to affect us. But ;uch tubs

should not be reinstalled if a bath id done over.
The copper water fubing which we now install with soldercd joints was

introduced abouf_i?@). So far, it seems to work well. But there are miles-

-9 -



tEHO TO: Rent Contral Boaﬁd FROM: Tred Cohn | December 1, 1976
of old galvenized we!z2r pipe joined to old brass pips ari corroding rapidlr
iv. our houses. It all must be replaced soorsr or later, =nd it is

probably uneconomic t> continue it in service; it needs replacemént.

Drains and veats were for a long time made of cast iron joined by
fitting.the end spigot of one piece into the enlarged bell of the-piece
below, packing the joint with oakum and pouring lead on top. Thi% system
is durable if made of extra heavy grade cast iron. But a lot of standard,
or thin wall, pipe was installed, and it tends to give out. Replgcement is
going to be necessary, and expensive. Threaded galvanized'iron pipe with
special recess fittings was used for drains starting in the twenties; it
tends to rust througk and plug with debris. Copper tubihg in larger sizes

for drains came into use after World War II and is rsasonably durable, but

expensive. Now we are permitted to use plastic pipe in smsller buildings.

—

This material is highly resistant to corrosion and has a smooth interior,
\

reducing the. tendency t°42}3§;_ It is also quite inexpensive. We hope it l§§ts.

When a bathrcom in a dwelling begins to give trcuble because the drains

are slow and not fixed by the usual methods, or leaks develop and replacement

- 10 -



MEXO TO: Rent Control Board FROIi: Ered Cohn December 1, 1976
psrus are not readily found, the owner and his plumber can consider the
alternatives: Patch it up and live with it or start over. After reading
this description of the life expegtancies of the drain system and water

system, you begin to realize that it is not usually the fixtures that give

major trouble, but what is in the walls. Fixtures are surprisingly cheap

compared to the piping.

-

But if you start to work on a bathroom, you very quickly find that
when you disconnect the fixtures to get at the piping below, things do fall
apart. I don't want to get into a detailed exposition on toilets; you know
that the old model with a copper tank high on the wall in a fine wood box
was replaced by the three piece units, with tank hung on wall connscted to
base by a brass elbow. - These are now being replaced by units with the tank

bolted directly to the base, or one piece units. Cast iron bathtubs with

no provision for showers are not attractive to tenants; people want showers;

——r—,

and showers use much less hot water, and save a lot of energy, and should be

-

encerraged. 0Old washbasins will go on working for a long time if lelt

undisturbed, but are expensive to work on. Parts are rare and expensive.

Therefore, if the owner is hopeful about his property he will put in a new

bath. 1If he dooé not, his building will nol only be antigque, it will &lso

- 11 -
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probably have rapidly increasing repair bills; end lezks Zrom antique
plumbing damage floors and ceilings, and can cause serious rot in the

structure.

Some Cambridge houses have the remains of four or five heatiné
systems: Each served its day and was replaced when it wore out or was
producing pdor results. We have talked about stoves and fireplaces in in-
dividual rooms: This method is still found in a modern form, using gas
kitchen heater stoves and individual gas heaters in rooms. Central heating
started with gravity ot air, firéd by hand and without a blowgr. Next came
steam; then gravity hot water, forced hot yater, forced warm air, and electric
heat. I am not going to describe each system in detail, but certain trends

can be identified.

Basically the ccre of a heating system other than electric consists of &

‘_fire in an enclosed container, with smoke vented to the outdoors; during the

last hundredtyears the fuel has ranged from wood to coal *o 0il and gas.

And the method of pustong the fuel in the fire has changed from hand stoking

—

to automatic,
IRttt tai

Then the heat ia  the furnace must be distributed to the rooms; This cean

-]12-
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done by having air passages around the fire box, and ducting heated air to

——

———

rooms, by boiling watzr and distributing steam in pipss with condensed steam

flowing back as water, by heating water and having it circulate by gravity or

—

However, ce;tain systems can be controlled to produce just the amount of
heat desired in each room. We are all familiar with steam heated buildings
where wigdows of some:.rooms are left open to moderate the heat, while other
parts of the building are chilly. No one worried much about this when fuel was
cheap but today it is clear ithat fuel is expensive and limited and it is contrary
to public policy to vaste it.

