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.ASSEMBLYMAN. S. HOWARD WOODSON, JR. [Chaifma‘n_]: Y‘Ladies
and gentlemen, I am very sorry to have kept YOu waiting so
long. We were ettempting to wait for the ?reSence of Senatorb-
O'Connor who serves as the Chairman of the Senate Committee on
State, County and Municipal G0vernment°"He hae been unaVoidably
detained. |
We are goingvto open the hearing on theifollowing bills:
A 757, A 763, A 765, A 766, A 787, A 768,~A°770; and A 804.
Let the‘recerd show that the fellowing legislators are
' present: the Honoreble Mr. Henderson, Aseemblymaﬁ from Union'
County;ithe Honoxable Joseph Grecco, Aesemblyman from Passaic
Ceunty; and the Chairman ef the County and Municipal Government
Committee, S. Howard Woodson, Jr. |
I would like first of all to-cail the names of those
persons whom I hate listed, having sent in ihdicetions that ~
they\were going to testify,‘ If you are present, would you
kindiy indicate it so thattI may mark your names down as present
aﬁd any other persons whose names i Have nOtvcalled,_if you will
indicete to me your desire to testify, I Qould beevery happy
-te receive YOurvna‘meo |
[Aesemblyman Woodson calls out thevnemeS'on
the list of those who expressed interest
in speaking.]
I declare the meéting now epen.‘ Ali persohsvwishing to
testify at this hearing will kindly sit in the seat. to my left.

If you have a written statement, would you kindly.submit that



statement toc thevglérkso You are;permitted to read frpm‘yoﬁr
statement or you may simply submit the‘statemept with a verbal
statement,in additioné

Therewmay berother(persgns_whqsé names‘I‘have not
called. As soon as we have completed the firstylis;ingﬁof names
‘that I have already called, I‘Will ask for additional éersons_ 
who wish to testify with regard to the bills that have‘beéﬁ
listed. o | | .

The first person we are going tg call on_this‘morning‘
will be discussiné in general‘the bills that are before us,
the Honorable Paul N. Ylviéakér; Cbmmissionerzqfrthe Departmentv

of Community Affairs.

COMM ' R. PAUL N. YLV ISAZKER:  Assembly-
man WoddSon.and distinguished colleages: I would like in the
interest of time not to read verbatim the testimbny which we -
will submit for the record nor to elabdrate in great detail
many of the supporting figures and statistics which aqain wilif'
beigiVen‘to ydu‘in'thé form of charts and for the record.
‘During the day I will be assisted not only now but later
by Mr. Joel Sterns, who is in.charge ofvhousing generally, and
also by Mr, Juies Seamanp whthas_beénp as you khowg'working
in this field for the State for many years, and isva valued
colleagueo"'I will turn to them on occasion during the day and.
towaﬁd the end for any assistarice and questions that you may -

want to put to us.



I am very gratefui ne you as‘a'Committee and also to
the Legislature generally,ein the first'place,'forvhaving
- created this Department and for ining us es we ére alse helpful;
With( I hope, the State of New Jersey, a chance to embark
on two very challenging,opportunities, One is the resurgence
of the states in the United States in carrying out their
responsibilitieé for local health'and welfare and community
developmenta“The return ef the states into this field is going
" to bebonefef the most encoufaging thinge, I think, we have seen
in the United States and in this country for e good 1on§ time.
1£ is turning out to be a necessity end the State of New Jersey,
welcoming this necessity, is tnrning it into an-opportunity.
| The second great move of our times isvto see what we can do
to develop our communities, and in_manycasesto redevelop these
communities. Both prbnlens of'deteridration and age, preblems
of newness and growth, are ceming ét us in Sucn dimensione that
many people have dispaired. |

I think this:mqrning in presenting this-legiSIation to
you, we are turning\away from potential dispair. We do not want
to be overwhelmed. We ere offering to you, we think, tne-
beginnings of tools which will make the State of New Jersey,
a“state among states and its communities, communities among
communities.

I am gra;eful -and I wonld like to say tnis publicly now -

to the many‘people who have been working on these proposals long



before I and the Department arrived. These proposals are not
new and latér I will argue they are not radicil. These proposals
grow out of yéars of'looking'at~the*problem}*feeling‘that
problem, working with' it, and in'mahyﬁcasésgbeing7overéome
because” we do not have the tools that we are asking for this
morning,

I am grateful to those people, and not least in one of =
thése pieces of legislation to Commissioner Alampi; whose "
department has sponsored and has introduced and initiated the
proposal for the employee exchanges. When this proposal came
before us from thé‘agricultural unit, we saw its potential for
redeveloping the state's urban cbmmunitiés ah& its rural-éomm 
munities as well. We seized upon it and Mr. Alampi graciously
has allowed us to put it into our package,
| ©-"This, I"want to emphasize, is just the beginning of an
attack on the problems of our communities that our department
will engage in and will help sponsor. It is a very necessary
‘set of tools and all six pieces of legislation fit carefully
together. I will talk about them'on1YVVery generally in just
a ﬁomento"

But we do propose to work at pfbbiéms'beYond:juSt the
problems of housing.  There are many other problems, finance
problems, revenue problems, organizational, regionai plannin§,1'
aging, youth and the rest, all of which come within our juris-

diction. And I want again to emphasize, this is a beginning
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point. We wan£ to get into motion. We want these tools. But
Wé also pledge td your Committee and to the Legislature that
- we will‘be fulfilling our\othermresponsibilities in this depart~
ment over time as weilo

If our department has any reason for existence, I think’
it is to begin coordihating and bringing together all the dif-
ferent tools_thét we ha&e.to work on the.problems of our com=~
munity. Both the problems of new growth and the problems of
decline requiré'this4kind of concentration and coordination of
effort. You cannot, as we have discovered, work jﬁst on one
- facet of the problem and leave others untended.

So it is our intention to keepvcoming to you as reason
and experience justify .. with additional tools and instruments,
but again to do a coordinated and a comprehensivé job, an
integrated job, on‘the problems of ourcommuriities°

We have emphasized in this first round housing, I think.
for very good and apparent reason. Decent housing is becoming
more ahd mdre difficult for too many of our citizens to come
by, both in terms of distance, the convenience, and especially
in terms of cost. We will introduce figures and statistics into
the record here, which will show how,many of our citizens in
the State of New Jersey are experiencing difficulty within their
income and within theif travelling distance,.of finding the suit—"
ﬁable and decent accommodations we want them to have. We are

trying to guarantee by this proposed legislation that they will



.get it.

Thgrproblem is particularly acute as one gets into the
older and more buiitéup areas of the state. It is a problem,
however, that is not confined to these communitiéé alone.

While it may be lesser, our Statistics as intfbddced will show

in a surprising number of'communitieg thét do not seem so old

or so built up, here too the costs of housing are feaching beyond
the incomes of too many of our citizens. But againﬁ‘particulafiy;
we will be‘donééfned; I think, with this legislation with some

of the older areas, urban renewal areas, the places where we

have had to put concentrated atténtibn;' And the kind of meaéures
we are'introduéingﬁ‘we think, will work at both ends of the
'scale, both at new ¢antru¢tion'tb try to bring it within reach
~of the mdderateéihqome and iowermincome'éitizens; and at the

same time to make certain thathe do not by lax'code'enféréement“
or by inadequate standards both bring into existence or let

decay too early or tooibadly SOme'of‘the'présént hbusing/faciiities
thét we have.

Now when we ‘come into this job and see the"mégnitudé of
it, the easiest way of approaching it, i supp6seg at least by
logic;'WOuld have beeh‘td'ask‘fbf‘massiﬁe public outlays and to
carryaonaa{maSSiVé public pfogramo' I think you gentiemen realize
more ‘than ahydne that we canhbﬁ expéct in the immediate short run
the kind of public resources that may seem necessary tordo this

job. On the other hand, even if they were available, even if



the State of New Jereey,had tax resources_to spare, Qe would not
want to do this‘by tne public route;alone,“Tnebtime has come in -
the United»étates wherebwe‘must involve the pnivatevseetor, where
we must ueevthe incentive to get the energies’of'this country tQ/
come elong witn usvin working out andvfulfilling and eecomplisning
”public punposese;'This country isna country baSedlon private
initiatiﬁe end private energies, and we will be snccessful in
cur depaftment, and I think in the public secter, to the degree
that we mobilize these resources and give.incentives, not oniy
~the‘stick’whiCh is sometimes used, but mostly incentives to bring
- this private sector a;eng; |

We, therefore, want to take a problem which may seem over-
‘whelming, which may eeem to reqﬁire'only public action, because
in many‘cases'the private secter”haS'not seen a market - we‘want
to take this‘problem and turn it around to an‘advantage, to show
to American industry, to thenbuilding cemponents,vthetbuilding
, industry)‘the real estate people and others, that thie ie an
expanding market, a grewing market, and that it can be explQited
for profit-making purposes and also for the public purpese°

We are trying to define a market‘wnich we think'has:been
largely ignored, a manket into which the financial flow has not
been enough, where we have not had enough construction, where
we havevnot‘had enengh.attentionol We want to try to show byithe
Qarious measures you have before ydu that the privaﬁe sector can

find a market. If one were to take this only in those interests
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alone, one mightisee whaﬁ'a'fewidollars'expendéd wisely by the
public‘might produce ihﬁpfivaté'ihveStment outlay'and income.
We will show figures for x miliibﬂé“of dollars of the kind of
ekpenditufeé that are called for here;’investménts} how’much.
the construction industry Wiil'gafn;'What:it’Will mean in man:
hours of labbr'fdr the'tfadéslana‘building'iﬁdustry; whét it
can mean‘iﬁlggtms of\ihbentives for those who must make their
income in the private market;v

So we db want tovémpﬁésizé £his'is a program with minimal
public expenditures and;wé'tﬁ%nk°maximum’private gain consistent
with the public interest.

I can go through theSeipiecéé of légisiatioh-one}by one and
show sorme of*fﬁése facEOrs}’bﬁt firét,let me mage a few other
points. |

I‘waht“fo emphasize again this'isant to be primarily and -
as a matter of fact’verymlittie a spending program; particularly
the‘middlé-incbme‘housing.progfamjthéﬁ we prdpoSéd is an
invésﬁment program. I will'come{to’the detéils in a mdhepta"

We are ndtfspending; we are inﬁesting here in prdgreés;‘vAﬁa we
 éré trxiné togénvélVé‘énd td'fadilitaté,as much as we possibly
can, the privaté"se¢£br¢"Whileﬁwe will also propoée to’go-iﬁtd A
new grbwth and new CGﬁétfuction; We'are going'tb COnceﬁtrate on
rehabilitation. in the United States the rehabilitationléroblem
has gone beyond us.  Thefe is no fehabilitatioh'indusﬁry to speak

of. The older parts of our builtéup areas show the results of



houses~going into deterioration and decline énd'theﬂmeans of
reviving,them ecqnomically being beyond the income of those
who are there. We want to turn especially to the rehabilitation
side where I think there is no question of'competition with the
privaté sector and heré to do a unique and innovativé job°

These are not radical proposals,‘as I say, that we put
before‘you° The one which will probably evoke the most controversy .
| and probably where we will havé opposition has to do with the
middle~income, moderate=income housing.program; I want to
stress what may sometimes be misséd: This is a program aiready
in motion thronghout the United States. Governor Rockefeller in
.New York has now authorized up to two billion dollars of revenue
>bonding under MitchelluL&amafor precisely this purpose. When
I spoke to the Governor the gther evening informally in Washington,
he wanted this £o be said, that nhis is one of the best programs -
he has ever engaged in and has not cost the public a dime., °
Governor Volpe of Massachusetts has also secured this progrém

!

in that state and Governor Romney.

The other more innovative program, apparently, where .we
are asking for a demonstration grant fund, has beenAproposed across
thé country by growing numbers/of,remarkabie people:; Senator
Percy = of Illinois( Senator Javiﬁts of‘New York, Senator Kennedy
of New York, are among those who are proposing precisely the
same kind of‘instrument wnich allows the public and the private

to cooperaté in a public purpose. Ma jor porporations‘bf the



Unitéd States are»investing}and putting front money into

such demonstration fundé emerging in other citieS*across'theA
country. If New Jersey-shéuld'authorize'these programs, it
would not be putting itself way out on a limb° ‘Quite the
contrary, it would be faking‘reGOgnized programs and ideas and -
moving with the times. We would hope to catch dpﬁwith the

. times:and to move beyond'in~0urlwork in these areas.

