" The Honorable Walter J. Sullivan
o . Cambridge, Massachusetts 02139

Voo Dear Mayor Sullivang

© meed for the Bills, . . .

 Tenant Senate

‘ / S#ato Modernization Committee -

May 30, 1969 |

City Hall |

¥ Ovér the past several weéks'the State Modernization Committee has |
been lobbying for two bills that are concerned with modernization of the SRR
State Housing Projects. Bnclosed are copies of these bills and explana- e il BIEaE §
o sl

tions of support from this Committee and the Citizens Housing and Plan-
. ning Agsociation. (House 2443 is presently being reprinted as House 5193, |
The enclosed redraft is inclusive,) B , : N o

~ The Committee requests endorsement of these bills by the Cambridge PR
~.City Council and appropriate communications to be sent to State Represen- .-
., tatives serving Cambridge and leaders in the state government, SR vt S

' We would enjoy the éef&ices of yoﬁr.gobﬁybffigé in setfing up a;f';la‘}

‘meeting of the State Representatives with this Committee to discuss thg¢:¢f" &

 Inaddition, we should most appreciste any individval discussions that N
. You might carry out with our Legislators. Of particular importance now are t*g : &
the Cambridge Representatives who sit on the House Ways and Means Committee: , .

~ Representatives Toomey and Hickey.
Sincerely, - = :fV '§

zglaulaju/és4ﬂ¢4>’

Dersley Green, Chairman =




Tenant Senate
State Modernization Committee
Cambridge, Massachusetts
May 30, 1969

We represent residents of 1700 public housing units in Cambridge. As we write,
there are two bills in Committee in the State Legislature that can vitally affect
residents in public housing across the state,

The need for thege bills is widely recognized by those who know public housing.
On April 30th, Senate President, Maurice Donahue, told tenant representatives from
several Massachusetts communities:

"Better housing is one of the things at the top of the list of
problems in the urban area,"

He suggested that we invite the legislators to the projects., "If
they see the projects, itl's going to be difficult for them not to
support the bill., This is compelling evidence.¥ "These same
problems exist state-wide." "I will give you a hand,"

"l see no reason why we shouldn't be successful,"

And on May 6th, House Speaker, David Bartley, added his support to the bills,

We urge your support of House 5193 for the following reasons:

1. All State public housing was constructed for temporary post-war use,
but is now occupied as permanent housing without appropriate renovation.

2., Public housing was designed for returning veterans, but is now occupied,
in part, by large families,

3. Public housing is supported by the state, but some projects may violate
the State Sanitary Code,

4, Tunds have been appropriated for Federal Modernization. Passage of the
parallel State Modernization bill will prevent residents of state-assisted
housing from feeling second rate,

5, The bill will allow up to $15 million of much-needed repair (through bonds

borrowed by the local authorities) at a maximum cost of only $750,000 to
the state,azuuafgd' P S ’Cf/ua

e,

We urge your support of Senate 1153 for the following reasons:

1. The present Statd rents are inequitable compared with the lower Federal
levels, This bill will make the rents equal.

2. With spiraling construction costs, the Commonwealth's subsidy, set at 2%
of original development costs, is severely inadequate. This bill will
raise the level, not to exceed 5%, and serve to help balance costs,

The Committee asks your active support:

1. To protect the Commonwealth!s investment,

2. To set back the level of frustration in favor of the growing sense of
purpose on the part of the tenants.



';u N N

PRESIDENT
John F. Bok

CLERK
Thomas A. Sullivan

TREASURER
Andrew A. Hunter

BOARD OF DIRECTORS
Edwin D. Abrams
Daniel J.Ahern

Hon. Oliver F. Ames
Ellis Ash

Tom Atkins

Mrs. Erna Ballantine
Julius Bernstein
Denis Blackett

Rev. Edward B. Blackman
John F. Bok

Richard Bolan

Leroy Boston

Gary Brazier

Rev. James P. Breeden
Oliver Brooks
Kenneth Brown

John Connolly
Joseph Courtney
John L. Culp

Mrs. Eva Curry

Dr. Edward Dreyfus
Hon. Michael S. Dukakis
Harry Durning

Roger Evans

Mrs. Ellen Feingold
Daniel J. Finn
Bernard Frieden

Dr. Count Gibson
Gerald Gillerman
Donald Graham
Justin Gray

Rev. Michael Groden
Edwin Hamada
Chester Hartman
Herman Hemingway
Mrs. Ruth Howe
Andrew A. Hunter
Carl Koch

Roland S. Larsen
Mrs. Helene Levine
David Liederman
James F. Linehan
Samuel E. Mintz
Mrs. Alan R. Morse
Hon. Mary B. Newman
Louville F. Niles
Edward O'Neil
Oliver Park

Theodore Parrish
Malcolm E. Peabody, Jr.
M. Daniel Richardson
Rev. Harold G. Ross
John Ryan

Mrs. Sadelle Sacks
Robert Segal

Thomas A. Sullivan
James Terry

William J. White
Robert Whittlesey
Adam Yarmolinsky

- EXECUTIVE DIRECTOR
Robert E. McKay

CITIZENS HOUSING AND PLANNING ASSOCIATION
of Metropolitan Boston, Inc.

7 MARSHALL STREET  BOSTON, MASSACHUSETTS 02108 « 742-3720

Public Housing Modernization (H-5193)
Public Housing Subsidy (S-1153)

The main problem in the state-aided public hous-
ing program is in the Chapter 200 family housing sub-
sidized by the Commonwealth and administered by local
housing authorities in the Commonwealth. The program
was initiated with Chapter 200 of the Acts of 1948,
All the units now existing were built before 1954,
None has been constructed since then.

Housing built under the Chapter 200 program is
still called Veterans Housing, since the original in-
tention of the act was to house returning veterans to
ease their way back into civilian life. Later, how-
ever, the Legislature allowed the housing to be used
also for elderly persons and families of low income.
The speed of the trend away from use of the housing for
returning veterans to low-income family use was pointed
out in the Final Report of the Special Commission on
Low-Income Housing in 1965. (p.20 ff.)

That commission found that the Commonwealth's
subsidy for such housing (2% per cent of original de-
velopment costs) was too low. With rising costs over
the years, the subsidy has become increagingly unsatis-
factory. Authorities are using their reserves and the
state program is nearing bankruptcy.