Therefore, just as we need to insulate and tighten the weathering shell of

the buildiﬁg, so we must install heating equipment which delivers the heat where

— ——

it is needed, and not out the windows. This can all be aécomplished, but not with

fifiy year old machinery.

—

We all now expect to use electrical appliances which were not even thought

of a few years ago, nor planned for when the wiring was installed. Furthermore,

-

the insulation on wires fifty years old has often lost its>resilience and has

crumbled. Many fires are attributed to faulty electric wiring, and it is clear

that much must be done to make the electric systems in homes both safe and suffi-

cient.
-13-
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All these minutiee about parts of buildings ald up to a single crucial

mescage: The mechanical systems of buildings have limited useful livss even

-

with the best possible maintenance, and the Rent Board should set rents which

ensure that landlords will be able to make these replacements as they become

necessary. It is not enough to say that we will make individual adjustments
.—__—_-———4

long after the investment has been made which will allow the owner to fecapture
| .

—

the cost of the investment. The rent structure must provide enough money on a

current basis to permit the continuous investment which is required. This can
——

only be financed out of the net income; if you look at rents and expenses since

1970, you will find that over this.period the net income in dollars has been

almost level, while 1he cost of building replacements has about doubled.

The Board may well require that owners teke care of their buildings, but

it must at the same -ime set rents which make it possible for owners to do what

~ they need to do to szrve their tenants.

apr—

~14-



Memo from Fred Cchn

Section 1 of Chapter 36 finds that our housing emergency was
created by:
1. Housing demolition
< _
2. Deterioration of a substantial proportion of the hausing stock
u.___.._.—.

‘30 Insufficient new housing construction

4. Increased costs of construction and finance
————— -

5. Infletion

T ————y

6. Inflix of young people

7. The cesirability of Cambridge as a place to live.

!

It further asserts these factors have "resulted in a substantial
and increasing stortage of decent rental housing accomodations especially
for families of low and moderate income and for elderly people on fixed
income and abnormally high rents".

Section 1 concludes with some generalities about the consequences

of not controlling rents,
My purpose here is to focus on the problem as perceived by the

legislators; this may help the Rent Board with its deliberations about



Memo from Fred Cohn

the general adjpstment.

Of the seven enumerated items above all except Item 5 reiate to
market conditiorns in housiﬁg. .Cléarly; demolition and deterioration
removg dwellings from the housing stock; increased costs prevent rapid
addition to the stock; thus the supply of housing is seen as falling.
On the demand‘side, there is reference to the influx of young people and
the general strong demand found-in Cambridge.

When demand is strong and the supply inelastic; there are -
opportunities‘to raise the price. The phrase "abnormally high rents"
refers to rents set to take advantage of the market imbalance: These‘
the act seeks to prevent,

That is our charge today. No one has authorized us to create

r

and administer a vast income transfer scheme, to tax one segment of

— .

our society for the benefit of another. What we are to do is prevent

rent increases which are "abnormal". But we are equelly required to
— T ——

grant tu owners a fair net operating income, which we can infer means

setting rents which allow for normal increases. All actors in our

economic system try to preserve or improve their positions; the Rent

—

Board formula allows owners to preserve their positions, but not _

-2 -



Memo from Fred Cchn

improve them.
—

Insofar as we can; we shpuld set rents at levels which are
quite close to what a cémpetent conservative manager would choose,
giving proper attention to his costs, to costs of replacementbof elements
of fhe building, and to a moderate return., What we must prevent is the
speculative activity of those who would make a quick profit by taking
advantage of excess Gemand.

If would be very‘helpful if we had accurate information op how

many families were unduly burdened by rent. The data from the 1970

census are that /514 of households pay less than 25% of income in rent,

T
‘ - \ N\
15% pay between 25 and 35% and 30% pay over 35%; We know tha§’7%? of the

-

PR

last group had incomes\under $5,006}OO But we do not know the family

size or age of these hoyseholds. Clearly, a siﬁgle person can afford

\

L

to devote a much higher p%oportion of income to rent. There appears to

be no information available to help us to count the families who are

\

pressed. ﬁ
N
But we do know that a majority\of families were paying less

)

than a quarter of their income as rent in 1970.