Thére'ére'builtmin protections in each of these pieces
of legislation that we have put to yduok\Whére it requiresﬁ
regu;a£ion-by the Commissioner, thése are subject to hearings
and the usual -procedures at léwo When we'get into~£he invest=-
ment program, we are talking here, aé I say, about investmerif.so
If wé are asking for 4’per cen£ bonding, revenue bonds; here,
"we are saying to you, "This is to be investment on the private
sector." We must have an almost banking mentality to carry
this program out SUCcessfﬁllyo  We must.be sure that each pro-
ject is going to be considered“a good inVéstment.so;that,the
rate of interest will come in 1ow-enbugh to us so that we have
the margin to do this particular -job.

We have also hedged it in the middle=income housing
program:- by saying, aﬁy'community can participate in this program,
“but it must establish and certify néedfand £Here must be a
municipél»opﬁion so. that we cannot as a state housing agency
move at will through the community and golwildly'into reckless

investments. We must be subject ‘to the market and we must be
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subject to municipal options in those cases and the cértification
of need.

In the middlenincome program especially the question
will be raised about the high income levels which are allowed.
These wiil be the exceptiops, though admittedly by the formula,
higher‘incomés can be brought in. Yet this is precisely the
problem that we must face in‘some'bfnour older declining com-
munities that we are not getting mixes of population - we are
_getting ghettoes of incomevand color. By such devices as we
are proposing, we can begin to attack thoée problems which are
staripg atvus,ugly in the'face across the United States. We do
it intelligently, reasonably, as an investment, not as innovators;
not as radicals, but joihing a vast number of enlightened people,
'many of them conservative as well as libéral, business as well
as public, across the country, to do this kind of job.

Now today,ryou are going to hear téstimony from a wide
variety of sources. I hope you will bear the points that I have
made in mind as you listen to both the support and the com.plaints°
I think also We can sho@ by the record that we are getting
considerable support for all the ideas put forward
here. We have letters which indicate that not even the realtors
are undivided in their position. We have letters of support from
that -group as well as some of:the criticisms that you will hear.

I do want to emphasize as my final point, however, that

we are welcoming criticism and suggestions, as I know that you
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will in your operation here,

We have already talked with those people who have the
most fearé and criticisms of this prOpOéed‘legislétion; We
recognize that.at'cerﬁain-pointS'our‘interestS‘Wiil?divergéo
At certain points we will not be able to accommodate each other
and as gentlemen we must face each other across the table and -
see how the vote falls. But on many 6ther'poihtsp I am'pleésed
to tell you that we have reached accommodation. ‘Theré are many"
suggestions that have been made from ﬁhese quafters which bear
1istening to and it will be the theme and the m0£ive of the
department which I head that we will be coﬁStantlyfopen to”
criticism and better ideas.

'We are giving you today the best experienée, the best ideas,
that we can find across the country for handling these problems.
No one would say these are perfect or that they Wili produéé
magic. They are starting points., We will start from these
places, listen, wait for the’next best idea and hope to be back
to you as fast as anyone with something which may work better :
than We-have presently put forward. But what we have put
forward, we have put forward now With‘cénfideﬁce'and the
‘willingness to fight for it.

These are good pieces of iegislatiogc' They will make a
lot Of»difference in the state. I think, having voted for them,
you will find in a few years' time that we will have done one

major piece of our job together, and that is to turn New Jersey
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around, to face the prpblems that it has, not to auck them, and
to use what constructive energies,.private and public, we’
have to meet.them. I thank you very much,

ASSEMBLYMAN WOODSON: Thank you, Mr. Ylvisaker,

First, I would like to ask»if you would submit any
1etteré of supbortvand/or opposition to any‘of the proposed
bills before us for consideration°

MR. YLVISAKER: Yeé° We will give you copieé of all
letters that we have received if you find them relevant.

ASSEMBLYMAN WOODSON: Would you be able at this point to
list any of the groups or persons that have submitted letters
of support? |

COMM'R YLVISAKER: Tchave them in this folder here and
can give them to you, yes.

ASSEMBLYMAN WOObSON: All right. Thank you. Are there
any questions members of the Committee want to ask? (No re3ponse°)

Thank you, Mr. Ylvisékerj If you will, I would éuggeét
that you remain close by in the event that there are persons
who will be testifying who may waﬁt.to ask a question or there
© may be statements that you would waﬁt to speak to following their
particular presentation.

COMM'R YLVISAKER: .There will be moments dﬁring the day
when I will have to be absent. But I will make certain somebody
who will be -informed will be pfeSent°

ASSEMBLYMAN WOODSON: Thank you very much,

13



The Honorable Phillip Alampi, Secretary of the Department

of Agriculture.

PHILLTIP A L‘A M P Iz. Mr, Chaifman, yéur distinguiéhed
colleagues and friends; I am Philiip Alémpig Sécréﬁéry of the
New Jersey State Departmént of:Agricultureo -i.éppearibefore

you to speak briefly dn”the meriﬁs of Assembly Bill A 7639>.
desigﬁated "The Governméht Emplbyees Interdhanée Aét;” Whicﬁ‘

is mentioned on page 30 6f the'Fifth Annual Meééage ofléoﬁernor
Riéhard J. Huéhesg undetrthe termﬁ ”Agridultﬁrép Preséfﬁiﬁélén
Assetoﬁ | |

iﬁ was;in 1956 thaﬁ the'basic ideaé-in the proposea iegiSn
lation before you began to take form through the efforts Qf'é
Joint Land Graﬁt Collegé m U;’SQ Department of Agficulture'
Committee'on Trainihg for Government SefviceP 'This group
spearheaded‘an.effori that resﬁltedsin ﬁhe bééségeﬁéf Public
Law 918 of'the 84th Gongress, which authoriied aﬁ.exchanéé.of
uempldyéés of the U, SebDepartment_6fﬁA§riéulture énd émployees
of sﬁaté political subdivisioné or educational institutions.

In the,years:that follbwed; thesévbésié idéaé were recomm
mended.to'seVéral states Ey thé‘National‘ASSOCiaﬁioﬁkof Stéﬁe
Departments of_Agricultureg of which it wés my privilégenﬁé
serve as President;‘ Each Stéﬁé‘ﬁegiélétufé Qéé éﬁdouragéd to
péés‘ehabling‘legislation that would perﬁit ﬁhe-éﬁatés té paftiéim

pate in the exchange of empioyeeso This effort was also
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supported by the Council of State Goverrments.

Such a program is similar'to the meéhanism thaﬁ has been
in use for many yééré by colleges and universities in theiéy
Yexchange professorships,”' Such anvinterchange can providé the
mobility of manpower so neCessary today in assisting'any
governmentai agéncy’in sétting ﬁp a nevarogrém or improving an
o0ld program with experiéhcedvand trained leadership°

To date, nine stateslhave passed similar enabiing acts
‘aﬁd several states are giving serious consideration to the
paSsagé of such iegislation this year. At the’Federal levéi,
Sendtor Muskie‘of Méine, Chairman.of thé Committee on Governmental
E Operatiohs} has inﬁrodaced S>699, which, ﬁndervTitle VIII,~pfoVides
-for the interchénge of Staﬁe énd Fedefal and local gévernﬁéﬁfal
employees. This bill not only includes the United States
‘Department of Agriculture, but all othér Federal agenciés és
welia In January, the’President,bin his State of the Unioﬁ
message, endorsed the baéid ideas that are incorporated in
ﬁhis proposed legislation.

Withoﬁ£‘State enabling legislation, such as A 763,
employees of ahy governméntal agency héving retiremént'andi
frihge benefits:are feluctant to change employment on a
temporary basis because of‘the sacrifice of a part or all of
sucﬁ bénefité@ With the enabling legiSlation;»there is no:loss
.of behefits or tehure and the contributioné an employée makes

to a program in another jurisdiction can be beneficial to all
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concerned === governmenﬁ as well as the individual.

With the ever«increasing»growth and complexity Qf S£ate
Government, it is impdrtant that a mechanism be provided to
permit the exchangevéf specialized talents at all léveis of
government, As an eﬁample, if one of our marketing division
employees hés developed a new approach tb mafketiﬁg farm
pfoducﬁgﬂ such‘an“emplbyee might be shared with'another’étate or
some local governmento Aé another example, the persoh responsible
for the‘development of’an outstanding biological control program
of harmful_insectsvin our Division of Plant Industry might be
shared with another state, or even the Fedefél governménto

Conversely, if a marketing specialist in.Virginia develops. -
a néwiaﬁction market program, under this enabling legisiation,‘
'suéh an iﬁdiviaual could come to New Jersey and help us set up
a program appliéable to our neédsn. A similar exchanée of
empléyees could also take place between the State of New Jersey
and the United States Depéftméﬁt‘of Agricalture, if wé were
having a probleﬁ‘in implementing somé Federal-State program.

With the continuing competition for top talent in
governmental service, it is imperative that we make maximum use
of the talents avaiiéble to us at all levels of government.

Soﬁe of the highlights‘of this act are as follows:

1. All levels of government, Federalg State and‘
local are authorized to participate.

2. The period of individual assignment shall not

le



exceed 12 months, nor shall any person be assigned for more
than 12 mpnths during dny 36~mon£h period,

30' The act is not applicable to elected officials.

4, it is vbluntary, since no employeé may be
- compelled to participéte in.the New Jersey_procjram°

| 5. It requires the employee involved to agree to
return to the employ of the sending agency for a period of
at least one year followihg the termination or completion Qf
his participation in the program,

6. Provisions are made for the sénding and/or re-
ceiving agency to terminéte all or part of the program of
employee interchange without giving reasén therefor upon giving
notice of at least one month prior to such termihatibn,

7. Employees of the sending agency shall be entitled
to’the same salary énd benefits to which they would otherwise
be entitled and shall remain employees of the sending agenéy
for all purposes, except that the sﬁpervisioﬁ of duties whiie
at the receiving agency may be governed by agreeﬁent betwéen
the seﬁding and recéiving agency.

8., The Department of Civil Service is directed to
prepare plans and adopt regulations to implement the act.

9. The act'tékes effectiimmediatélyg but no empldyee
may be detailed or assigned under the authorityof'this act until
July 1, 1967.

In conclusion, the provisions of A 763 have been
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checked éarefully'ét the Fedéral'lével and are compatible with
existing‘and pending'legiéiation in Congress;

Sinée this act provides the key of flexibility for
the éxchange‘of talented employees at all ievels of government,
. I would urge thatbyou give this biil-favorable consideration.

I will be délighted to answer any questions, Assembly-
man Woodson, you might have or any of your colleages.

ASSEMBLYMAN WOODSON: Any members of the Committee
have questions they want to ask? I don’'t believe so, sir,
Thank you very much.

The next person to testify will be Mr. Julian K.
Rdbinsonp Director of Health and Welfaref City of Jersey City,

representing the Honorable Thomas Whelan, Mayor of Jersey City.

JULIAN K. ROBINS ON:  Assemblyman Woodson
‘and distinguished colleagues, I am here with a statement’
submitted'by Mayor Thomas Whelan, who alsc asked me to convey
his deep appreciation for the opportunity.té téstify and his
regrets that he could not be here in'persona

The City of Jersey City fully supports this package.
of bills being considered by you:' gentlemen today. Our éity
planﬁers and oﬁf housing experts feéllit is a minimum proposal
if New Jersey is to begin to meet its housing needs during'the
next decade, and I would like to comment specifically on

several of these proposals.
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A 76éﬂ concerning state aid in the form of capital
grants to municipalitiés for ﬁrbah renewal projects, is a
long overdue step. It is an unfortunate fact of the space
age that those communities most in need of urban renewal
are those least able»to afford it. In Ngw Jersey, of coursé,
the central cities are‘all case-studies for this theoryi and
Jersey City is a prime example,

For instance, our city's present bonding‘capacity is down -
to about $9 million. We are now planning the construction df
a civic center in Journal Square. In its initial stages, £his
will include only a combined police and firé headquarters
and sighal system - critically needed to maintain the public
safety of more than a quarter of a million people - and thé
initial cost isiapproximately $5 millién - more than ﬁalf of
éur total borrowing capacity.