Under the circumstances, the authorities have
deferred much of the maintenance of these buildings.
With the trend toward their use for low-income fam-
ilies, the projects have had to house more children

-MORE-



-2-

than were initially intended. Many of them have had hard wear
and are badly deteriorated, some to the point where they cannot
meet the standards of the State Sanitary Code. Many tenants
could now legally withhold their rents under the Commonwealth's
Rent Withholding Law.

House 5193 will allow the authorities to borrow money (the
statewide limit is $15 million) for repair of the projects. The
program's cost to the Commonwealth, when the full amount is bor-
rowed, would rise to a maximum of $750,000 a year in subsidy.

The proposal parallels the federal program instituted for
repair of federally-aided projects last year. None of the federal
money can be used for state-aided projects. However, the mechan-
ism under the federal program for tenant involvement in planning
physical and social improvements in public housing hag included
tenants from the state-alded projects in Boston. These tenants,
whose rents are higher than those paid by tenants in federally-
aided housing, are becoming increasingly disturbed that there
are no funds to correct the physical deficiencies in their pro~ .
jects.

The modernization bill is necessary because not enough
subsidy has been available to housing authorities over the years
to allow authorities to keep up with deterioration of the build-
ings. The legislative Commission on Low-Income Housing recom-
mendec increasing the subsidy in 1965 so that rents between fed-
eral and state projects could be brought more closely into line
and so that authorities could accept elderly persons and poor fam-
ilies with less income than is now possible.

There is a bill in the legislature to raise the annual sub-
sidy for the program, S-1153. Both the modernization bill and
the subsidy bill should be approved this year to allow public
housing to fulfill its function adequately and to guard against
deterioration in the future.

Public housing in the Commonwealth exists in a context of
all the housing available to families of low incomms The fact
is that public housing shelters a fairly small percentage of low-
income families and individuals.
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There are about 44,000 units of public housinpg in both
state and federal programs throughout the state. However, the
1960 census (the last reliable information we have) found 320,187
substandard dwelling units in the Commonwealth, one-fifth of all
units. A total of 259,031 were occupied and 183,000 of them were
rental units, With the low rate of production of housing, the
consistent rate of demolition for highways and other public pur-
poses and the inevitable deterioration of housing because of age,
we can be fairly sure that the general picture is still the same
in 1969.

There is a close relationship between substzndard housing
and low-income families, as the Special Commission on Low-Income
Housing pointed out (p. 11):

Of the 259,000 households living in substandard
housing, 73,000 (28%) have annual incomes of

less than $2,000; 105,000 (40%) have annual in-
comes of less than $3,000; 137,000 (53%) have an-
nual incomes of less than $4,000; and 170,000
(65%) have annual icomes of less than $5,000.

The large number of families in the Commonwealth living in
substandard housing units accounts for the large waiting lists
for public housing. There are about 6,000 families and individ-
uals waiting in Boston now and the list is always growing,

There is an added problem because of an increasing short-
age of housing ’n the Commonwealth. Because of the shortage,
even substandard housing can bring good rents.

This demand for substandard housing, as well as the high
cost of labor and materials, softens the economic incentive fér
rehabilitating substandard housing. Recent studies have shown
that low-income families and individuals pay abnormally high per-
centages of their incomes for rent, often between 35 and 50 per-
cent. The recent study of rent level increases in Boston con-
ducted by the Simulmatics Corporation indicated that the poor
have been hardest hit by rent increases in recent years.

With the mounting costs of private rental housing, even
substandard housing, for the poor, it is critically impoxtant
that the public housing programs in the Commonwealth be preserved
and improved. Public housing, despite its deficiencies throughout
the state, still has the capacity to shelter the poor at low ren=-
tals. It is necessary to expand public housing, especially leased
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hcusing and rental assistance (programs in which the housing auth-
ority places low-income families and individuals in private hous-
ing and pays the difference in rent) so that we can scatter low-
income families and preserve the private property tax base of the
municipalities. We should strengthen the link between these pro-
grams and private rehabilitation of housing with state incentives
for rehabilitation. We also need many more units of public hous=-
ing in small clusters on scattered sites. (The Turnkey method,

in which the housing authority buys a completed building from a
developer who has built on his own land, is suitable for this.)

We also have to educate local housing authorities about the
various housing programs instituted in the past several years. A4
recent article by Chester Hartman (author of the Low-Income Hous-
ing Commission report) in the Journal of the American Institute of
Elanners pointed out that local authorities know little about new
programs.,

Perhaps most of all, we have to open up the restrictive ring
of the suburbs around the city through action by the General Court,
so that the poor gathered in the central city can have the same
choice of residence that was opened up by the VA and the FHA to
middle-class citizens after World War II.
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Tenant Senate
State Modernization Committee
Cambridge, Massachusetts
May 30, 1969

We represent residents of 1700 public housing units in Cambridge, As we write,
there are two bills in Committee in the State Legislature that can vitally affect
residents in public housing across the state,

The need for these bills is widely recognized by those who know public housing.

On April 30th, Senate President, Maurice Donahue, told tenant representatives from
several Massachusetts communities:

"Better housing is one of the things at the top of the list of
problems in the urban area."

He suggested that we invite the legislators to the projects, "If
they see the projects, it's going to be difficult for them not to
sunport the bill. This is compelling evidence.” "These same
problems exist state-wide." "I will give you a hand,"

"l see no reason why we shouldn't be successful,"

And on May 6th, House Speaker, David Bartley, added his support to the bills,

We urge your support of House 5193 for the following reasons:

1. All State public housing was constructed for temporary post-war use,
but is now occupied as permanent housing without appropriate renovation,

2. Public housing was designed for returning veterans, but is now occupied,
in part, by large families.

3. Public housing is supported by the state, but some projects may violate
the State Sanitary Code,

4, TFunds have been appropriated for Federal Modernization. Passage of the

parallel State Modernization bill will prevent residents of state-assisted
housing from feeling second rate,

5. The bill will allow up to $15 million of much-needed repair (through bonds

borrowed by the local authorities) at a maximum cost of only $750,000 to
the state.