- 3-



Memo from Fred Cohn

These families ape entitled to protection against sudden

opportunisti rent hikes; byt they can afford to pay normal>increases

in rent based on the Rent Boarq formﬁla. There would certainly be no

basis for 1nferr1ng from anythlng in Chapter

36 that we were to requlre

an involuntary subsidy for their be

nefit fronm owners,
\‘

This =811 leads to g Simple conclusion: Rent Control is g tool
F\

of limiteq usefulnesgi_

but often unlettered, owners to

Pay their €Xpenses, have money for replacements ang an income Somewhat

protected fropm inflation,

It is for this reason that I have advocated recognition of the

1967 base, The Board's 30% ad justment,

over 1967 left owners worse off

1967 by several percent. If we adopt 1973 as 5

than they hag bzen in




‘Memo from Fred Cohn

adoption of new base years for general adjustments. Otherwise, we are

< ——va

e

going to create a situation where rents by general adjustment fall so

far. below. rents by individual adjustment that more and more owners cosr

will either come in for individual adjustments, or sell to someone

else who is willing to take on this burden, The less we grant in
—— T——

general adjustments, the greater the probability'of an individual

adjustment, and the bigger the sudden hike in rent which the individual

—

adjustment will grant,

Thus, my preference is to make -an adjustment which recognizes

all cost increases since 1967, but only adjusts half the net income,

-5
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The 1977 General Adjustment raises a question which the Board

has never analyzed or dealt with before: What is the prbper relationship

—

of the rents set by general adjus tments to the rents sst as a result of

<

individual adjustments.

—

' The Board adopted the present individual adjustment formula in
1972, We have appl-ed this formila in hundreds of cases; and the Boafd
has yet to receive a concrete proposal to change the formula.

However the Cisparity between the rents set by our formula for

-

individual adjustmerts and by general adjustments has now increased

—

g oy

alarmingly because we have not made general adjustments of proper amount.,

The Rent Board charts show what has happened: 1In 1972 - 73 rents
by general adjustment were about 90% (154/172) of the formula rent, In
1976, this ratio is 79% (172/218).

It is futile to argue whether owners have dealt with the erosion
of their income by catting down on essential ordinary operating expenses,

principally maintenaice, or whether they have simply adcepted reduced net

income. Whichever v ew you prefer it ] inevitably to a gradual
———

wrecking of our hous_ng.




This follows because the only expense over which an owner has
much control is maintenance. If he cuts dowm on maintehance, the
deterioration of the dwellings simply accelerates, ané owmer and tenant
both lose.

If for purposes of discussion, we assume that the owner
cbntinues to operate hié building as before, ?is net income in dollars
will be no mofe thaa it was in 1967. . Meanwhile-the cost of major
replacements and renovations has more than doubled since 1967. This
brings it about tha: he will not have the funds to make these vital new
investments, withous which'the building will simply become obsolete. |

It must be clear that if the value of the permitted net operating

[

income is allowed to fall as sharply as it has, a prudent owner would

have a great deal o trouble justifying to himself or a lender a further

investment in the same property.
han ‘\

It is my proposal that the Rent Board by general adjustments

adjust one hulf the median net by the change in C.P.I. income. This can

———

also be expressed as adjusting the entire median pet by one half the

increase in C.P.I.
S— N




There is no magic in the fraclion one halfo. But observe that the
Rent Board is often asked to have the impact of inflaticn shared between
owner and tenant, acjusting one half the net results ix sharing on a
50 - 50 basis.

it also happens that the adjustment mandated by Regulaﬁion 70,
setting rents at 303 over 1967, closely approximated e 50% adjustment of
the net after adjussing expenses. When the Rent Board adopted
Regulation 70 in thz Fall of 1972, there was very little'opposition and
no legal challenge. The Rent Board then as now explained that rents
set by the General Adjustment would be somewhat lower than an owner
could obtain by an individual adjustment. But a vast majority of owners
found thaf they could}live w?th this difference rather than gé to the.
trouble of an individual adjgstment.