And out of that remaining $4 miilion must come every-
thing else: Dboth our year-by-year boﬁding programs of new
equipment to keep the city afloat and also our<longmrange
capital costsck

"How can a city’of our size - with equalized assessed
valuations nearing $1 billion = maintain its_capital plant with
such a small borrawing‘capacity? It is obvious that any help
the state can give in meeting the mahdatory costs of urban‘
renewal may make the difference between urban renewal being

workable or unworkable in the cities.
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In that éame vein, A 767,‘the proposed relocation
assiétance law,is also a forward step - with one important
provisoo N

| Certainly, there has never been a time when central cities,
all choked by rising costs and declining revenues, havé had |
to be more far-sighted, more clear-headed and more hard-nosed
in their long=-range plans fdr spending on new public facilitiés,
But there is no reason they must bé cold-blooded too, and this
act will ensure that communities temper their difficult decisions
with financial mercy.

But -, as a continuing\policy, such relocation payménts
may very well tax the meagef resoﬁrées of most centrél cities -
and thié is our proviso. We feel that an amendment to the
local bond law will be required to enable cities to pick up
these costs as a part of land acquisition and to bond them; This
would add only a small‘fraction to the total cost of 1ana and
yvet would not penalize - through out-of-pocket payments which
must be raised in one year by immediate taxes - those cities
which are moving to meeﬁ their obligations in public construction.

We also support A 770, the broposal to set up a New
Jersey Housing Finance Agency. In the immediate future, in two |
urban renewal projects, we plan the consﬁruc£ion in Jérsey City
of approximately 2,000 dwelling units. Our long-range city
plans call for Virtually an entire new city to be built on the

Jersey City waterfront near Liberty State‘Park,

20



‘on which initial work has already begunc Here we are talking
about homes for as many as 45,000 persons.

The Federal Hoﬁsing Agency has deﬁermihed that Hudsoﬁ
County could absorb 900 dwelling units a year = half of them
in Jersey City = 1f they could be built and rented at moderate
levels. The true need is even greater'than these very modest
estimates.

All these projects will be immeasurably advanced by
the passage of this billm There has been, over the yeafs, a
great amount of criticism of urban renewal as a.form of
"Negro removal." Thereaisy unfortunétely but certainly, some
truth to that criticism, since the housing that normally goes
up with an urban renewal program, if privately built, is just
too high priced for the reéidents of the old néighborhoéd° By
‘making money available to spbnsors at lower interest rates,
we know the cost of new housing could be substantially reduced,
Many‘housing experté take the view that a half point on the
interest rate is worth all the urban rgnewal in the world, and
they feei this new agency will be even more important than urban
renewal lénd write=downs, in helping to lower housing costs.

We are certain that, given such a tool, Dr. Ylvisaker
will act with Wisdom‘and prudence in preventing“the abuses
that have too often accompanied the similar Mitchell-Llama
program in New York.

Finally, we also support A 757 and A 804.
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In conclusion: our state is one of the most urbanized
areas in the world. It is our opinion that the biggést problems
our state has to face up to, and has to solve, are the problems
of the cities.

And tﬁose problems - high welfare costs, higher disease
rates, unequal educationalkopportunities, crime - all these are
fostered in the slums of our cities, ahd the most obvious part
of the cure is'sbund housing in sound neighborhoods.

The Port of New York Authority estimates that in the
ten-year span from 1965 to 1975, the pbpulationvof the twenty-
two metropolitan counties of New York and New Jersey, will -
increase by more than two and a half million persons. Not only
will we have to provide housing for these people, but, just
as importantg we have to provide safe, sanitary and deceﬁt
housing for the people we already have.

As Robert Moses once said, "We cannot tolerate housing
hovels just becéuse some great men havé managed to survive them.”

These bills, we feel, are an impbrtant first step in
acknowledging that prinéiple, and in meeting our needs.

, Thank you.

ASSEMBLYMAN WOODSOﬁ: Thank you, Mr. Robinson. Any
members of the Commitﬁee have any questions the? wish to ask?

ASSEMBLYMAN HENDERSON: I would like to ask Mr. Robinson
one. Mr, Robinson, do you havé'a renewal prégram now in

Jersey City?

22



MR. ROBINSON: Yes, we do,

ASSEMBLYMAN HENDERSON: Do you have any problems wiﬁh it
in relaﬁion to the realignment of the railroad traffic?

MR. ROBINSON: I think for a detailed answer, I might
defer to Mr. Gershen who is he:eo

ASSEMBLYMAN HENDERSON: I Was just wondering. It isn't

important.

MR. ROBINSON:' There have been some problems, yes.

ASSEMBLYMAN HENDERSON: I was just wondering how your
urban rénewal‘program;is going to work out with your rail pro-
- gram that is taking plaée shortiy and which we hear so much
about. It isn't important.

MR. ROBINSON: I beliéve Mr. Gershen will be testifying
later on and he could anéwer this in,detail for you.

ASSEMBLYMAN HENDERSON: O.K. Thank you very much.

ASSEMBLYMAN WOODSON: Mr. Grecco, do you have any
questions? |

ASSEMBL?MAN GRECCO: No.

ASSEMBLYMAN WOODSON: Mr. Robinson, you indicated that
there was a rather high cost of new housing as it is présently
constructed by private enterprise.

MR. ROBINSON: Right.

ASSEMBLYMAN WOODSON: Did you have experience with £hat

in Jersey CitY?

MR. ROBINSON: Yes, we have, particularly in the area
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of one of our urban renewal projects ‘in the immediate vicinity
of City Hall where urban renewal has resulted in middlem and
high=income housing, but it hasrnot met in my opinion the need
for the peopie who fbrmerly’occupied these_areas°

ASSEMBLYMAN WOODSON: You mean the people most adversely
affected by the urban renewal program are people who do not
benefit once new conétruction has taken place?

| MR. ROBINSON: That's right. As a result, their re-

location is simply addedlto the size andvmagnitude of existihg
slums which were there already.

ASSE&BLYMAN WOODSON: Thank you.

- ASSEMBLYMAN HENDERSON: May I ask another question
in relation to that? Why did not these people qualify‘for
this new housing, Mr. Robinson; have you any idea?

MR, ROBINSQN:_ Simply income level.

ASSEMBLYMAN HENDERSON: Income. I see.

ASSEMBLYMAN WOODSON: Thank you very much, sir.

I would like to call at this tiﬁe Mr., Robert E. Scott,

representing the New Jersey Association of Real Estate Boards.

ROBE R T E. SCOTT: Assemblyman Woodson and
distinguished colleages, I am Robert E. Scott of Elizabeth,
New Jersey, where I have been engaged in the real éstate and
mortgage banking business for the pést 35 i/ears°

I appear before ybu on behalf of, and as past president
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of both the New Jersey Association of Real Estate BoardS‘ahd
the Mortgage Bankers Association éf New Jeréey@ The New Jersey
Association of Real Estate Boards is én organization of some
2800 Realtor offices located throughout the Statég whose
associates and eﬁploYees number in exceéé of 19,000 people. -
The Mortgage Bankers' Association of New Jersey comprises
over 100 Life Insurance Companies, Banks, Savings Banks,
Mortgage Compahiesy Title Companies, and Savings and Loan
Associations with éggregate assets in‘the biilions of doilarso

Accompanying me from tﬂe New Jersey Association of
Real Estate Boards are Nicholas'Fridayg President, and Robert
F. Fergusong Jr., Executive Vice Presiaentc

We share your concern for the adequéte and satisfactory
housing of families of moderate income. However, we submit
that this need has béeng is being, and will continue to be met
by an efficient, effectiveg well=organized industry = without
expense to the taxpayers, and without the need for State inter-
- vention. |

A 770 declares that there exists a need for adequate,
safe and sanitary dwelling units for many families‘of mbderate
income;, that a 1arge and signifidant proportion of the familiesv
compelled to relocate by reason of Urban Renewalphighway coﬁmv
strucﬁion and other public work programs will be subject to
~extreme hardship unless new facilities are conStruqted andA

existing housing, where appropriate, is rehabilitated,
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and made available at rentals within  their means. Further, the biil
declares, unless the supply of housing for familieé of modefate income
is increased significéntly and'expeaitously, a lgrge number of the
residents of tﬁis Staté will be compelled to live under unsanitary, over
,qrowded, and unsafe condiﬁionsc Thisistétement is just hdtvtrue, and
' the entire juétification.fof thebvast expenditures and revolutionary
method of providing housing for the citizens of New Jersey involved :
in A—770 is based on this completely false assumption. |
Thére has never been a time in'thé'QiStory of our State when there
has’existed a éreater volumé of safe, sanitary, and satisfactory hdusing -
‘particularly for families of moderate income = than there is right now.
Realtors, builders, material supply dealers, and mortgage lenders havé
produced a virtual avalénche of hdusing units that has resﬁlted in an
actualyoversupply in many areas. This excess production, and‘lack of
moderate income families to fill the standing vacancies, 1s leading )
to widespread foreclosure and'potential foreclosure, of many moderate
income apartment hoﬁses. The FHA has already taken over 25 projects
containing 3,188 units in North Jersey alone; in South Jersey FHA has
. acquired 2 projects with 174 apartments, a total of 27 projects and 3362
units. Practically all of these were designed for, and meet the needs
of moderate income families. And there are many more projects containing
thousands of additional units tﬁat will be forced into the hands of the
FHA, and conventional lenders, unless moderate ;ncOme families can be
quickly found to f£ill the vacant épartments that are creating the mortgage

defaults.

As a matter of fact, the FHA has been declining to insure new

‘middle income housing projects - notably in Newark - because of the high
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level’of Vacanciese In just twd buildings alone on Mt. Prospect
Avenue, Newark, 279 apartments‘are vacant out ofv399@' JUSt
oﬁe managemeht firm alone reporté they have more than 40
vacancigs in East Oranéeg’lrvington and Plainfieldg'of which
14 rent f@rfless than $33.00 per room. per month'%‘and‘all‘are
‘fdesirable and completely standérd@ if A 770 is enactedi'thé
unfair cbmpetition cfeated wiil fufther'aégravate'analready'
serious conditiong and may adceleraté the volume:of defaults
in FHA and conventionally financed projects. This would;effecgively
@iscoﬁrage the private industry from initiaiihg any“more.projedté,v
v”even where demand begins to balance supply.
The déily newspapers are‘bdlging_ﬁith an unprecedented
ndmbef oands Offering‘brand new ana moéern apa;tments a£
rentals well,withiﬁ‘ﬁhe economic capabilities of mOdera£e income
familieso Last Friday's NeWark Evening News alone devoted 4
pages to ads listing apartments for reht-m'prihcipally in new
buildings - at rentals ranging from $22.50 per room_ué;
including free heat, frée hot water and in many casés free gas,
free electricity and free air conditioning, -I,call'youf attention
to these-adsoa I will give them to you. ’
[Submits.ads to Committee memberss]
i would like you to look at these because I think you
will be shocked.
What responsible survey has been made - by whom = showing

a shortage of middle income housing in New Jersey? The proponents
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of‘thegbill say there isfa shortage of 100,000 units, which is a very
nice round number. Whefe‘did they get this’figure, and where.is the
substantiation for it? Wehwéuld like to have the names and‘addréSSes
of Fhese 100;000 families - if they exist - so that wé might offer
them the thousands of desirable middle income apartments that We?ve

been unable to rent, even with concessions of free rent.

Perhaps many of these invisible 100,000 families are not actually
in neéd of standard housing at market rentals - what they would like is
standafd housing at rentalsIfar‘beIow their ability to pay. ,

Aj770'furthér declares that to fillvthisbnonﬁexistent, mythical
neéd for middle income housihg, it is necessary to create a public
agency to encourage the inves#ment of privateAcapital, and stimulate
building through public finanéing; that'THE»ACQUISTITION OF LAND,
CONSTRUCTION, FINANCING, MANGEMENT, OPERATION, MAINTENANCE AND DISPQSITION
OF DWELLING}UNITé IS A ?UBLIC?USE FOR WHICH PUBLIC MONEYS MAY BE SPENI,
ADVANCED; LOANED OR GRANTED. }This is the esseﬁce of this bill, in all
its naked boldness. A-=770 épélls'out thé extent to Which the state
would involve itself. in the hgusing industry under the guise of meeting
a non-existent need for some Qf its people. |

Thié woﬁld be acComplishéd by setting up a New Jersey Housing
Finance Agency in fhe Departmént of Community Affairs, empowered‘to
exercise public and éovernmental functions.