We urge your support of Senate 1153 for the following reasons:

1. The present Staté rents are inequitable compared with the lower Federal
levels., This bill will make the rents egual,

2. TWith spiraling construction costs, the Commonwealth's subsidy, set at 2%
of original development costs, is severely inadequate., This bill will
raise the level, not to exceed 5%, and serve to help balance costs.

The Committee asks your active support:
1. To protect the Commonwealth's investment,

2. To set back the ievel of frustration in favor of the growing sense of
purpose on the part of the tenants.
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Public Housing Modernization (H-5193)
Public Housing Subsidy (S-1153)

The main problem in the state-aided public hous=
ing program is in the Chapter 200 family housing sub-
sidized by the Commonwealth and administered by local
housing authorities in the Commonwealth. The program
was initiated with Chapter 200 of the Acts of 1948,

All the units now existing were built before 1954,

None has been constructed since then.

Housing built under the Chapter 200 program is
still called Veterans Housing, since the original in-
tention of the act was to house returning veterans to
ease their way back into civilian life. Later, how-
ever, the Legislature allowed the housing to be used
also for elderly persons and families of low income.
The speed of the trend away from use of the housing for
returning veterans to low-income family use was pointed
out in the Final Report of the Special Commission on
Low-Income Housing in 1965. (p.20 ff.)

That commission found that the Commonwealth's
subsidy for such housing (2% per cent of original de-
velopment costs) was too low. With rising costs over
the years, the subsidy has become increasingly unsatis-
factory. Authorities are using their reserves and the
state program is nearing bankruptcy.

Under the circumstances, the authorities have
deferred much of the maintenance of these buildings.
With the trend toward their use for low-income fam-
ilies, the projects have had to house more children

-MORE-
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than were initially intended. Many of them have had hard wear
and are badly deteriorated, some to the point where they cannot
meet the standards of the State Sanitary Code. Many tenants
could now legally withhold their rents under the Commonwealth's
Rent Withholding Law.

House 5193 will allow the authorities to borrow money (the
statewide limit is $15 million) for repair of the projects. The
program's cost to the Commonwealth, when the full amount is bor-
rowed, would rise to a maximum of $750,000 a year in subsidy.

The proposal parallels the federal program instituted for
repair of federally-aided projects last year. None of the federal
money can be used for state-aided projects. However, the mechan-
ism under the federal program for tenant involvement in planning
physical and social improvements in public housing had included
tenants from the state-&lded projects in Boston. These tenants,
whose rents are higher than those paid by tenants in federally-
aided housing, are becoming increasingly disturbed that there
are no funds to correct the physical deficiencies in their pro~ .
jects.

The modernization bill is necessary because not enough
subsidy has been available to housing authorities over the years
to allow authorities to keep up with deterioration of the build-
ings. The legislative Commission on Low-Income Housing recom-
mended increasing the subsidy in 1965 so that rents between fed-
eral and state projects could be brought more closely into line
and so that authorities could accept elderly persons and poor fam-
ilies with less income than is now possible.

There is a bill in the legislature to raise the annual sub-
sidy for the program, S-1153. Both the modernization bill and
the subsidy bill should be approved this year to allow public
housing to fulfill its function adequately and to guard against
deterioration in the future.

Public housing in the Commonwealth exists in a context of
all the housing available to families of low incomms The fact
is that public housing shelters a fairly small percentage of low=
income families and individuals.
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There are about 44,000 units of public housing in both
state and federal programs throughout the state. However, the
1960 census (the last reliable information we have) found 320,187
substandard dwelling units in the Commonwealth, one-fifth of all
units. A total of 259,031 were occupied and 183,000 of them were
rental units. With the low rate of production of housing, the
consistent rate of demolition for highways and other public pur-
poses and the inevitable deterioration of housing because of age,
we can be fairly sure that the general picture is still the same
in 1969,

There is a close relationship between substandard housing
and low-income families, as the Special Commission on Low-Income
Housing pointed out (p. 11):

Of the 259,000 households living in substandard
housing, 73,000 (28%) have annual incomes of

less than $2,000; 105,000 (40%) have annual in-
comes of less thap $3,000; 137,000 (53%) have an-
nual incomes of less than $4,000; and 170,000
(65%) have annual icomes of less than $5,000.

The large number of families in the Commonwealth living in
substandard housing units accounts for the large waiting lists
for public housing. There are about 6,000 families and individ-
uals waiting in Boston now and the list is always growing.,

There is an added problem because of an increasing short-
age of housing ’n the Commonwealth. Because of the shortage,
even substandard housing can bring good rents.

This demand for substandard housing, as well as the high
cost of labor and materials, softens the economic incentive fér
rehabilitating substandard housing. Recent studies have shown
that low-income families and individuals pay abnormally high per-
centages of their incomes for rent, often between 35 and 50 per-
cent. The recent study of rent level increases in Boston con=
ducted by the Simulmatics Corporation indicated that the poor
have been hardest hit by rent increases in recent years.

With the mounting costs of private rental housing, even
substandard housing, for the poor, it is critically impowtant
that the public housing programs in the Commonwealth be preserved
and improved. Public housing, despite its deficiencies throughout
the state, still has the capacity to shelter the poor at low ren-
tals. It is necessary to expand public housing, especially leased
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hcusing and rental assistance (programs in which the housing auth-
ority places low-income families and individuals in private hous-
ing and pays the difference in rent) so that we can scatter low-
income families and preserve the private property tax base of the
municipalities. We should strengthen the link between these pro-
grams and private rehabilitation of housing with state incentives
for rehabilitation. We also need many more units of public hous-
ing in small clusters on scattered sites. (The Turnkey method,

in which the housing authority buys a completed building from a
developer who has built on his own land, is suitable for this.)

We also have to educate local housing authorities about the
various housing programs instituted in the past several years. A
recent article by Chester Hartman (author of the Low-Income Hous-
ing Commission report) in the Journal of the American Institute of
Elanners pointed out that local authorities know little about new
programs.