Geﬁeral adjustments must continue to satisfy the overwhelming
majority of owners, or we will be inundated with petitions. The staff

N‘-

now estimates that in 1975 - 76 it cost $3.84 per dwelling to make a

—-—

general adjustment, and over $80.00 per dwelling to meke an individual

adjustment. , The potential burden on the City can be czlculated rather

(_—__’_'____,__t
-3 -



- easily: There are about 20,000 controlled units.

It is also Zmportant to remember that almo;t &ll buildings have
had capital improvements of one sort or znother since he adoption of
rent control and w:ll continue to do so. Under our rules, an owner must
petition for an individual adjustment to receive any return on a capital
improvement. As the number and value of these capital improvements in
any building accumulates through ﬁhe years, the situation tends to push

owners to petition where they might not have done so a few years ago,

unless the general adjustments are reasonable.

Thus a practice of allowing the ratio of net by general zdjustment
to formula net to fall produces ever increasing pressure on owners to

petition. For those small owners who find the individual ad justment

procedures of the Fent Board very burdensome, this situation is a

powerful disincentive to doing anything to improve their buildirgs.

This leads ne to my last point: We are well on the way in

—

Cambridge to producing a two class system for property owners. Ve have
\

—

the well organized investment property managers who have all the middle

O

-4 -
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class skills in recordkeeping and bookkeeping, who coms in regulariy

< T —

for individual a@justments and. are doing reaconably well, This group
includes also those who can obtain tax abatements ifrom the Appellate
Tax Board.

Since these cwners tend to have bﬁildings'with manf dwelling
units and relatively high rents, the unit costs to thenm for processing
a petition are nét Iigh in relation to the increased rents obtained.

The small owner who is not a full time property mansger is at the
other extreme. He is often not skilled in presentation of financial
affairs, has records in disor@er, and has a regular job which conflicts
with days spent at rent board hearings. Because his hLoldings are small
and his renﬁs usually lower the return from a Rent Board petition is
proportionately much lower.

Such owners are dependent on general adjustments; and the Board

is aware that the City Council, the legislative body row responsible for

our activity, has expressed concern that smell owners be treated fairly.

Therefore, I -1irge the Board to consider seriously adopting a policy
of adjusting one hal’ the median net in sddition to operating expenses in

a general adjustment.




CITY OF CAMBRIDGE

MASSACHUSETTS 02139 - 6~ 7-876-6800
Barbara Ackermann

City Councillor

February 25, 1977

To: Rent Control Study Committee

From: Barbara Ackermann

Relevant City Policies

Neighborhood Goals:

The City has endorsed the concept of neighborhood stabiliza-
tion and revitalization. A diverse population is to be
maintained with an emphasis on providing a suitable environ-
ment for families.

Code Enforcement:

Bring up to code and maintain all residential buildirgs in
standard condition. :

Rehab and Conservation:

Emphasize rehab cf existing stock rather than on new
construction.

Home Ownership:

Preserve and expand opportunities for home ownership.

Assessment :

Compliaﬁce with the State Tax Commission, who gives approval
to the City Assessors for abatements and adjustments.

Rent Control:

Regulate rents and control evictions.

Assure that rents for controlled units are at levels
which yield t> the landlords a fair net operating income.



CITY OF CAMBRIDGE
678 MASSACHUSETTS AVENUE
CAMBRIDGE, MASSACHUSETTS 02139

TeL. 661-0400—C401-0402-0403 - 0404

RENT CONTROL BOARD
J. Kenneth Griffin, execurive oimgcron
Peter D. Stanton, assistant DIRECTOR

- MEMO .- - - = .+ . . FEBRUARY 26, 1977
TO: STUDY COMMITTEE OF THE RENT CONTROL SUBCOMMITTEE OF THE
CAMBRIDGE CITY COUNCIL
FROM: J. KENNETH GRIFFIN
SUBJECT: SUGGESTIONS FOR THE RESEARCH PROGRAM TO EVALUATE RENT
CONTROL AS PART OF A TOTAL HOUSING STRATEGY -

This memo reflects my personal view of a research program
and should not be taken to represent the views of the Rent Board
or of its individual members.