This NJHFA would contract with a "Qualified Housing Sponsor",
which could be‘almost aﬁy type of profit or non-profit Cofporatgpn,
Urban Renewal Corporation,»Co_op, or Condominium group, for the
construction of héusing-for families of "moderate incdme;".

.The definition of "Family of ModérateIIncome" is'as‘widé open as

a barn door in summertime; it |means a family " (1) whose income is too ’
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low to compete successfully in the.normal,rental or mutual housing
market” and "(2) whose gross aggregate\family‘inéOme'does-not exceed
the limits established uﬁdér section 10 of this Act". The bill
does not say that the family with agéregate'income‘of$lOy'$203.or
$3Q thousand;per year would not quaiify{= such a family WOuld, and
legally couldo | -

The ﬁJHFA wbuld finance the construction, or in the case
:of existing projects, the purchase and rehabilitation of muiti=
family projects. In the case of profit'cbrporationsp the NJHFA
would grant loans‘ﬁp to 90% of the’toﬁél project cost; in the ﬁ
case of nonmprofit'or mutual'organizétiénsp 100% of ﬁotél broject
cost, Interest rates would be set by the NJHEA; and the term of
-£He idan could be up to 50 years. |

| The NJHFA would even advance INTEREST FREE mpne,yto{;__1 |
qualified héusing sponsor, . if it were a non-profit corporation or
mutual organization, for advance planningy feasibilify-studies,
option money, purchase priée of_land; legal fees, 6rganizati§nél
expenses, architectural and engineering fees, etc., eﬁcg

To obtain the fﬁndé for‘these loans to qualified houéing
'spon50£sp NJHFA would float bond issues which would‘be legél in-
vestments for baﬂksp savings énd loans, trust companies, été, These
would be tax exempt revenue bonds, and sinqelﬁhey would NOT be
backed byfthevfull faith and credit of the Sﬁaté,_wbuld n@t require .
'endorsement by the public.at referendum. I think it was cleveffof
thevéponsofs to switch from the full faith and credi£ bonds pro=-

vived for in previous editions of this housing bill, since
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they were undoubtedly reminded that an attémpt to foist a similar deal
on the public in 1949 resulted in defeat at referendum by a vote of

'nearly 3 to 1.

We challenge the proponegts of this housing program to allow the
public to determine at referendum whether the people of‘New Jersey
should subsidize middle-income families, and increase their owﬁ‘burden
of taxation to satisfy a noﬁ—existent need.

There is absolutely no limitation on the amount of bonds NJHFA
could float - it could be $100,000,000, iSO0,000,000, a $1,000,000,006 -
or more. The Commissioner éf the Department of CommuhitY'Affairs is
quoted as stating that $250;000;000 would provide a “meaningful start."”

If the projects were not sufficiently self supporting to pay all
operaﬁing costs plus debt service to the NJHFA, and maintain adquate
"minimum capital reserves", this would pose‘no problem since the Agenéy
is authorized to request the Legislature fér annual appropriations,
and if £he.Legisla£ure is unwise enough to pass A-770, it would have no
choice but to sign THIS blank check each year. ‘

While the bill_is labelled "An Act to fécilitate the construction
ahd rehabilitation of housing projects in certain areas for families
of moderate income" it is interesting to note that the projects to be
assisted may include stores, offices, health, educational, rgcreational
. and welfare facilities, which.comes dangeroﬁsly close to describing ‘a
completely self—qontained community. |

Should thé taxpayers be pﬁt in the position of also subsid%zing
commercial enterprises? | |

Eligibility limits for these projects are as elastic as a rubber
band. The only thing factual is that a family of 3 or less - and a

family could be a single individual - could not earn more than 6 times

the annual rent, or in the case of a co-op or condominium, 6 times the
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carrying chergee. The rent or-carryiﬁg charge includes heat, light,

: waﬁer, sewerage, parking and coeking facilities. in the case of a family
with 3 or more‘deéeﬁdents, it's 7 times. Let's assume a»iental of $150
month or $1800 year; the tenant could earn 6 x $1800 or $10,800 and be
eligible for admittance ; B U T once in, family inceme could increase ,
by 25% to $l3,500'year and they could legally remain. A family of husb%n

wife and 2 children would be eligible for admittance if their income did

not exceed 7 x $1800 or $12,600; and could‘increase by 25% to $15,750‘
andlno one couid put them out.

Suppose the husband, wife and 1 chiid ‘wanted a $200 month apartment:
Their income could be 6 x $2400 or $14,400 when they move in, and could
incfease to $18,000, while they are living there. A family of 4 could
move in with anrinceme of $16,800 (7 x $2400) and stay there even if
their family income increesed by 25%'to $21,000!

But even these figures,‘as ridiculous‘as they are, fail to telly
the whole story. " Even if family incomes exceed-these eky high eeilinge;
a seriously over income tenant could'stay’on for 6 months at the same
rental, and beyond that if no "suitable alternate dwelling" is available, 
by peying a elight eurcharge in rent.- | |

In addition, in computing famiiy'income, there may be EXCLUDED fromz
incomes " (1) reasoneble alloWanceS'for‘depehdants (2) such reasohable
allowapces for medical expenses (3) all or any’proportionate part of the.
earniﬁgs of gainfully employed minors or family members other than the
ehief wage earner, oOr (4)‘such'income asvis not received regularly, as
" the agency by rule or regulation determineS". Thus true, actuai family
income could be legally double the‘maximums set or more.

Aecording to figures released_by;the'Depaftmentiof'Conservation and:

Economic Development in their pamphlet titled "Facts and Facets" dealing
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with New Jersey s work force, New Jersey 'S women ave more 1nclined to

work outside the home than are most other American women, almost 1/3 (32.7%
vof the State's total female populatlon can be found in the labor force.
Under A-770 a w1fe S income could be excluded in computing total famllyznam

But in effect there ARE no top limlts, either as to amount of - 3
manimum rent, or amount of annual income.

Even the Federal Government s generous 221 D 3 sub—market interest
rate program establishes inflex1ble 1ncome’ce111ngs.w;For example, in
Newark the ceilings,are as follows:

For 1 person householivmaximum'income cannot exceed $5,950

For 2 people household maximum incgme cannot exceed $7,250>

JFor 3 andv4 people’household maximum income cannot exceed $8,500w

For 5 and 6 people household maximumiincome cannot'enceedl$9,800

For 7 or more people household maximum income cannot exceed $11,050

"Persons displaced by Urban Renewal'projects, highway programs‘
or other publicrworks, persons living in substandard housing, personsi
and_families who, by reason of family income, family size, or disab;lities
have special needs, elderly persons", etc. would enjoy priority.Of
admittance. -These priorities are so wide in latitude, that the oppOrtUnity
for political favoritism is obvious.

Before any application for a loan for construction or rehabilitation
could be approved by NJHFA, the “Qualified Housing Sponsor" would have
to file a certified copy of a resolution adopted by the municipality‘in
which the project is located, reciting that there is a need forvmoderate
income housing in the municipality; This'might prove a deterrent in
some small towns,:but would hardly place an obstacle in the path of
‘sponsors desiring to build in the larger communities, where political
'pressuresvgenerate acquiescence to almost_eVery demand - particularly :
ﬂhere‘housing‘isiconCerned. |

In any event, the bill does not reguire an accurate survey as a

prerequisite’to the adoption of a resolution of need, and could be
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simply an arbitrary, self-serving statement.

While reai estaté tax exémption or abatement is not a requisiﬁe
for the obtaining of a loan from NJHFA, a careful reading of the bill
‘leads me to believe that some such agreement with affected municipali~
ties would be encouraged, if not required.

NJHFA :-ould impose controls over rentals, profits, dividends,
builders and developers fees, AND TﬁE DISPOSITION of the sponsor's
property. |

Not only would tﬁis new State agency invade the real estate,
construction, management, and mortgage f;nancing fields, but A-770
would empower the NJHFA to buy and sell, service and warehouse FHA,

VA and other Government mortgages in difect'competitiOn'With mdrtgage
bénkersh_bankers,savings bankers;'Life“Insurance'cbmpanies and other
private;y owned companiés; 1This activity could be wholly apart from
the announced intent to assist theiconstruétion and rehabilitation o€
moderate income housing in New Jersey, and would set still,another
dangerous precedent for thebusurpation'of private indﬁstry in'ouf State.

The bill would appropriate $50,000 "to carry out the purposes of
this Act" whatever that means. Certainly $50,000 would be ohly a drop
in the bottomless bucket of staffing;'equipping, housing, and opérating
this latest and potentially most bureaucratic State agency. 1=
A-770 becomes law,we could count on ever increasing annual appropriations
IN ADDITION to the annual appropriations to maintain "minimum captial
reserves". ° -

It ié clear to anyone making an objective analysis of A—77b that
fhis"legislatioﬁ is not in the public interest. The faxpayers of New -
Jersey are already staggering under a tremendous tax burden. Many of
these taxpayers would be forced to support even gréater taxes to

subsidize families earning more than they do. We would like to call to
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your attentlon-the subéidies Anvdﬁved in the tax eXemption'of‘NJHFA's
‘bonds; th; localireai,estategtax exemption'feature;‘the taxes needed
to maintain adequate mlnlmum}dapltalzreserves; and the*taXeévrequiredrw
to Support still anothef_State_agency‘m the NJHPA. - Iﬁ‘addition, A—770?
would dmplicate existingyméchlnery_: We aiready have:f ‘
1. Federal Urban Renewal programé,lwifh vast grants and loans.
2. FHA 221-D~-3 submarket lntefest rate mbrtgaéé loans.
3. Special,assistahée'laans through FNMA . 7
4. Federal rent supplement proqramsé ‘ g L .
5. The "regular" FHA rental housing, co-op, and Condominium‘facilities
.6;;D1re¢t ioans fgrvhouSLngvsenipr citizens. |
7. FHA 1nsurance cf 1oans‘for;iandvdevelppmenta : - o -
8. Federal public thSLngf
v‘93 FHA and VA‘ioans for home puréhase;‘with little or no down -
payment and esasy monthly payments.
vlongoX~Lanée~Crane tax ilimitation.
ll.‘FHA home improvement programs under 220-H and 203-K

----and many others.

According to latest census ‘figures, there are 1,581,186 families

in New Jersey with a‘medxéﬁ‘inceme of $6,786 a year. ' ILf A-770 is enacted

into law, approximataiy.lf4OOFGOO,famllles{ éarnlng less than $15,000

v'per year could qualify for subsidies.

It is respectfully urged that the Legislature reject A-770, and
emphat;cally end thls'fecurrlng,annual threat to the integrlty'bf private

enterprise in the housing field and to the taxpaying public.
T 3 A N K Yy o0



ASSEMBLYMAN WOODSON: Thank you wvery much, Mr. Scott.

I want to refer to the exhibit that you handed us, I
note that there are a number of apartments available, but in
- most instances it is indicated that these complexes are located
%35 minutes from Newark,” “50 minutes to New York City." Most
of them are in suburbia. I am wonderingseven in suburbia, how
many of the $109 apartments are pregently. available. In oné ad
particularly you have "Only $125 for an apartment, just a few
available; act fasto” How many of thesessmaller apartments or
these apartmentg that are in the bracket that I have just mentioned
~are really available to citizens?

MR. SCOTT: Well, I can't give you the actual number,
Dr. Woodson, because we didn't have time to make the survey that
I am sure would have been very enlightening. I just wish that
this hearing had been posﬁponedf The bills were only introduced
irecently and we only received copies very recently and we devoted
our time to a study of the bill, which in itself took quite a
long timeov If we had had the time to survey the managing agents,
most of whomrare realtors throughout the state, we‘would have
come up with the thousands of available‘offerings that are
located clbse:tolﬁhe cities, if not actually in them. Many of
them are in the cities. For example, you have vacancies in the
Colonhade in Newark. You have them on Mount Prospect Avenue in
at least three projects that I know of, 515, 555 and the Abbington

Towers at 550 Mount Prospect, and they all have vacancies, substantial
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vacancies. You have many othérs in the other cities of the
State located right inside the city corporate limits. Now

the actual number, I can't tell you. If you would like, we could,
if we had enough time, make a survey and furnish you with that
information. Wl oF .