Perhaps most of all, we have to open up the restrictive ring
of the suburbs around the city through action by the General Court,
so that the poor gathered in the central city can have the same
choice of residence that was opened up by the VA and the FHA to
middle-class citizens after World War II.
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ity of Cambridge

Gouncillor Ackermann In City Council,

June 2, 1969,
ORDERED: -

That the City Council go on record endorsing House Bill 5193, the same
being "An Act to amend the Housing Authority Law to provide funds for the reno-
vation of existing housing projects" and be it further

ORDERED: -

That the City Manager be and hereby is requested to direct the Legislative
Agent of the City of Cambridge to contact all members of the House of Representatives
to insure the passage of this legislation, and be it further

ORDERED: -

That the mémbers of the City Council be and hereby are requested to contact
all members of the House of Representatives representing the City of Cambridge and urge
them to take favorable gction on this proposed legislation.

1y Counchi._Pesacsss. A llC T
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SENATE . . . . . . No. 1153

By Mr. Moakley, a petition of John J. Moakley for legislation to further

define the Massachusetts Housing Authority law. Urban Affairs.

Che Commonwealth of Mussachusetts

In the Year One Thousand Nine Hundred and Sixty-Nine.

AN ACT FURTHER DEFINING THE MASSACHUSETTS HOUSING
AUTHORITY LAW.

Be it enacted by the Senate and House of Representatives in General

Court assembled, and by the authority of the same, as follows:

1 SecrioN 1. The first sentence of sub-paragraph (b) of Sec-
2 tion 26NN is hereby amended by striking out thereof the words
3 “five million six hundred and twenty five thousand” and in-
4 serting therefor “eleven million two hundred fifty thousand”.

1 SectioN 2. The second, third, fourth and fifth pafagraphs
2 of said sub-section (b) are hereby repealed.

1 SectioN 3. The following shall be inserted after the first
2 paragraph of sub-section b: — each such contract shall con-
3 tain a provision that the payment of interest on and the prin-
4 cipal of notes and or bonds of the housing authority shall be
o the first charge against such annual contributions. The an-
6 nual contributions for any one project shall be payable in an
7 amount not exceeding five percentum of the cost of the proj-
8 ect as determined by the Board and for the fixed period dur-
9 ing which the notes, and or bonds, issued to finance the cost
10 of the project or any refunding notes, and or bonds, remain
11 outstanding, but in no event for more than forty years after
12 the completion of the project as determined by the Board.
13 Every such contract shall provide that whenever in any year
14 the receipts of a housing authority in connection with a proj-
15 ect exceed its expenditures for that project, including debt
16 service, payments in lieu of taxes, administration, establish-



SENATE — No. 1153 [Jan. 1969.

17 ment of reserves, the provision of social services for tenants
18 of such projects, such as, but not limited to family counseling,
19 job re-training, youth programs, adult education programs and
20 other costs as determined by the Board, an amount equal to
21 such portion of the excess, as the Board shall prescribe, shall
22 be applied or set aside for application to purposes which shall
23 effect a reduction in the amount of subsequent annual contri-
24 butions, The full faith and credit of the Commonwealth is
25 hereby pledged to the payment of all annual contributions con-
26 tracted for by the Commonwealth.
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ity of Cambridge

In City Council,
June 2, 1969.

WHEREAS: -
Harvard University has indicated its intention to build at least 160
units of housing on a trast of land it now owns called the Sachs Estate, and

WAEREAS: -
A zoning hiange must be obtained if more than 50 units of housing can
legally be constructed on the Sachs Estate, and

WHEREAS: -
Harvard University has a large responsibility to house those students
and faculty currently not living in University housing but seeking such housing,and

WHEREAS: -
There is an extreme housing shortage in Cambridge for low income families
and elderly that Harvard University might want to help house, and

WHEREAS: -
Harvard University can best meet its responsibilities for housing by

ut111z1ng vacant land it now owns in a manner that would allow maximum comfortable
zoning, and

WHEREAS: - -
High density zoning of the Sachs Estate would cause no more damage to the

surrounding neighborhood than the density now planned by.Harvard University for the
Sachs Estate,

The City Council of Cambridge hereby resolves that Harvard Uhlver31ty and
the nelghbornood surrounding the Sachs Estate be asked to consider favorably in-
crea31ng the planned density to accommodate the construction of 500 units of hous-
ing - 250 for low income families and elderly and 250 for Harvard University stu-
dents and faculty, and

WHEREAS: -
Harvard University now owns the following vacant land:-
2 acres at Treeland Bindery
2% acres at Sacramento St. and Massachusetts Avenue
12 acres at the Harvard University School of Business, and

WHEREAS: -
Harvard is planning to build housing on these tracts,

The City Council hereby resolves that this land be used at the maximum
comfortable zoning to house both the students and faculty of the University and
low income families and elderly of Cambridge.

Sity Golndli;ﬁﬁ&w ]
Adm,\ fe affirmative vote
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WE SUPPORT THE PROPOSAL THAT HARVARD DEVELOP A SUBSTANTIAL NUMBER
OF HOUSING UNITS FOR LOW AND MODERATE INCOME FAMILIES AND ELDERLY
HOUSEHGLDS. RENTS HAVE BEEN RISING SHARPLY IN CAMBRIDGE, IN NO
SMALL PART DUE TO THE DIRECT AND INDIRECT EFFECTS AND ACTIONS OF
HARVARD UNIVERSITY. UNLESS LOW RENT HOUSING IS PROVIDED, HUNDREDS
OF FAMILIES WILL BE FORCED TO LEAVE THE CITY, AND CAMBRIDGE WILL
BECOME A ONE-CLASS COMMUNITY.

VACANT LAND IS SCARCE IN CAMBRIDGE, BUT HARVARD IS FORTUNATE ENOUGH
TO POSSESS A SIX ACRE SITE IN OUR NEIGHBORHOOD, THE SACHS ESTATE,
ON WHICH HOUSING CAN BE CONSTRUCTED WITHOUT DISPLACING A SINGLE
FAMILY. '

WE THEREFORE URGE THAT THE SACHS ESTATE SITE BE USED AS WISELY
AND CONSTRUCTIVELY AS POSSIBLE, PROVIDING A MODEL FOR UNIVERSITY
DEVELOPMENT AND RESPONSIBILITY FOR HARVARD AND OTHER UNIVERSITIES,
IN THE BOSTON AREA AND ELSEWHERE.