I recommend that this committee begin its'design of a research
program by making a decision as to how it should proceed. I suggest
that if the committee is to be productive and successful it must be
certain to begin with the "basics" and make certain the "basics" are
followed., I suggest the following "basics" are required for a fair
research program to evaluate rent control as part of a total housing

strategy:
1. Design a plan
2. Keep the plan current
3. Base the plan on actual needs
4., Include information sources in the plan
5. Inplgde in the plan specifications for;

i.) .. information development
ii.) information maintenance
- iii.) information use

6. Specify resources necessary to follow the plan



Designing a Plan—

I recommend a plan which is designed to answer general
categories of questions at varying times which will endure for
decades and not a plan designed to answer limited questions for
a particular point in time. The design of the continuing plan,
as opposed to a static plan, is a more difficult task but its
rewards are well worth the effort.

The continuing plan must be based on information development
maintenance and use with short and long range objectives.

The short range aspect responds to budget realities and the
need for immediate responses to a limited number a questions.
Implementation goals in the short range are expressed as completed
combinations of development, maintenance, and use activities. When
a goal has be attained it will mean: that a development effort has
generated specific automated data elements; +that the maintenance
effort is operable and certifies a level of quality that meets
predetermined requirements consistently, even over the long run;
that a processing capability exists to apply the data responsively
to at least one actual information need, with more potential needs
- to follow. |

This phased epproach makes small segments of the data base
available for use in the shortest possible time and is preferred
over the alternative that focuses until there is completion of the
development of the data base, then on maintenance, and finally on
data use.

The long range aspect provides the basis for a long term ‘
- commitment which is essential in building a reliable information
capability. . Long term simply means that no time limits are set in



advance of annual budget approval. Thus, small or irregular funding
levels are patiertly invested to complete a segment of the total
picture while the added costs from annual inflation and lost oppor-
tunities continue to accrue.

It may be necessary to use the plan to secure the commitment
of the City Council, Manager, and Departments effected to enable
the committee to implement the plan. It seems reasonable to assume
that the Council, Manager, and the Departments will support a long
range program only when - ‘there is a clear understanding of the
investment required over time to satisfy the needs of the plan and
the return that investment will give to the City.

If properly dev1sed the plan will serve the Clty in various
ways for as long as information is required. The plan should provide
an approach for identifying future information needs and arriving
at solutions. It should provide a benchmark against which new needs
and the resulting development, maintenance, and use solutions can
be costed and timed4. It should provide an incentive to maintaiq
a constant vigil for funds and for opportunities to reduce costs.

A plan should provide a positive atmosphere in the face of
uncertain funding where potential information needs are considered
when the are first recognized, thus preserving valuable lead time.

" The plan can provide improved opportunities to share the information
development yeilc from complementary activities ongoing elsewhere
in the City.

Keep the Plan Current-

Prepare the plan in the form of a working document rather than
a finished report. Then use the plan in the periodic review of
goals against-achievements--at least every six months for data
development and maintenance, and more often for the more frequently

modified data use activities-- reassess the City's information needs -

and reaffirm information application priorities; document progress;
review data sources for quality and completeness; update the plan

.



_accordingly.

Base the plan on actual needs-

Key the plaxn for information development and use to priority
needs for researzh and planning activities or milestones. Prepare
the plan as far in the future as it is possible to predict information
needs, at least two and one half years ahead. A plan based on only
a single budget year, prepared six months in advance, may not provide
sufficient lead time to coordinate data related'activities, to test
a method or a program before incorporating it at full scale, or to
obtain alternative resources should it be necessary to do so.

- Information development can easily extend beyond a single
budget year depending on the funding level and the. -scope of the
desired information capablllty ' :

Maintenance is required during the entire life of the information
system. The mairtenance activity varies closely with development
in the early implementation period when a high proportion of errors
need correction end information use is relatively small.

Information use grows as the reliability of the data improves,
the d&dta base exrands, and as applications produce timely and usable
results at afforcable cdsts. As implementations of the plan con-
tinues and data epplications increase, maintenance is less used as
a support for development and becomes more responsive to data use.