ASSEMBLYMAN WOODSON:® Some of your statements appear
to be at variance_witﬁﬁé&b@fﬁéneés we have:héd in the municipality
with which I am most fafifliar, the City of Trenton., ;We do have
available for the citizénss~ of cdurse, certain apartments
located along State Street?” facing the Delaware Rivers But we
discover that most of these apaftments are beyond the reach of
the average citizen who is most adversely affected by urban
renewal and by general deterioration in center city. We cannot"
find in our community adedquate housing.for a large number of
people. Yet I continue to hear that housing is available to
them. But at the same time, the municipality finds it difficult
to even relocate these people.

MRm SCOTT: Doctor, I would like to point out something
that I think is extrémely significanto In the first place, this
bill is not going to do anything about two of the major problems
of housing, particularly in the cities: Number one is the high
cost of land. This bill doesn’'t do anything.about that at all.
Number two is the high cost‘of construction which is the result
of the high Eost of materiais and labor today. This.bill doesﬁ“t

do anything about that. The only thing that this bill attempts

/
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to cure is thercost of high mortgage money by the subsidy route.

Now this is only going to resu%t in slightly lesser rentals and Qhen
you offset that by the increased cost resulting from the bureau-~
cracy and red £apeithat is inevitable in this type of a program,

it is my prédiction that this housing will cost more than privately~-
built, privatelymfihanced and privately-managed housing. So I

don“t think you are going tc accomplish anything, ekcept disrupt
the entire housing“induétry if this bill is passed.,

ASSEMBLYMAN WOODSON: In the City of éhiladelphia,,
loéated just off of Broad Street a non-profit cofporation'has
already erected a large number of apartmentrdwellings anq privaté
homes, all of which are presently Qccupiedo And it is indicated
by the ciﬁy that theyvare desirous that other non%profit corpo;m
ations become involved in this kind of housing because it meets
a very great demandm What would be your reaction to such a
‘stated need? |

MR, SCOTT: Well, I have made no survey in Philadelphia,
Doctor. I have no idea.

ASS EMBLYMAN WOODSON ¢ Phiiadelphia would be similar
to Newark, New Jersey¢ or Trenton, New Jersey, or other municipal
centers in New Jersey, Jersey City.

MR. SCOTT: Well, there are many cities thfoughout thé
- .country that allege they have a need for x number of units, I
have never seen a survey. I have never heard‘of,a factual survey

in any city in America where they actually demonstrated the need.
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They have letters from people who say, "I am in need of housing."
Whéh you. runisome of these down, you find out that they’well
qualify for privately=-owned housing; They just don't want to
pay the rent. They think it is just too high. They would
like £o have something cheaper. Well, this is a natural desire
and I can't blame them for it. But should‘it be done at tax-
payers' expense?
| ASSEMBLYMAN,WOODSON: The final question that I have

to ask: You indicated in Newark the Colonnade Apartments,
555 Mount Prospect, I believe it is. Aren't these luxury
apartments?

MR. SCOTT: Well, I wbuldn”t say that they ===

ASSEMBLYMAN WOODSON: Wouldn't you say that these
are luxury apartments, the ones that are vacant?

MR. SCOTT: I wouldn't say they are luxury apartments.
They would be eligible under this bill.

ASSEMBLYMAN WOODSON: Beg pardon:

MR. SCOTT: They would be eligible under this bill.

ASS EMBLYMAN WOODSOI\.IA Any other questions?

ASSEMBLYMAN GRECCO: Yes. Through you, Dr. Woodson,
in sﬁpporﬁ of your position you indicate that there are vacancies
on page 2 and 3 and that there are many mortgage defaults.
Are you prepared to give authoritative substantiated evidence
as té why there are vacancies and why there are mortgage de=

) faults?
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MR. SCOTIT: Yes, I can tell you very'simpiyo - They
don‘t have the tenants to fill the apartmentso

ASSEMBLYMAN GRECCO: Is this as a result of research?

MRJISCOTTg Well, it is a matter of fact. These
apartments have gone back to the FHA.

ASS EMBLYMAN GRECCO: Why are there vacancies and why
are there mortgagg defaults? |

MR. SCOTT: Bécause they couldn't find enough tenants
to f£ill the vacancies and as a reéult the sponsor, the original
sponsor, of the project lost iﬁ to the lending institutibnp
which in turn turned it back to the FHA. Now the FHA is having
the same experience9 They can't find tenants to f£ill them
either,

ASSEMBLYMAN GRECCO: And you have authoritative
research information to substantiate these claims?

MR, SCOTT: I gquoted only the FHA‘ones° That 1is all
I could give you on short notice because you could call thé ]
| FHA and get them over the phone. The only way I could get\you
the ones that have been taken back by private institutions
under conventional financing Would‘be by making a survey . This
woﬁld take some timéo We would have to write to all the lenders
- in New Jerséy and ask them how many projects they have téken
back, contaihing how many units. because‘there is no central
ciéaring house for>that as there is in the case of FHA;

ASSEMBLYMAN GRECCO: I think in order to solidify your
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position, wé oughﬁ to know the reasons why. Doﬁ"t you agree?

MR. SCOTT: Well, I can tell you this, that if you pick
up any newspaper in any city you will seefofecldsure notices
there involving -projects. ‘it has been going on for a long
time. There are going to be more.

ASSEMBLYMAN GRECCO: I quite agree. Give us the
evidence of that. I think tb make your position more solid
we ought to ha&e some authoritative, factuél inférmation és
to the reasons why these apartmehts are vacant and as to the
reasons why there are mortgage defaults.

MR. SCOTT:. Well, the basic reason is lack of potential
cusﬁomerso No& you can talk about location or anything‘else,
but the main féct is that these projects which were soundly
~conceived in thé opinion, for example, of FHA, in.the opinion
of the lender, in the opinion of the sponsor, the builder.-=-
Everyone involved thought this was going to be good. There was
a profit motive ‘involved. They wouldn't héve conceived or
initiated, started and built these projects unless in theéir
opinion they wére.going to be sound and théy would rent., Thg
result is that they haven't rented to the point that they lost
them through foreclosure. And thére are many, many more in this
same position. As I said, if we don't find the tenants for
them soon, still more are going to go back to the lenders thrgggh

, C)
foreclosure. We just don't have enough people to fill them,\‘%e,

have an over supply in most places.

40



ASSEMBLYMAN GRECCO: Well, tﬁank fou very much.
However, I don't think you»have answered my question and I think
in érder to be convinced I should have some documeﬁted reéearch
material to support your position;

MR, SCOTT: Well, I don't quite understand you ﬁhen,
I am afraid, Mr.,bAssemblyman° You are asking me to tell you
why each individual project was foreclosed‘and the only basic
answer ié that they didn't have the income to meet the operating
expenses and the debt service charges. That is the basic reésonlk
Now, there may have been individua; reasons why a tenant did
not take a particular apartment in a particular project. But
this would be something that would be impossible to give you.
All you can do is look at the fécts and the facts are that thé
people justvdidn°t rent them - brand new buildingsd

ASSEMELYMAN WOODSON: Mr., Henderson, do you havevany
guestions?

..ASSEMBLYMAN‘HENDERSON: Well, I would like to make

a statement., As I understand Mr. Scott - and if makes some sense -
if we were to embark'on an urban renewal program, we would be
on the right track if we tore down the substandard houses and
bﬁilt no other ohese You would sa; there is plenty of housing
available. |

MR. SCOTT: Well, Mre-Henderson[ first of all I would like

to correct a misunderstanding that seems to be very prevalent

throughout the country. There isn‘t enough money in the world
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to tear down all of the substandard housing we have and
rebuild it overnight with new construction and it isn“?
necessary. If the citiés were to enforce the codes that they
| have righ£ now and that they are sup?osed to enforce, we would
have standard housihg without expense to the taxpayers. This
can be doneo/ It can be done quickly° ‘Now some cities have
made a start in that direction. Others are beginning to start.
Bgt there are any number of substandard units throughout the
country, not only in New Jersey, that could be brought into
‘standard condition relatively-cheaply and very quickly if they
_wou;dwonlyvenforce the codes they have on the books right now,
ASSEMBLYMAN HENDERSON:‘ Well, it still amounts to what
I said., You could have an urban renewal program and you
wouldn't have to provide new housing then because, as you
mentioned, there are plenty of apartments and houses available.
MR. SCOTT: Yes. I think you are saying the same
thing I am saying in just a little bit different way. |
ASSEMBLYMAN HENDERSON: This is the way I understand
your statement.
MR, SCOTT: What I am trying to point out is that it
doesnft necessitate the bulldozer approagh where you tear .
eVerything down. It is not neceSsaryo Many of these units are
substandard in only slight respectswand‘can be very quickly and
effectively cowected at a minimum of expense if they just

enforced the code. You don't have to tear them down and replace
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? .
them@

ASSEMBLYMAN HEND#RSON: Well, it is a little late now
to enforce any codes on some of the things I am thinking of,
some of the develo?ment and redevelopment programs. |

MR, SCOTT: On the contrary, it could be done right
now.,

ASSEMBLYMAN HEﬁDERSON: /Weil, it could in certain
instances, but some_of them - there were no codes to enforce
because they were-such substandard dwellings that it wouldn't
stand for any irﬁprovement° I am talking about and thinking
about_these projects that have existed along the rivers, not\
'only.in New Jersey but in other states in the United States.

It seems to me as we sit here and listen - and I aﬁ not destructive-
iy»critical of what you have said = that there is plenty of housing
to take care of any u;ban renewal program which we are‘apt to
embark upon,

MR. SCOTT: That's correct.

ASSEMBLYMANfHENDERSON:’ This is the Way I understand it.

MR. SCOTT: That'stcorrecto

A_SSEMB‘LYMAN HENDERSON: I don't know if I can prove it
or you can either -~ not that I doubt you. You are in the
insurance business and you would be foolish to come hefé and
make statements which you’couldn"t suéport, But this is the Way
it unfolds to me as I sit here and listen today. And you aéree;

that this is probably the solution - that we should have an
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urban renewal program and do the good things that we attempt
to do, but we wouldn't have to be too concérnéd'abdut‘where
the people were to be relocated because there are apartments’
and housing around:

MR. SCOTT: That's correct.,

ASSEMBLYMAN HENDERSON; Ali’rightf Thank you very
much.

ASSEMBLYMAN WOODSON: Thank ydﬁ very much, Mr. Scott.

I would like to introduce in the record a leﬁter from
the Honorable Ralph G. James, Mayor of the City of Wildwood,r
and I would like to read into the record a paragraph from;his

, .
letter supporting Assembly Bill 770: "Under Assembly Bill 770,
mortgage financingufbr the construction‘and rehabilitation
' projeéﬁs"for housing moderate income families Would be provided
to qualified'hoUsing'sPOnsors; and thereby expedite new housing‘
facilities whiéh are sorely needed for the families whose levels
of income are not adeéuatem” This would seem to be at variance
with at least the last statements we have heard.

In addition I would like to introduce in the record
suppbrt for A 757, 763, 765, 766, 767, 768 and 770, by Mr. Vincent
Brinkerhoff, Commander pfjthe Departmeht of New Jersey, Veterans
of Foreign Wars of the United‘Stafes; and a further statement in
support of A 770 submitted by H@_Philiprinisp 74 Wilson Road,
Princeton, New Jersey.

At this point I would like to call Mr. Afthur Padula,

President of the Builders, Owners and Mahagers Association of
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New Jersey.

ARTHUR PADULA: Mr, Chairman, ladies and gentlemen:
My name is Arthur Padula.’ I am a redeveloper in the City

of Jersey City, having been appointed to do the downtown areég
With a SCope'ofv$350 millidn°' I have been appointed as the
official redeveloper in the City of Newark with Newark 's
Weequahic Park Improvement Plan that will involve $150 million.