IN PRINCIPLE WE SUPPORT THE DEVELOPMENT PLAN PROPOSED BY THE
HOUSING AND EXPANSION COMMITTEE OF THE GRADUATE SCHOOL OF DESIGN
ASSEMBLY:

A. THAT THE SITE BE USED TO CONSTRUCT APPROXIMATELY 500 UNITS,
THE SAME NUMBER OF UNITS THAT WERE CONSTRUCTED ON THE i
PEABODY TERRACE SITE WHICH IS ALSO APPROXIMATELY SIX ACRES.

B. THAT APPROXIMATELY 250 UNITS BE MADE AVAILABLE TO HARVARD
FACULTY AND STUDENTS, 250 UNITS AVAILABLE TO LOW INCOME
FAMILIES AND ELDERLY, IF AT ALL POSSIBLE THROUGH THE VARIOUS
GOVERNMENT SUBSIDY PROGRAMS. '

C. THAT PARKING AND TRAFFIC PATTERNS SHOULD BE ORIENTED ONTO

= BEACON STREET. THAT THE DEVELOPMENT SCHEME INCLUDE BOTH

L LOW-RISE AND HIGH-RISE BUILDINGS, AND THAT, IF POSSIBLE,
ADDITIONAL UNITS BE CONSTRUCTED ON THE OTHER SIDE OF BEACON
STREET ON LAND PRESENTLY UNDERUSED AND DEVOTED TO NON-
RESIDENTIAL USES.

THE DESIGN OF THE SACHS ESTATE SHOULD BE SUPERVISED BY AN ADVISORY
COMMITTEE WHICH INCLUDES RESIDENTS OF THE 3URROUNDING NEIGHBORHOOD.

WE URGE THE UNIVERSITY TO ADOPT SUCH A PLAN, AND WE URGE THE CITY
TO ADOPT SUCH ZONING CHANGES AS ARE NECESSARY TO UNDERTAKE THIS
DEVELOPMENT.

NAME ADDRESS -+
MRS, WA w Soww 1§ Fauman SX-.
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Group Proposes

n

ate Project

For Low-Cost Housing

By WILLIAM R. GALEOTA

A committee of Design School students and faculty has proposed building 500
‘units of housing—halt for University personnel and half for low-income resi-
dents of Cambridge—on a six acre tract of land that Harvard owns near the

Divinity School.

o]

The University presently is planning to use the Aru———th@ Sachs estate site—
“for approximately ‘160 units of idCL\lLy housing.
“Given the City’s needs, it would be almost criminal for Harvard to use onc
“of the few vacant large sites in Cambridge for low-density development,” Nancy
" Slavin, a member of the Housing and;

Expansion - Committee of the GSD
Assembly, said yesterday of Harvard’s
current plans for the site,

‘ _The GSD committee’s plan argues. that

it is possible to develop the Sachs estate |
site as intensely as that of Peabody Ter-
race, also a site of approximately six
acres. The proposal calls for:

@ Financing the construciion of tite
housing through a slaie program, or
loans at 5 per cent from Harvard en-
dowment ‘funds. .

@ Using Federal leased housing, or
rent supplement programs, or Harvard
if the Federal funds are not
available, to bring the rent levels in the
250 - community-occupied units down to’
20 or 25 per ceuni ol the occupants’ in-
come.

@ Controlling the development of the
blte by a student, faculty, and comimunity
” committee, which would also consider
what changes in schools, streets, and
other tacilities in the area the new hous-
ing would require. =

The GSD committee plans to distribute.
copies of its proposal for the site through-
out the University and in the community
within the next week, Miss Slavin said
yesterday. She added that the commitiee

i site in an effort to g

plans to canvass residents around the
gain commumtv sup-

port for the proposal,

Declines Comment

University Planning Officer Harold I.
Goyette yesterday declined to comment
Ain detail on the plan until-he had read
it., “l can only say that the University
must Dbe coucerned with compatibility
with the surrounding neighborhood,” he
said. Developing the site to the density
of Peabody Terrace did not seem feasi-
ble to him, since thie Sachs estate site
has less adequate access routes for ve-
“hicles than Peabody Terrace, and does

reaction

TUESDAY, MAY 20, 1969

Housin ans
| Housing Plan:
‘ (Continued from Page One)
not enjoy a side of open space along the
Charles. '
The Sachs estate, like the areas around
it, is presently zoned for one family resi-
dential housing. When Harvard first tried
in 1955 to gain a zoning change for con-
struction of faculty housing on the site,
residents of the neighborhood protested
that the housing would congest the area.
The zoning change was not granted.
Goyetle said that such neighkorhood re-
action would have to bhe kept in mind
when considering the density of develop-
ment on the site. He aded that something
fess than 500 units, but more than the
160 his office is now considering for the
site might be possible to construct.
Slavin Agrees
Mrs. Slavin agreed that 11e1°hb01hood
might pose a problem, but

‘argued that “things are different, It's 14

years later,” citing the recent upsurge in
concern over low income housing in
Cambridge—and the GSD committee’s
plan to involve residents of the neigh-
borhood in planning development of the
site as factors which would increase the
chances of zoning changes.



Model Development Proposal for Harvard University - Sachs Estate

Two faéts about Harvard and the Cambridge community are
undeniable: First, that rents are rising at a staggering
rate; secénd, that Harvard has directly and indirectly been
a major cause of these rising rates. |

Low income families, many of whom have lived in Cam£ridge
for generations, have been forced to leave the city by the
hundreds, and othersremain only by paying more for rent than
they can afford.

Over recent years Harvard has acquirgd approximately 500
units of Cambridge reéidential property previously occupied
by noﬁ-Harvard personnel, nearly 200 of’whichvhave been ac-
quired since January 1968. However, the most severe effects
of Harvard on the Cambridge housing market are not due to its
actions but to its inactions. It is evident that Harvard's
policy has been to rely primarily on thé éity's existing
housing stock to take care of most of its graduate students.
and Corporation appointees. An estimated 4600 Cambridge
housing units not belonéing to Harvard are occupied by Harvard
students and faculty. A precise numerical statement of Har-. . :... .
Vara's obligations to its personnel and.fo the community is
not possible. The addition of 1500 units for its own students
and faculty and 1500 units to the community, as proposed by
the Graduate School of Design Housing and Expansion Committee
and approved by the April 14th‘Soldier's.Field meeting, repre-
sents the order of magnitude of responsibility that must be

forthcoming from Harvard.