Include Information Sources-

The plan must identify and inventory relevant information
sources available to the Study Committee from the City Departments
and elsewhere, in manual and machine processable form. Identifying



a data element and its source is alone not sufficient to determine
its acceptability. The process used to generate or collect and
maintain each potential data element must be clearly understood
before-a decision is made and then well documented for data elements
included in the accepted data base. The following considerations
should be among those to be made by the Committee in arriving at

a deciSion to include or exclude an element;

1. the data element should be continuously available

2. the definition or validity of the data element should not
vary without ample advance warning . -

3. constraints placed on data use necessary to protect
privacy should be weighed carefully

4. accuracy and completeness or reliability of each data
element should be determined '

5. ‘the format for each data element should either satisfy
requirements or be capable of necessary modification at
~an affordable cost. —

Attached as exhibits to this memorandum are Summary Forms
which contain outlines of the relevant information sources avail-~
- able to the Committee from City Departments. The forms have been
prepared by the Rent Control Department as part of the Department's
continuing effort to improve information available to the City.
In addition to information available for the Committee from the
City, other sources should be investigated and deveioped.

Include Specifications in the Plan-

I recammend that the plan should detail the information
development process necessary to include each data element not
yet available in an acceptable automated format (automated format
is required for a lasting program). The term "development" is
defined as the construction of data files available to the Committee
required by the research program. It includes the tasks necessary
to collect, code, edit, automate, reformat, and insert data in a
predetermined computer processable file format. Data can be in



a raw state, never having been captured for use in an organized
fashion, or it can be in machine processable form, but out of date
or created to someone else's specifications (see attached summary
forms under "automated"- left center of each form).

A procedure must be designed to perform thses steps taking
into consideration complementary data development efforts funded
elsewhere in the City. Job responsibilities must be clearly
defined for each step in the procedure. Some of these steps should
be as follows: ' |

design data collection forms

write routines to select computerized data

schedulz and purchase necessary supplies and services
develop codes and instructions

transcribe data in a form suitable for conversion to
a machine processable medium

6. develop procedures to detect and correct errors

S L SN U\ R

The plan should include detailed maintenance procedures
covering each elsment in the automated data base. The term
"maintenance" is defined as the replacement of data values with
correct or more recent values. The value of a maintenance system
for the data cannot be overstated. It forms the basis for a fair
research program. Some of the steps to detail maintenance procedures
should be as follows:

review and adjust accuracy and completeness standards
detect errors and missing values |
design forms to transcribe changes

establish arrangements for obtaining change information
from acceptable sources for the life of the program

B S
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periodically collect changing data values
code and transcribe changes on transaction forms

[&))

7. convert, edit, and correct the update transactions



8. 1insert the updates into the data base
9. check the results and provide an audit trail

10.  support a history file tracing the changing values
for selected data elements.

The plan must describe specific applications of the data
base and relate them to the research aétivities of the Committee
and to the planning activities of the Council. 'The specific
applications are the "data use" which is defined as the generated
applications of the data base, or the specific results achieved in
response to questions on a day to day basis (in the long term).

The purpose of this meeting of the research team is to
"develop a set of questions as part of the design of a research
program." (see the proposal for the procedure for a research
program as amended December 16, 1976- attached) I have been asked
for'my thoughts s to what questions might be asked. Given the
present status of the available data to the City I do not believe
any questions car be asked which will evaluate Rent Control as part
of a total housirg strategy other than questions which are designed
to obtain information to be used to form a data base. When a data
base is developed the questions which can be asked might be as
follows: |

1. What is the house number of each individual housing unit
in the City?

2. What 'is the unit identification number of each housing unit
in the City?
3. - What is the street name for each housing unit in the City?

4. How many housing units are in a property at a unique
location in the City?

5. What is the zip code for mailing to each individual housing
unit in the City? '
6. 1Is the housing unit is a building containing residential

units only, or are there commercial or industrial units
also? . ' : '



7. Is the housing unit under rent control, or is it in
public housing, subsidized housing, or is 1t exempt
from rent control? Why?

8. .What services are provided to the housing unit?