I have been appointed by the Catholié Churchp the St. Rose

of Lima Church, to do a redevelépment job in Newark that
envisages $50 million. Ivam a Rear Aamiral SeleCf'in‘the Navy,
civil engineer, 24 years of.Federal service, I am a professional
‘appréisero I am a realtor, And I have spent a lifetime in the
building industry. I am President of the Builders,‘OWners‘and
Management Association, which represents 28,000 tenants.

I feel that fhe function of an organization is not to
represent the people in it, but the function bf an organization
is to renéer a service for the people. I am totally in favor
of this middle~income hbusing bill.

I am a member of the New Jersey State Association of

'Realtors and I am a' member of the National Aséoéiation of

Home Builderso I do not speak on behalf of the Realtors, as
an'organization, nor do I speak on bghalf of the Home Builders,
as an organizatiéne

I speak on beha;f of our own‘organization,?the Builders,
Owners and Management Association, who have a wide disparity

in thinking between realtors and between home builders and
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between ourselves.

Number one, the President of the United States stated
sucCinctly»the need of housihg in the Unnitedeta’tese The
Congress has stated the need for housing in the United Staﬁes.
The governors and the ﬁayors and the people have stated the
need for housing in thé United States. And the problem - we
ought not even ﬁo disquss it any further as to whether there is
a,neéd. Of course, thére is. a need. ‘The problem is: How
do we get houses at prices that peoplé can afford to pay?

And that is how simple the issue is.

We know that we make 1SQyOQO Cadillacs a year at $5,000
a caf, We»know that we make 35,000 Lincoln Contingntals at
#Z,SOO a car, But we also know that we have £ﬁree and one-
half million Chevrolets and a million and one=half Fords.

The reason for thé defaults in ﬁhe City of Newark that
Mr. Sébtt alluded to is that the rent is too high. It is just
that simple. When you have, as we do now, a situation where
a two~bedrgom apértment, living room, dining room and kitchen,
costs $50 a room rent or $306 per month rent, how many.people
in God's name can afford it? What policeman, what school
teacher, wﬁat fireman, what secretéry, wha£ legislator, if you
pleaSeg can afford $300 a month rent?

ASSEMBLYMAN WOODSO.N : Thank you very much .

’ASSEMBLYMAN HENDERSON: We are gtill going to listen to
%he»rest of.your story. | |
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MR» PADULA Therefore, to go on’w1th‘th1e; the problem
715 not whether we need hous1ng - thls has been dec1ded over and
over and'over agaln -che questlon is:ivﬁow-ao.we get hou51ng
at prices that people can afford to pa§°‘ | H

I would like to 1nvite your attentlon to‘tbe publlshed
figures‘on the part of the Federal Hou51ng'Administration,
which, as you know, was establiebed inll9é3 for'the burpose
v’of being the backbone of housingiin the United Stateso In 1949,
ithey produoed 242,015 rental bousing unitso Laét year, 1966,
Atbey‘producedv44,016@ Therefore, the Federal HoueinQ:Adminis~
btration, the‘backbone of this houeing‘eitnation‘in‘tbe United
States, has lost 80‘per cent of its Voiume and the federal
Housing Administration program obviouely,as any program tnat
loses 80 per cent of its volume, has failedo This is incredible,
but this is a fact. |

In the State of New Jersey, for’your information, it is
true that in Newark, for example, they won;t“issue any more-
oommitments; that is; any more commitments under economic
baeisv207, for example, becahse there are tbree defauitso There
are going to be more defanits; And why are there\going to
be‘more defanits? - because people canft afford to ba& the rento
If youfreduce that rent from $50 a room to $30 or $35 a room,
vthe-market is unlimited, sir, unlimited., -

b fhe first pointii want to nake‘is: Let us'not talk about

need; let us talk about need at a price. And you are exactly
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‘right when you referred to those advertisements, and mine

héppensvtovbe iﬁclﬁaed; 'I have to get:$50 a fooﬁ, FHA room count

Which meaﬁé $6C é room the way your wife counts. 'Shevwalks

'_in‘and éays, "How many robms afe there here?" The FHA saysi

,*Eour and three-quarters." She saYs,'"I see three and one-

haif," You knowkwhat I am saYiné;v It makes one great difference
Now letyme refer to the program that the’Federal govern-

‘ ﬁent established tha? has been alluded to here called the

221;D3 program that Mr. Scott also aliuded to;‘ This program

was designed to House péople of -the ldwrbracket areaiandvthe

low middle incoﬁe area. Mr. Fino of New York;  Mr. Addonizio,

now Mayér Addbnizié,.served on_that committee, of ﬁewark;

- Mr. McGrath of‘South Jersey served dn that cbmmitteé, Wa know

four of the members who have served. Florence Dwyer of Union

Counﬁy served on that committee. And from firsthand.informafion

they tﬂought that £hey had passed a housing bill that was

going to house the middle~-income people_of the United States.
Let's tfy to decide What middle income is. God knows’that

middle income maybe in Delaware is one thing. Middle income in

Chicago can be énothér thing; Middle income in‘Newark can.

be another thinga' And middle income in South Orange can be

another thing. The faét of the matter is that in the United

States 43 per cent of the péople earn between $4,000 and

$10,000. Sixteen‘pef/cent earn more than $10,000, aﬁd the

remainder earn less than $4,000. . I think that is middle income.
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’iiyiénﬁhé middle 6frthé incomé‘group. bMa£é ﬁ5:ﬁi;£éke~about
o . : . _ e,

NSw”ihﬁmﬁéf‘twp; thésé pébéle Whé éféuféférréd tb as the
‘ﬁidéie%iﬁéomé pééple arévthe péoplérwhéyafé gﬁe 5éckbone Qf
sécié£yn¥ £hévpoliCéﬁén;vthé‘school teaéher, thé.fireﬁan,
théicivil éérviée workér;‘the.gdvefhﬁent wofker,‘fhe white
coilar>wofkeri thé bank:cierko  These aré the peéple th are
£helfofgo£ten people; don&t you see? Théy doh"t éet“a low
:‘ehoﬁgh‘incoﬁe.ﬁovqﬁalify for supplements‘and aids,‘ndruare they
twéalthy endugh to compefe‘in‘the opéh mérket’for,thé hbusing
coé£s thét egist todafgl The§ are tﬁe fofgottehvmenvénd they are
thé‘pééple qf.thé middlemincome gfoup £hé£ Qe are'tfyihg to
reach in the metropolitan area.

Now‘whén you.take a look a£ Jerse? Ciﬁy.and see a cify
with thé’highest’juvenile deiinquéncy réte'in.tﬂé Sfaﬁéy with
'thé highést tﬁberculosié rate inxthe Stéte - whén yéﬁklook at
this a?éa.Wﬁ@rérnobédy can’Waik down the sﬁreet ény mofé with
éhy dégréé ofbséféty, Where ﬁobéelfmféSPectiﬁg pefébn woﬁld‘
even hévé*his wifé wélk adwﬁ the street‘at‘ﬁight; whéré the
ciﬁy is a‘hundted yearé ola; Qheré ﬁhe séwéfé Weré made of wood
énd havé coliabéed, Whére failfoad yafdé aré lfing-ﬁacént,
'WHere:buildings ére dilapidéted héving ouﬁli&éd the&f‘économic
iifé - théfe ié hdthingtthat can be done to repair‘them with
ahy ééohomicrdegree éf}safetyﬁnwe know oné thing, noﬁ even the

city_can afford speciously thé luxury of a slum. Nobody can
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-afford the luxury of a”slum@ Therefore, this problem has
“to be met. The President has said that 78‘per cent of the‘
rpeople in the United‘States live in cities and by 1975, 85
 per cent of the people will live in cities. And the President
has said that the most valuable esset we have is people.
‘Therefore, if we want to do the thing for the most valuable
‘asset We have iﬁ'this couhtry,‘we'have to do something about
people. .FOOd is the number-one requirement for human existence.
Housingvis number two; as you knoﬁ; and clothing is number three
So we are dealing with the seeond most important commodity‘of
life. It is not a statistic anymore aﬁd.we ouéht not to base
our judgment here on statistics. Let's base it on a little
heart, if you,please,'

In the Federal Housing Program, ﬁhe#zaléDprrogfamtiggtotal
uhﬂphkébiéwtaééygﬁ»WhyEFﬁLettméﬂyell you why. First, they
used the 1960 Census as the basis of income@ The day that the
Census was published it was 18 monﬁhs'pldm So it was in error
to begin with. Number'two, since 1960 = and we will all agree
to this = people's incomes have gone ué 22 per cent. Income
levels remain conetant@ Number three, the cost of construction
since 1960 has gone up 27 per cent. This is no£ reflected.
Number fouf, the aetual mortgage arrived at is arrived at by
a basis of people's income and, God knows, there can be no
relationship between people's income en one hand and the cost

of construction on the other hand. In fact, there may be a
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greater reiationshipnin'thevdirection thatithe'wind‘blows -
pureiy‘specious, lOur exnerience nowxis in‘Jersey Cit§ in a
221~D3 we can 't find people w1th 1ncones low enough to move
in and the building is v1rtually 901ng to go in default

) : ‘
because we can 't find people to meet the governmental restrictionsa
Thls‘ls one of the most onerous things.that ex1stsvin the
country and_you‘oughtito be aware of it here; | .

NOW, next, what‘are the factors of cost in housing?
'ObViously we begln with the cost of land. It was“stated here
”that you are not d01ng anything about the cost of‘land You
don't have to. Title I of the Federal Hou51ng Administration
can‘take thisbland,‘as you well know, in;a_blighted‘area, in
aniurban renewal area,,and write it down to an economic use
and the Federal gouernment‘assunes two~thirds‘of it and;the
city assumes a third and now . you have the»basis of that‘land
: 'atna Writemdowne ”You don“t‘need any othervinstrument‘of that
Lhinda That already exists; |
. Now, number‘two, mortgage ﬁoney; in.Jerseibqity iast
‘gear I Wasylooking for $6,785,000 with'interest‘at 5 1/4 per
\cent for 39 years and ll months and do you know what the
bankers had the audac1ty to ask me as a premium? = 10 p01nts -
10 points for financing‘charges,‘withla smile, if‘you vl_a‘].ease.s
So’uhenvyou figure interest rates, you“then say;’"Is'it avail-

able at that rate?"  And the answer is,:no, it is‘not available

at that rate. We. are not here to have an academic discussion.
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We are here to have a practical discussiongband‘it is the
first time that I have appeared in this legislétivevhall, by
golly; as a man who is on the firing‘line and\actually building.
I am not a rabbi and I am not a priest and I am not a school
»teacher. I am a buiider and I understand this thoroughly,
| having built 38 per cent of evefything that was built in
Newark Since the war. It is a considerable.record of progress.