As‘the supply of low rent units has dwindied in thg
existing housing stock, new construction has been built
primarily for upper income levels. Given the pressure
on the housing stock, private developers can concentrate
on luxury housing and be assured of filling all units.

The high cost of land in Cambridge (starting about $10 per
sq.ft.) is one of the primary reasons why practically no low
rent units have been built in Cambridge. The Cambridge
Housing‘Authority is hamperzd because standard land ac-
guisition allowances from the federal government are low

for Cambridge land prices. Non-profit groups such as
churches are also hampered by land prices and by the com-
plex procedures involved in obtaining the necessary funds
ffom federal programs.

Harvard owns four large sites around Harvard}Square:

12 acres at the Business School; 2.5 acres at thevTreeland -
Bindery site (next to Peabody Terrace on Memorial Drive):

3,0 acres on Mass. Ave. between Garfield and Sacramento

...... - R N P e ikt s N
A

>
Streets; 6 acres at the Sachs Estate (see map). Three of
RS
the four sites are vacant. - (There are few large vacant sites
in Cambridge.) Given the housing crisis in Cambridge, there
can be little doubt that the remaining vacant land must be used
as fully as possible. In order to use these sites fully

it is necessary that they be developed at densities com-

parable to that of Peabody Terrace (85 units to the acre).



The following is a discussion of the feasibility and
planning implicatioﬁsof buiiding at high densities, and the
need for comprehensive planning with community participation.
The Sachs Estate will be taken as an example.

It is proposed that the Sachs Estate be developed at
85 dwelling units to the acre. The total number of units
will be 500. Of these, 50% should be reserved for graduate
students and/or Corporation appointees and 50% for non-Har-
vard personnel (25% for elderly and 25% for low income |
families). It will bé necessary to gef a zgoning variance
for this higher density.

The Sachs Estate is 6 acres éf vacant land on two bus
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najor employment areas of Cambridge
and Somerville and within walking distance of the University
and two shopping areas.

Simply to repeat the 10-20 dwelling units to the acre
density of the surrounding}area would beva waste of a pre-
cious land resource. In fact, Harvard itself has set a
“ precedent for "density-busting" in the case of Peabody
Terrace. This development occupies the same érea as the
Sachs Estafe (6 acres) at the proposed density of 85 d.u.
to the acre (total of 500 units). While there are many
differences between the Sachs Estate and the site on the
river, it is possible to duplicate the'85 d.u. acre density

on the Sachs Estate without adversely affecting the quality



of the surrounding neighborhoods. Careful planning could,
in fact, return much ground level land to people, as at
Peabody Terrace.

The introduction of a large number of new residents
into an area will always raise many potential problems
which if anticipated and worked out with the people most
affected can lead to positive solutions. Some of the
planning implicatioﬁs of the above proposal are:

1) Large numbers of people and cars will intensify
tﬁe use of Beacon and Kirkland Streets' commercial and
transportation facilities.

2)A large-scale residential project may spark the
development of Beacon Street between Porter and Inman
Squares.

3) Due to grade differences, it is possible to bridge
Beacon Street at this point and open the Somerville side
of Beacon Street to further development. Such development
will bé very important if the route 2 extension continues
and cuts the section between Beacon Street and the RR from
the rest of Somerville. It must be pointed out, however,
that such development will increase pressure on housing
and rents in that area from Harvard connected people and
the decision to build must Be made in conjunction with the

local residents.



4) Tt can be predicted that the development will
add a large number of school-age children to the area's
,already fully utilized sohoél. It is also likely that
similar development of tﬁe Garfield-Sacramento Streets
site will further intensify the school problem. (Both
the Sachs Estate and the Garfield-Sacramento sites are
in the same school district,) It is suggested that the
program for these two sites include development of a new
school.

Given the above cbnsiderations - all of which are
long-range, complex, invqlving many formal and informal
agenqies and directly affecting a large portion of the
surrounding neighborhoods - it seems imperative that the
policy-méking and review board proposed by the Graduate
School of Design's four demands% be charged with consider-
ing these issues in the light of a master plan. Piecemeal
growth and éhanqe,is not an adequate way to deal with urban
problems.

There are many possible ways of financing the construc-

tion and operation of these 500 units, and the cost to Har-

" vard will vary'depending on which programs and methods are

This board is to be composed of faculty, students, com-
munity representatives and an administrator, hired and fired
by the Board; the Board will have complete control over de-
o m Ve e A Lo 0 UL B | RO S B TP [ Wy N .-...‘l‘.! P o I
veovdlopiiieltt L uiils, WwWlil eoLdiblloll Lilte pulLliCcy 10UL Lilcll unt<,
will coordinate and review all University planning, and will
" control management of University owned properties.

¥*
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used. Harvard has built housing for undergraduates,
graduate students and Corporation appointees in the past.

Various federal financing programs. are available specif-
ically to construct housing facilities for educational
institutions, which Harvard has used in the past. This
report is concerned with considering financing for low-
rent units for non-University personnel.

The main costs of prodﬁcing housing are land, con-
struction, parking, legal and architectural fees. These
gosts can be financed by a subsidized government financing
program or, if these funds are not adequate or available,
Harvard can use its own endowment funds, bearing low
interest. ({There exisls a federal financing program IOX
creating moderate income housing, sec. 236 which in
foect subsidizes interest rates down to 1% per annum.

It is not suggested here because at present only 20% of
the total units in a project can be subsidized to low rent
levels. This is not adequate for the program proposed for
the Sachs Estate. However, the 20% limit is a regulation
which is open to negotiation. If 236 were used it would
lower rents by $40-50 a unit.) The final rent usually
covers mortgage payments and interest, operating expenses,
real estate taxes and developer's profit. This last would

not apply if Harvard were the developer. To achieve low



rents the market rent must be subsidized by one of two
federal programs - the leased housing program and/or the
rent supplement program. This subsidy can be applied
.only if the cost per unit is below a certain defined
level.

Although Harvard must guarantee that these low rent
units be built, whether or not it is the developer, there
is no reason why it has to own and control them. Original
development whenever possible should be done in conjunc-
tion with neighborhood-organizations,aﬁd*community develop-
ment corporations. Where Harvard constructs these ﬁnits
itself, they can and should be turned over to others for
management and ownership: the Cambridge Housing Authority,
resident cooperatives, neighborhood corporations, etc.