9., Who ownes the housing unit?
I can go on and on to describe the important data elements which
are necessary to have to form a data base from which a research
program can begin to ask questions to develop a strategy. I suggest
that it is simple too early in the process of designing the program
" to be able ask the detail of information or data use. What must
be done first is to describe applications notvspecific questions.

From a data retrieval request (question) originating with a
planner (study ccmmittee person or member of the council) or from
a staff professicnal (research assistant or City Department employee),
computer systems, programming, and operations specifications are
developed to deliver a particular pfoduct (the answer to the ques-
tion, if there it an answer). Some of the specifié information
necessary to develop a useful information product is as follows:

1. What output mode is requlred
i. interactive
ii. imrediate access
iii. batch
iv. rerote
2. What type of output is required
i.g cathode-ray tube :
ii.) printed report- _
a) listing and sort sequence
b tabulation
c) graph
d) map

iii.) punched cards

iv. punched paper tape
V. magnetic tape, disc, or drum
vi. microfilm or microfiche

3. What-will be the production frequency
i.)...one-time

ii. as requested

Siii. periodically



L. What will be the input mode
i.g interactive
ii. remote

5. What will be the content of the input
A i.g dasa elements
ii. constant values

6. What types of computations and tests will be performed
with the data

7.  What will be the output format and size.

Specify Resources Necessary to Follow the Plan-

Data is one of the key resources for an effective research
effort. The other key resourses are people, software, and hardware,
and the plan which documents the methods and procedures that bind
the resources together in an organized, but not necessarily centralized
system. Decisions affecting these resources will be more heavily
influenced by outside considerations - how the City plans to
supply data processing services - than those decisions concerning
the data design cf the plan.

People perfcrm the following information related functions;
1.) Administration

Systems analysis

,Prograrming

Computer operations

Data ccnversion

[C AN B ~ R GV N}
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Clerical

Software provides the means of communication between people
and hardware. User oriented packages perform certain specialized
Jjobs and sometimes allow people with little or no programming
background to create, maintain, control, and use their own data
base. High level programming languages provide the means to
develop sets of instructions efficiently directing the computer
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to produce specific outputs. Operating systems provide the means
to control all cf the various jobs submitted for processing at the
computer site. ' '

Hardware ccnsists of the component devices connected by cables
or communication lines that under software command quickly perform
the required operations on an automated data base. The hardware
is the computer. |

The City has many automated data files as is demonstrated
by a review of —he attached summary forms for various departments.
The City does not have an effective or effecient software and
hardware assortment to use the data files in existance or to create
additional needed files. The City does not have the people trained
for systems analysis, programmihg, computer operations, or data
conversion. Therefore, the Committee and the Research Team have.
two alternatives; have the City obtain the necessary resources
or; have someoxne other than the City provide the Resources.
I recommend that the City must obtain the resources and further
recommend the following package:

People- Existing personnel (Management and staff)

Software- PDP RSX - 11 interactive operating system which

is required for the operation of ADMINS (Applications
langurage package). This software includes ADMIS which allows
“existing rersonnel to communicate with the particular hardware
on-which FDP RSX - 11 ADMINS operates.

Hardware- Digital Equipment Corporation (DEC)

1 PDP 11/70 96K words main frame (or with modifications of the
equipment to follow, a PDP 11/34) Either a PDP 11/34 or a
PDP 11/79 is required in order to be able to use the above
software - '

1 TU/16 dual density tape drive
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11250 LPM high speed printer

1 DH 11 communications port - capacity, 16 CRTs

16 VT 52 Crt terminals

2 RP 06 disk: storage drives (352 Megabytes) |
1 key to tape or key to disk off-line data conversion medium.

The people, software and hardware recommended would allow
all departments with information useful to a data base for housing
studies to be connected to the computer and maintain the data base.
In addition, it would provide the Committee and Study Team a direct
line to the data base and allow for instant, or nearly instant
research and data use.

Conclusion-

If the City had a plan for the use of a housing related
data base and if the plan was possible to implement because it
was based on a detailed data base operating on and with the
recommended hardware and software the City of Cambridge would
never cease to benefit from the products produced.