Now, let“s get to the next item of cost, the term of the
mortgage. It must be. obvious to everybody, the longer the térm,
‘the lower the carrying éhargee The carrying charge itself ié
higher, butithe monthly payments we make in paying off that mortga
are lower. So there is a need of the 50-~year mortgage. What“s
wrong with a 50-year mortgage? In Hblland they write them
for a hundred years. The economic life of a fully fire-proof
‘building is established now by the FHA at 55 or 60 years.
Everythihg that I build has an economic life by the FHA of
55 years, There is nothing wfong wifh a long-term mortgage
of 50 years on a fully fire=proof building. To be sure, there
is a great deal wrong with a 50-year mortgage on a-building if
it were built like a tent or if it were built out of plywood
or if it were built like a cheap house. But on full masonry
and concrete, with steel and aluminum, as we are accustomed
to build in the metropolitan area, a long~terﬁ mortgage is a
very economic thing.

| Next, the cost of money. We in Newark have just experienced
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ah<incréase in fax'fates of 30vper qent this year. We were
told that if we had a‘Salesvtag we werén“t going to havé, as
yéﬁthéw, é éontinuing burdén an real estaté taxﬂ We happen
| to havevbotho We don't blamé aﬁybody fbr it. Whyé The éhigma
yéf a’city reminds me of a pefsbn tryingnﬁo‘raisevhiﬁéeif by his
booﬁ‘stfabse It is impossible° It is"impossible er é city
like Jerse§ City that is virtually bankrupt; thatyhaé accounts
receivéble from railroads that are'bankrupt,‘that-may have
seven or.eight hﬁndredvthousand-do;lars in éash” and that"s all,
and that's quesﬁionable, to rebuild itself,ito reﬁou%e itselfo
Witness fﬁe fact that lOOiOOOpeople have left Jersey4éity in
ten yeéfso Look’what has happened iﬁ Newarke  Eighty thousand
?eopleihévevleft Newark in ten yéars, iook what has héépened
to ouf crime rate. Look what has happened to our delianency
fatef Look What haé happened to area.after areé in Newark,

éhd ;'was‘born at l4th Avenue and Spruce Street‘and I aﬁ a
Prodﬁct of thé slums., I came from Italian parentage. ‘i gnow’
whé£ I speak ébouto Must héve StatevandvFederal aid? UCaﬁ“t

be any dJuestion abouﬁ its |

Noﬁ we have arrived at this poiﬁt where fq; years we keep

séying,-“Weli, everybody turns to Washingtbn, Everybody ﬁurns
to Washington. Eﬁerybody turns to Washington° Why don't you states
help yourselvés?“ And that»is éXactiy what wevaré trying to
;.do in theﬁiddle iﬁcome’state housing bill,. Fér the first time,
sincérely,‘I‘éeé.Fhé possibility ﬁow of a middle income housing
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bill in the State to)do whét?-m to house people at prices
they can afford to pay. |

Now, let's talk.about tax exemption. You éan“t get
enough’. money out of a slum to give it the neceséary police,‘
fire and welfare protection; as you know. So with tax abatement
under the Limited Dividend Corporation, which wés élluded to
earlier, or the Fox-=Lance Bill, which was alluded ta earlier,
£hat 15 per cent‘of the net-will really produce more income
than was produCed in the same area before it. As a matter of
fact, as you know, the basis of it is that you have to pay the
samé as yoﬁ got prior ahd then yéu pay'an excess,'when, as and
if it is created. So you start with the base. For example,
in'Jersey City, they were taking frém'this ten-acre plot that
I am referring to called Gregory Park, $67;OOO a year in total
taxes. I put §$17 million worth of conétfﬁétion on~it'and they
are now getting $267,0QO in income and I have avoided and
eliminatéd the sium. This is the point that I am tryihg ﬁo make.

Now let's get to the next concéptg In the old days people
thought = well, the way to clear é slum is to take one corner,
a little bit at a time - you knowp\the trial and error method -
and»we'll také and build one building in the_slum and that one
building will clear the area. Much to 6ur regret we found
that the fdrceé of the slum overcome that building long before
that building overcomes the forceé éf thé slum. It is the same

with cancer, If‘you have a cancer in the hand’and you take
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out a iitﬁle bit, you don%t cureﬁthe caﬁcera You have t§ take
out an area that is}big enough:andwstrong enough to_withstand,
the economic and socioiogicaluforces of‘tha; slum, Therefofe,
bﬁhis program musﬁ‘be doneﬂon a massiveubasisvbecausg whét‘are we
trying to cr;eai;e?v-»‘env.ironmem»:.a Environment for whom? - for
our people tolive inf And at what prices? - aF prices that
thej can affofd £b pay. And you can't accomplish this uniesé
you have iong;term.mqneyg low interest rates, and tax exemption,
and obviousiy‘land that you can get the-highest and the best
use. While the cost of the land is high in thé’city{“ Take

the city’of NewérkhwithtZSLﬁquane:miles@ﬁ, We can"tlbuild one-
»Ifamily houées anymore in the city. In the City of Newark a
p;ot‘of\land, threemquérters'of an acre,‘35,000»sqﬁare_feet,
Vwould probablyvéost twenty or twenty—five thousand_dollars.

What one-family house can you build on that? But God gave us
something free, It is air, light and space, and_itAis’frée°
So.the concépt of the cityo of course, is that-we go up in
the air in highmriée construction to achieve méximum use out
bf £he land. . Wi#ness the fact that in Weequahic_Pa%k Tower

I‘have 205 families on 36,000 square feet. I‘have‘265,iﬁ
‘Weequahic.Park Plaza on 38,600 square feet, less than an écreo
Eve:ybédy héslight, air and sunshine.

Now, another point I want to make about thisbm you can't
~ expect any_bill that is created‘by_the Congress or this_Legislau

ture to be perfect. Obviously you depend upon the Commissioner
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to adopt working rules and regulations to carry out the

intent of the legislation. You have that now in the’Minimum
Wage Act, as you know. Therefore, to sit here and pick this
bill apart at this time is really specious. vWe can‘only‘get the
broad scope. The mechanics of working out £his bili will *
change from day to day and year‘to fear; For example, the minute
£he sales tax was passedf the three per cent sales tax, that
increased the cost of operation. The minute that the State
Minimuﬁ Wage Act was passed making people work oﬁly 40 hours

a week and time and a half for 48 hours, that increased the

cost of operation. The minute the Federal Wage Act Qas péssed
February‘2nd of this year, this increased the cost of operation.
In'fact, if YOu také 1913 as a base of 100, the cost of con=
struction today is 655 per cent,lsix and one-half times.

Now I ask you over the life.of‘a mortgage, 40 years, what is
it going to cost 40 years from now? And what formula can you
make today with rigidity to encompass what 1is going to happen
over the economic life of this mortgage, 40 years? Thereforé,
you must have flexibility in your formula and in YOur thinking.
And how do you get flexibility in your thinking?- by having a
Commissioner change‘the'working rules and regulations to carry
out the intént of the Le§islature and to cope with the conditions
as they change. There can't be any question about that. And I
have greaﬁ faith in the Commissioner and have great faith in}

“the fact that the Commissioner will have an Advisory Committee
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and?this Advisorykéommittee will adyise‘himﬂinwmany‘of‘these
'problems that we hayevin connection w1thtth1s hou31ng;h
- There is'one otherrfacet. We know that the whole concept
of)aﬁmortgage.comesyfrom our forefathers;u'Yetia mortgage is
unwieldy, takes time to foreclose, usually‘a year berore you
fcan'foreciose, There arerall kinds of‘legaliderenses.‘ In
addltion to that when a mortgage gets to be 7,‘é;‘i6:million
dollars, maybe there are 13 financ1al 1nst1tutlons that.w1ll
‘ybuy them: not that they are not capable of buying them; but
they won't buy them because they don t want to put all thelr
_eggs in one basket So we find that as these jObS get larger'
’ and the mortgages get larger, we have dlfficulty in obtaining
- money. Even with FHA insurance,.I just recited the fact that
they asked for a 10 p01nt bonus where in the event of a
default Uncle.Samtwould give a-debenture of government bonds.
Still, they wanted ten pointsﬁ | |
So with this‘Commissioner I‘envisage the use'of a bond,

| and he talks about and the bill talks about a bond | Why?
Having a bond will give you liquidity. What do I mean by ligquidity?
’All four-of you‘could buy a $50 bond and participate in this
mortgage; Twenty pen81on funds could buy a $lOO bond, but no
'one pens1on fund could buy the large bond.’ People in the\street
vcould buy the bond. The fact of the matter is that the bond
concept w111 give us a larger base, a larger field of money, and

W1ll give two thlngs - participation and llquldity, both of
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»WhiCh Qill bé reflected in the ﬁigal interest rate that-will
be resolved.‘ Taxvexémption, of‘coﬁrse, it's tak exembt because
it is‘invthe interest Qf the public good and I ask you whether
housing sho@id come secbnd to the Turnpikep for example,bin
~heed to people? |

I am sofry I have taken so much time. This is a very,
very wide subject. It is endless. I don'‘t think we are ever
going‘to sit and solve the problem at any one time at any one
place. But I am delighted to see the State of New Jersey-
»pick up where New York hasvbegun sometime ago with theiMitéhell—
Llama Bill. We have refined many of the extrémes of expérience'
and I thinkrand I pray that what we are doing is in the interest
of the public godd, Thank you.

'ASSEMBLYMAN WOODSON: Thank you, Mr. Padula.

Let me_interrupt for just a moment and indicate that I
would like the fecord to show that the Honorable J. F,. d;Connor,
Senator from the 13th District, Counﬁy of Bergen, and Chairman
of fhe Senate\Committee on State, County‘and Municipal Governmen
is now present.

Are there any questions that any member wishes to.ask?

ASSEMBLYMAN HENDERSON; I would like to ask Mr. Padula a
question. Mr. Padulé,:you mentioned in Newark there was a slum
area and 80,000 people had left. Is this right?

MR. PADUILA: Yes, sir.

ASSEMBLYMAN HENDERSON: And then you took some land in
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Jerséy City andispent how many'milliOnidollars>u$200 million,
was it? |

MR. PADULA: No, the thing will run $350 million. We
have just finished a $20 million éhase of it,: the beginning
‘phase of it. |

ASSEMBLYMAN HENDERSON:V What I wanted to knOW‘and:what i
am most interested iﬁ is: What beéame of the pegple tha;
‘lived in these two areas?

MR. PADUILA: : This is an‘amazing thing; ‘First, the Federal
government dest;oyed the area, condemned it, The steps weré
these: They made a resolution, they declared it a blightéd area,
‘.and then they knocked down buildings with a buildézer approach
" and the land lay there for seven yéars»and.the city reqeiVed
no income and the Federal goverﬁment refused to'finance the |
very thing that another branch of the Federal goVefnmeﬁt had
agreed to do. After seven years, they finally got a tiny start
and that tiny start went into bankruptcy. Then there was
more chéos énd then I came into the picture., I know' that
Rev. Carey, a Catholic priest, énd this town is 88 per ceﬁt
Catholic, used to ask the people on Sunday to pray that this
housing.woﬁld ultimately get under way. God‘heard"him, I guess,
énd it did get under way. |

lBut tofanswer‘your queStion specifidally,:thése people
left the community entirely. Now what we are finding hapﬁening

~ is that we are bringing back two kindS'of'people“basically:

59



young married people who are starting out in life, who
represent about 22 per cent of our need, and elderly people
who can no loﬁger live in houses, who can't afford to live in
houses, who can't shovel snow, who don't want to be concerned
about ?ainting and decorating and so forth, who have turned
to this way of life. I remind youprsir, that apartment-house
livingiat the present time acqounts for abdut 36 per cent of
the production in the United States.

ASSEMBLYMAN HENDERSON: And in Jersey City, it is the
same situation?
" MR. PADULA: Exactly.

ASSEMBLYMAN HENDERSON: Peop;e just»went_somewhere else.

MR. PADULA: Just abandoned ﬁhe city is whétvhappened.

ASSEMBLYMAN HENDERSON: In other words, they were forced
to move.

MR. PADULA: No question aboﬁt it - no choice - no choice -
just displaced like cattle.

SENATOR O'CONNOR: Mr. Padula, I would like to ask a
question. You hévé donequﬁﬁ;samabui;ding in the major cities.

MR. PADULA: Yes.

SENATOR O'CONNOR: Do you think it would be a good idea if
we adopted a plan similar to.what they have in Rome or Paris .
or London where any high-rise building that is built, office
or residential, is required to have underground parking?

MR, PADULA:» I was in Rome last summer and I was in
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Honékéng.lastlsﬁﬁﬁer and exémihed bbtﬁ.ofxﬁﬁése ?iaﬁéYQery,
qaréfqlly; sgnibém'going to éﬁéak first ﬁand‘Sf‘Wﬂat &ou_v
say. .Thevanswéf haé to be‘fes°  Now lét"é‘see‘whfo in ﬁhe
' City dfiﬁewark>£oday an acre of iénd'is‘wérth é minimum of
’$25g $3d, $40 ﬁhoﬁsando ‘Thereforé, if ybu:ﬁadva 200-fémily
building and you needed fiﬁe écres of barkin§0 the éost of
parking is excessive both by Way 6f léﬁd éﬁdy éécohdl&, the
use of the land is not being putwtbuitélhighest énd bést,usea
fhirdp itbhas to be{policedo If not, ybu ha&e.aii kinds of
éroblémsg vThen you héve people thrhave:to waik tﬁié‘distance
back into the building and elderiy people and iamé peopleA
Qi;h snow.and hight and a lot of oﬁherthingé don;twﬁaht to do
it; Therefore, underground pérking underneath thaﬁrbuilding
solveé aléréatrmany probleméa Fifétv seéufityp ahd‘ihéidentally
this is a must: 'Secondly? convenienée; and, third, the chbinatiOn
of the footings in this building -~ that is, when you are going
tobbuiid fodtings anyway for a tall building - do not cost in
- a direct ratio the extra amount necessafy for the garage. So
you are having your cake and eating it, sir.