The following cash-flow analysis will demonstrate
some alternative financing and subsidy programs to produce
250 units of low-rent housing. |
| There are no accurate data from'any source on family
size of low income families in Cambridge. The percentages
chosen for each unit size are based on the fdllowing:

1) 50% of the 250 units are for the elderly (25% are
efficiencies: 25% are one bedroom units); 2) 50% of the
250 units are for low income families weighted towards the

larger units: 2 BR-10%, 3 BR-15%, 4 BR-15%, S BR—IO%.)-‘



The City Manager's Office of Community Developmént is
presently conducting a'sample interview in Cambridge which
will begin to establish these figures more precisely. The
Joint Center for Urban Studies is also conducting inter-
views in the metropolitan Boston area which will yield‘
this type of information. However, the housing need is

sb pressing at the moment that all units built immediately
will be filled.

An average unit of 745 sqg.ft., established by taking
the weighted percentage of each unit size proposed for
the Sachs Estate development, will be used as the model
in this analysis.

sguare footage

(based on FHA

size minimum standard) percentage of total units
efficiency 000 29
1 bedroom unit 655 25
2 bedroom 735 10
3 bedroom 845 15
4 bedroom 975 15
S bedroom 1100 10

The cost of an average unit is taken to be $17,500:

$13,500 - construction cost on 745 sq.ft. at $18 a sqg.ft.
1,500 architectural and legal fees
2,500 parking structure (Cambridge zoning requires one

parking space for every dwelling unit)
$17,500  total cost per unit.

This proposal asks Harvard to donate its land (a large
part of the Sachs Estate was a gift to Hérvard).. Thé possi-~
bility of a return to Harvard on its land will depend/oh the
exact figures only possible when the project is underway.

If it gets any return, it would certainly be low.



FINANCE CHARGES

monthly mortgage & operating expenses &
program interest payments real estate taxes total

Mass. Housing Finance Agency
MHFA 6.5% mortgage, .
| 90% loan, 40 yrs;  $90
Harvard 10% loan, > 98 $79 $177
5% interest $ 8

Harvard 100% loan, % :
5% interest, 40 yrs. 84 $76 $160

* The Mitchell-Lama state program in N.Y. uses a 50-year
mortgage, which lowers monthly costs. This longer amorti-

zation period might be used by Harvard as well.

OPERATING EXPENSES MHFA HARVARD

(including a sinking fund $50/unit/month  $50/unit/month
for major capital improve- '
ments)

FULL REAL ESTATE TAXES ‘
(estimated at 20% gross $29/unit/month  $26/unit/month
rentals) ' .
Underatie proposal Harvard would pay full real estate
taxes, rather than payments-in-lieu-of-taxes, Harvard's
current practice, ‘Payment of less than full taxes is in
effect a form of‘subsidization by the Cambridge cémmunity.
If rents are set equal to total costs(this assumes no
aeveloper's return to Harvard), these cost figures can be
used to obtain rents for each unit éize. Monthly rents will

be set according to the square foot area of each unit, as

follows:
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~unit sige MHFA Financing Harvard Financing
efficiency $115 $105
1 bedroom unit 150 137
2 bedroom 169 154
3 bedroom 194 177
4 bedroom 224 204
S bedroom : 258 . 231

Ennual income levels required to pay the above rents,
under the assumption that the occupants contribute 25% of
their income to rent, are as follows:

unit sige - MHFA Financing Harvard Financing
efficiency $5520 $5040
1 bedroom unit 7200 6576
2 bedroom 8112 v 7392
3 bedroom ' 9312 - ' 8496
4 bedroom _ 10752 ' 97582
5 bedroom 12144 11088

Subsidy Programs

The above table indicates the income levels necessary
to support resulting rents. Various subsidies are avaiiable
to lower rents té public housing levels. Under the MHFA
financing program; all units qualify for the leased public
housing program (under which tenants must pay 20% of their
income). The rent supplementvprogram apﬁlies to the effi-
ciency, two and three bedroom unit (the program requires
tenants to pay 25% of their income).

Under the Harvard financing program proposed here, all
units would qualify fér the ieaséd public housing program
and all but the five bedroom unit gqualifies for the rent

supplement program.
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Under either program, if long-term public housing
leasing under section 10(c) is used, the city must agree
to enter into a tax agreement with HUD, which has the
impact of reducing real/estate taxes to $5/unit/month.
This would lower the rents even further.

When proposing low rent units in large numbers, a
crucial consideration is the availability of money in the
different programs necessary to achieve low rent units.
The Cambridge Redevelopment Authority is in the process
of making a complete‘index of federal programs, their
money allotments, how they work, how much has already
been committed under each program. Below is an approximaté
listing for Cambridge.

Leased Public Housihg (HUD)

Section 23 - short term, 5 years, with 5 yr. options
Authorized: 400 units :

Committed: 117 units-under lease (these are mostly
25 unitS-under negotiation older bldgs. scattere
throughout the city)

Section 10(c) - long term, 40 years
Authorized: 700 units-in new construc- (400 elderly, 300 low
tion S income families)

Committed: none
Authorized: 400 units in older buildings
Committed: none

Rent Supplement (FHA)
Authorized: 400 units

Committed: 24 units under lease
24 units under negotiation
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One can assume that the necessary subsidies will, in
~all probability, be availakle for the Sachs Estate develop-
ment, but Harvard must agree to take responsibility for
these subsidies if federal funding is not available. Our
estimate, based on average low-rent public housing costé,
is that at most (assuming ro federal subsidies are avail-
able) Harvard would have tc spend approxiﬁately $175, 000
annually.

Another financing possibility is the "Turnkey" program.
Under Turnkey I a private developer builds a project, and
upon completion sells it to the local housing authority.

The developer can get a letter of intent from the authority
before he starts, but no official contract is signed until
construction is completéd. Turnkey II involves tenant
management in new housing or existing Hoﬁsing. Turnkey III
provides for a tenant to buy his unit if his income incresases
or by using his rent as eqﬁity. This program also applies

to both new and existing hopsiﬁg. At present the program

is not operating in Massachusetts due to a possible con-
~flict with a Massachusetts statute Which requires that the

housing authority bid competitively.