SUPEHUF{;FORM

GEOGRAPHIC OR ADDRESSED BASED INFORMATION

DEPARTMEXT . Building
DATE:_December 1, 1976 PERSON(S) :__Mr, Charles Sprague

ACTIVITIES GENERATING INFORMATION :

Provides permits for construction, alteration, demolition, occupancy. ’

INFORMATION CONTENT AND ORGANIZATION : . :
AUTOMATED : MANUAL

None : _Actual permits and 3" x 5" swmary
A - card file in property location
sequence containing type of permit -
permit number - # of DUS - Owner -
Date - Contractor's name. - Other
miscellaneous information.

OTHER POTENTIAL USEFS:

Rent Control, License, Planning & Commmnity Developmént;'Assessor

PROCESSING NEEDS: Ncne discussed. :
Automation of permit oreration would facilitate a more vigorous enforcement of
city and state codes ard regulations through shared address-based file.

INFORMATION NEEDS: SOURCE:
Unreported constructior starts,occupancies, Assessor - Water -
‘alterations or demolitions; activity that Rent Control - Planning &
starts prior to permit filing. Community Development -
Health - Fire

INFORMATION SHARING POTENTIAL

GENERAL ATTITUDE: Gcod. But needs must be more closely asseséed._
POSSIBLE FUNDING SOURCES: |
DATA BASE(S): - .

METHOD:




SUMMARY FORIM .

GEOGRAFHIC OR ADDRESSED BASED INFORMATION

'l"”PR"’“-"T“"“'_,._‘kzrJ.sigg_,H.QJgsz.nff,__.Am‘hor1’r‘;c_h____.____.___._._..__~ S

Several: October. 1976
DATE: and December, 1976  PERSON (S): Dan Wuenschel

ACTIVITIES GENERATING INFORMATION :

Maintenance of public housing - federal and state programs

INFORMATION CONTENT AND ORGANIZATION. _ ,
AUTOMATED ‘ ‘ . MANUAL

Rent collection and maintenance data ‘ " Leased Hotsing Progrem
for public housing projects .

OTHER POTENTIAL USERS:

Rent Control, Plamning & Community Development. C :
RC has ownershlp, location and market rent data for all 1eased hou51ng units.,

PROCESSING NEEDS:

Listings and tabulatioas of rents for all apartments, and rent averages for
buildings with any leased housing units. :

INFORMATION NEEDS: SQURCE :

Rent by apartment for all buildings Rent Control
containing any leased nousing units. '

INFORMATION SHARING POTENTIAL

GENERAL ATTITUDE: Excellent
POSSIBLE FUNDING SOURCES: CHA funds to automate 1eased hou31ng data

DATA BASE(S): Rent Board Master - expanded

METHOD : N_ot discussed.




SUMMARY FORM

GEOGRAFHIC OR ADDRESSED BASED INFORMATION

DEPARTIVENT:  Election Board

[

DATE:_December, 1976 PERSON(S) :_Ed Semp (Telephone)

ACTIVITIES GENERATING INFORMATION :

Voter registration
City Census

INFORMATION CONTENT AND ORGANIZATION :
" AUTOMATED . MANUAL

City voter registration and census file

OTHER POTENTIAL USERS:

Rent Control, Police, Fire, Planning and Community Deﬁelbpméﬁt

PROCESSING NEEDS:

Now being switched from outside service bureau to
School Board comruter

INFORMATION NEEDS: ' SOURCE :

None discussed

INFORMATION SHARING POTENTIAL

GENERAL ATTITUDE: Nc actual statement, but feeling is they want to control
- treir own data and prefer not to share.
POSSIBLE FUNDING SOURCES:

DATA BASE(S):

METHOD :




SUMMARY FORM

GEOGRAPHIC OR ADDRESSED BASED INFORMATION -

DEPARTMENT : _ Fire

October 7, 1976
DATE: December 16, 1976  PERSON(S) : Deputy Jelinas

ACTIVITIES GENERATING INFORMATION:

Fire prevention through inspection

Fire fighting

INFORMATION CONTENT AND ORGANIZATION : _ ’ '
AUTOMATED o o . MANUAL

UFIRS - Discontinued - . ~ Fire inspection reports
(Federally financed reporting system) - Fire incidents reports
(Maintained for over one year ’ 3
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