© 21 May 1969

For further information contact Nancy Slavin 491-3868.
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C. C, 106

ity of Cambridge

Councillor Ackermann In City Council,
June 2, 1969.

ORDERED: -
That the City Council go on record endorsing Senate Bill 1153, the
same being "An Act Pfufther defining the Massachusetts Housing Anthority Law"
and be it further
ORDERED: -
That the City Manager be and hereby is requested to direct the Legis-
lative Agent of the City of Cambridge to contact all members of the Senate to
insure the passage of this legislation, and be it further
ORDERED: -
That the members of the City Council be and hereby are gequested to contact

all members of the Senate representing the City of Cambridge and urge them to take
favorable action on this proposed legislation.

Sity Cewneti., P I L (P A
Adople b) xhe affirmative vote
] p—
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LN zCT TO AMEN ﬂ“ HOUSING AUTHOQT"Y LAW 7O T?OVIFE FUNDS FOR
THE RLNOVATI N OF EXISTING HOUSING PROJECTS '
Bz it enacted by the Cen nate and Hous T Representatives in
Ceneral Court asscubled, and by the aLbho y_of the eame, as

follodv'

Section 1. Section 26NN of Chqpter 121 of the General Laws
is amended by adding the following subdivigion:

(1) A housing authority may undertake as a separate prnject
to renovate, rcmodel, reconstruct, landacape and 1m rove isting
projects or parts thercof assisted by the oommonweu‘t( pursuant
to Part V of this chapter and may issue notes or bonds to finance
the cost thereof. The commonwealth, acting by and carough the
cepartmont of communlty affairs, may amend the ox1bt1ng contract
(or, if the outstanding nctes or hords are not to be refunded,
shall enter into a new contract) with a housing authority for
state financial as istance in the foLm of a gU??dl?QO by the
commowuealth of notes, and/or bonds ef the houonng avthority
issued to finance such costs and to refund such outstanding notes ©OT bon
as arve to be refunded, -

All of the prov131on° of this chapter applica blo to a housing
progoct and to the existing contract for financial assistance
with respect thereto shall also apply to the contract as so amended,
except that the pc:nr*pal amount of that portlon of notes or bonds
issued for the purpose of financing the cost of renovating, remodeling,

'rPconotructlnq, landscaping or improving such housing project (and
“not issued for the purpovc Tof refunding outstanding notes or bonds

with respect to the existing project) may be for a term .of, and
amortized over, a perlod goproved by the department of community

affairs, but not in excess of fifty years after the completion date

of the original progcct as determined by the department of cowmunity
affalrs. : ‘ ' '

Notwithstanding the prov1q1oqo of section tventy-six W and

- the second paragraph of subdivision (a) of this section twenty-six NN,

the payment of the principal of and interest on, all such notes or

-~ bonds shall bz gnavranteed by. the commonwealth and the full faith and
. eredit of the commonwealth is hereby pledged for any such guarantee;

provided, that the total amount of notes ano/or bonds se guaranteed
shall not exceed fifteen million dollars in the aggregate for all

- projects constructed under this 9ubd1v1s1on (1), exclusive of any

such notes and/or bonds which may be issued for refurdlng PUTPOSRS/

~ Each oUCh amendment of the evlstlng contract (or new ¢o ontract)

.~ for financial assistance entered into' pursuant to this subdivision (i)
' shall prov1de that the commonwealth w111 pay to the houolng authorlty
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N annual. con*rlbutlong prov1dcd hovcver thaL the total emount of
e A ennual wontributions ccntrched for by the commonwealth for any
. one yeooi pursuant to this subdivision (i) shall not exuceed ceven.
B hundred Zifty thousand dollars. Each such annual contribution by

: the commonwealth to such housing authorities schall be paid by
Lhe common7eal.th upon aoproval and certificatiocn by thﬂ conissioner
of- the department of conmunlty affairs to the state cocwptroller,

e

, Each such amendment of the eylstlna contract (o” new centract) .
entered into purguant to this subdivision (i) ehall contain a provis'on
that the annual contributions shall be used for the payment of intercst
on, and principal of, notes an?/sr bonds of ¢he housing ”uL“ﬂ':ty.
The 2dditional annual contributicns made pursuant to this subdivisieon
(i) for any one project shall not exceed five per cent of the cost
of such renovation, remcdeling, reconstruction, lendscaping and
improvements as approved by the department of community afiairs
end for the fixed period during which the notes and/cr bonds issued
to finance such costs remain outstanding but in no event for more
than fifty years after the completion date of the original project,
as determined by the department, Each such coutract or amencment
of the exiuuing contract shall poov1dp that whenever in any year:
the recevp“" of a housing authority in connection with & pPOJQCL
xceed its expenditures for that project, including debt service,
- payments in lieu of taxes, adeinistration, establishment of reserwes
and other costs, s determined by the deparumﬁnt an gmount equal
to such excess, a tho department of comnmupity affairs shall prescribe,
shall be applied;: orusoa aold ~forranplifation, for' purpocds which
shall effect a rcdurtion in the amount of subsequent annual con-
tELbutlonu, prov1ded that, notwithstanding the foregoing or any
other provision of thlu chapter, the p“lDClDﬂ1 of and interest on
such notes and/or bonds shall be payable solely from nnnuql “contrie
butions by the commpnwealth or fesm othar sources which do not.
, adversely affect the rights of the holders of any outstanding notes
i or bounds., The full faith and credit of the commonwealth is hereby
| - - pledged to the payment of all contributions contracted by the
commonwealth pursuant to this subdivisioq (i).

,

_ In addlthu tc said annual cont rlbuulon, the coamonwealth shall
- upon approval and certification by the comaissioner of thn department
-of community affairs to the state comptrcller, pay an additional
- annual contribution of two per cent of the cost of such renovations,
.remodeling, reconstruction, landscaping .and improvements during any
fiscal year, provided that such renovation, remodeling, reconstruction,
landscaping or improvements sholl have been determined to be completed
: : and ellalble to receive such annual contributions by said department;
4 and prOVLded further, that the commissioner of said department finds
j that the combined revenue and subsidy of said project is insufficient
g to meet the cost of operation and debt service, The additional annual
S contributions authorized under this paragraph shall not in any one
' year exceed three hundred thousand dollars, .
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