While I don't like to prescribe fixed ways of doing any-
‘thing. The economics work out this way. In Newark;'for example,

- we cannot build a building that doesn't provide-SO“per cent
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parking. They don't say how yocu provide.it, but you have
to provide‘30 per.centvparking; My personal experience is,
I am providing underground parking.and you know why - because
you can't walk down the stréet and you certainly can't waik
two blocks down the{street at two o'clock in the morning.
Sb underground parking and related facilities, incidentally,
for a building are extfemely‘important.

SENATOR 0'CONNOR: Thank you.

ASSEMBLYMAN WOODSON: Thank you very much, Mr. Padula.
There are no fﬁrther questions; Thank you very much, sir.

I would like to indicate while it is desirable to have
people testify asvfully as possible, that if we can, we attempt
to limit our discussionS~within thé framework of possibly ten
minutes so that we cén getvas many people as possible in before
we adjourn for lunch. |

I would like to call now Mr. Robert F. Feréuson, Jr.,

representingvthe New Jersey Association of Real Estate Boards.

ROBERT F. FERGUS o‘Np J R.: Thank you,
Dr. Woodson. I am Robert F. Ferguson, Jr., résident of
Livingston, New Jerséy, I am employed as the Executive Vice
President of the New Jeréey Association of Real Estate Boards.
The Association maintains its offices at 60 Park Place,
Newark. |

I appear here today on behalf of the New Jersey Association
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to speak in opposition to Assembly Bill,757ﬂ “The Hotel and
Multiple Dwelling’Health_and Safety Act ofvl967*o

) I am going to depart from my prepafed text in order to
conserve time.

While it may be desirous for economies in operation :and

improved service to the public to effectuate a consolidation
- of governmental departments, NJAREB feels it_woﬁld be dangerous
and unwise to enact A 757 until such time as detailedvstudiés
~on the proposal are held by the Legislature. Assembly 757

is potentiallyg and I say potentially,“one\of the most explosive
pieces of legislation considered in recent years, because the
bill would éoncentrate enormous power in one-individual. . Under
the_prbvision_of A 757 the Commissioner of the Departmeﬁt 6f
Community Affairs qould virtually beéome the housing "Czar" of
New Jersey. This bill is truly a departure from our system

of "checks and balénces“ that was wisely built into our
Constitution by our founding fathers. ‘Tréditionally, the
Legislative and Executive Arms of,govérnment have been separate,
A 757 would tend to erde this division of authority in that

it would authorize the Commissioner of the Departmen£ of
Communiﬁy Affairs to promulgate rules and regulations without
benefit.of legislative guidelines which would have the force
and effect of law until revised, repealed or amended by the
Commissioner .. We think it is illmadvised for the Legislature

to abrogate its responsibilities to make laws to any one
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ilindividual,

I Qould like to point out at this time before the
Commissioner leaves = I see he has left already - that my
remarks are in no way intended to reflect upon Commissioner
Ylvisaker. His capabilities and reputation are beyond
reproach. Howevef, we feel it is impractical for the Legis-
lature to deleQaEe such an enormou; respoﬁsibility to any
one man, no matter how capable he may be. What about succeed-
ing heads of the Department of Communiﬁy Affairs? Would they
be equal to the tasks that time alone will serve to magnify?
The Legislature should ponder this point carefully.

We recognize that advancing the broad objectives already
ﬁoted, we have a responsibility to place in clear focus
specific objections to the legiélation under discussibn, We
are prepared to do that.

This bill must be recognized as an omnibus replacement
of a major portion of our state legiélation affecting the cdn-
struction and operation of multiple dwellings and hotel
structuresb You will hear later from the hotel industry. We
will not touch that phase of it. We willrconfine our remarks
to the real estate industry.

The basic concept of a "tenement house" which heretofore
has included only certain structures with three or more dwelling
units is modified and will include two-family dwelling unit§

that are not owner occupied. This is going to have an impact
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‘that the Legislaturé should feview carefully. The simple
task of detefminiﬁg which of ﬁhe‘tehé bf‘théusands df two-
family homes in the state woﬁld_be subjéct to the law is in

and of itéelf monumental., |

In Article II; paragraph 5, there is a provision for the

creatibn of a five~man Hotel and Multiplétielling Health and
Safety Board which is to consult with and advise the Com~-
‘missioner with respect to rules and reguiations to be promulgated
, : /
pursuant to the legislation. Strangely, however, the board
is to meet only at the éall of the Commissioner, if at all,
and its members need not posseés ény qﬁalifications whatsoever
other- than citizenshipo I am sure that this will’be taken
 into consideration; |
Article 1T, paragraph 6‘and its subéections Avthrough G,
B inclusive, are among the most important provisions in the Actol
The Commissioner is granted power>in the broadest terms possible
to promulgaﬁe‘rules and regulations, to administer themg to
ehfotce them in such manner as he iﬁ hisvown discretibn deter=-
mines. He is even given the broad power in subséction G to
compromise any peﬁalty he shall so determine., The Commissioner
thus becomes the legislator, the executive‘and‘the court with
respect to all matters concerning ﬁultiple dwellingscr‘This
dramatic deéeparture from prévioué’legislative policy in the
promulgatioh of laws relating to housing, its'donstruction

and use, is neither warranted by any known emergency nhor
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justified from the standpoint of the public interest.

Representatives of every municipality in the state should
take note of the fact that under Afticle‘VII, paragraph 21,
if this leéislation is enacted into law, each municipality
is required to'appéint a public officer to enforce the pro-
visions of the legislation under the control and supervision
of the Commissioner and each municipality could be requiréd to
provide additional staff, etde, to enable their officiai appointee
to carry out or discharge his responsibilities. In this
connection, the proposed legislation in one fell swoop would
valso strike»down-lécal municipal ordinances that may be in-
consisteht with any of the rules and regulations promulgated
by the Commissioner. We are wondering if the municipalities
are quite prepared for this.

A review of this legisiation‘in light of these brief
comments should indicate that this Iegislation must certainly
contain the seeds for a colossal sﬁate housing bureaucracy
which again would have to be created at public expense.,

The question of increased fees covered in the bill and
the filing of plans at fhis point do not seem justified -
the increased fees. We would like to find out if there is
‘additional service going to be rendéredo

| In conclusion, we urge that the Legislature reject
A 757 as a cure that possibly could be worse than the diseaée°

Thank you.

e BT
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v»ASSEMBLYMAN'WOODSON: "Thank you very much, sir.

Any members of the Cbmmittee have queations they
wish to put to Mr. Ferguson? [No response.] Thank you
vary much,

I would like to call at this time Df,xWilliam Freund,

Chief Economist, Prudential Insurance Company.

D‘Rc 'w ILLIAM FREU N‘D: Mr, chairman .and
distinguiéhed members of the Committee: I am-Dr; Williaﬁ
Freund, Chief Economist, Prudential Insurance Company, bat

I am/here‘today as Chairman of Governor Hughes' anaomic
PoliCy Counciip whiah serves to‘consult with Governor Hughes
and other staté officials on economic problems‘conffonting the
_IStatao The other members of the Economic Palicy Council are:
Ptoféssor Baumol of PrinaetOn University and Professor
BerkoWit; who heads the Economics Department at Rutgers.

I wauld like_to make clear at the outset that I am hera
to testify neither for nor against any specific hoﬁsing
proposal;> The Ecbnomic Policy Council has‘not analyzed the
Eousing needs of New Jersey and therefore takes no position
on that matter.

I am hére solely to discuss the availability of resoufces
for an expansioh in hdusing activity, a topic within my competence
as an‘economisto In fact, I beliéve that an expansion ini

housing activity would be highly desirable at the present time
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and would be of considerable benefit to the economy of
New Jer‘séyo

My. . analysis of business conditions.and trends, both,
nationally and within the Sﬁate, indicates that £here are
ample resources fbr expanded home constfuctionq Tﬁroughout
this Nation as well as the State of New Jersey;.we have gone
through a pronounced recession in 1966, a.recession in hous-
ihg which continﬁeé at the present time. Housing is just now
beginning to show signs of emerging from that slump. As a
result, there remains a considerable slack in the housing
industry, in the construction industry, both in terms of lagor
and materials.

Now wiﬁh the aid of a few charts = and‘I am going to try
and make this as brief as I can - I would like to offer some
perspective on the extent of the decline in housing during
recent months and the scope for expansion in the United
States and particularly in New Jersey.

This chart (indicéting)’shows on the top line, that is,

the red line, private nén%farm residential construction
expenditures in the United States. And, as you.can see, in

1966, there was a sharp reduction. In fact, the figures show
that residential construction outlays declined from $28°6 billion
in the firSt quarter to just.$22 billion in the final quarter.
Housing starts = that is, first you have to have a hole in

the ground before you can spend any money on new housing ==
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housing starts fell just/as drastically, as you can see here,
from 1,600,000 units at the beginning of 1966, to a low of
850,000 in October of 1966; The series is beginning to show
.signs of bottoming out, but you can see that it is no where
back to‘the level ét which it wés early in 1966. And pretty
much the same trend appears in housing pe;mits and permits
tend to indicate mﬁdh the same as hQusiﬁg-étarts sin¢e you
first have to get a permit»before you can start construction.

Now we have much the same situation and perhaps a somewhat
more seridus downturn in the State 6f New Jersey. The red line
on top shows residéntial contract awards and residential
contract awafds‘in the first quarter of 1966 were $55 millioﬁ-
fof that,quarter;' The decline was to only $43 million‘in the
final quarter of 1966. And I mightypéint out that this
représents‘a géduction of 22 pervceﬁt and the na£ionxover,
“the decline was only 14 per cent. The same picture emerges
with aﬁthoriiationsy.but in the interest of time,.let me not
dwell on the specific figureép’QXCept to say, hqusing author-
izations or permits, as we call them, were 7,000 a month
Januvary-February of “66, November-December they had dropped to
2,000 a month., While there has been some pickup,-the first.'
two months show an average of only 5,000, still considgrably
below the‘pe>ako

The fact that there is slack in the houéing industry

is fevealed by any number of statistics and I don't want to
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dwell on these statistics,/but let me jﬁst’mention a few
which I think are fairly indicative. This is a publication
called;‘"Construction Review, " by the U.S. Department 6f"
Commerce, which shows that between October 1965'and~October‘
1966, there was a 5 per cent reduction in output of construction
materials over all, Lumberfand wood products fell 9 per cenﬁ;'
péint, varnish‘and lacquer, 3 per cent; Portland cement, 3 per
cent; asphalt products, 7 per cent; clay construction products,
- 10 per cent;:; gypsum products output fell 15‘per cent.

If we iook at employment in the construction industry,
we find between October '65 and October “66, masonry, plastering,
stone and.tile workers saw a 7 per cent decline in employment
opportunities, etc., I don't wantrto bore you with these
vstatistics, but the indications-are.that there is considerable
.opportunity now at the present time for eXpanding home con-
struction,

In fact, I would think it in the national as well
as in the state economy to accelerate the pace of housing activ-
ity in order to stimulate the economy generally.

President Johnéon recently recommended thé restoration
of the 7 per cent investment credit. He recommended the re-
institution of accelerated depreciation. He released some
highWay funds be¢ause the economy is at the moment quite
vsluggisho The Federal Fesérve'Syétem_has added vast supplies

of money in order to encourage more borrowing and greater
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economic activity.

In light of the Weaakénedieconomic éituétion, many
observers are pinning their hopes fér an upturn in the pace
of economic activity on a revival‘of housing activitye
Yesterday, for example, the Assistant Secretary of Cdmmerce
of the United States estimated that in 1967 housing stafts
would be 1.2 million units and by the end of the yeaf would
rise to 1.5 million. If that optimistic expectation is reaiized,
it will still mean that housihg‘activity will be beiow the
level of construction back in 1963,

The cohstruction industry in particular mayrneed furiher
stimulation in 1967 for one other reason. During £he-last
three years, plant énd equipment expenditufes in the United
States, business capital outlays, rose an average of 15 per cent
every year., Now I have some charts to document(that, but
.I.would raﬁher not take the time to do so in great detail.

But plant'and equipment spending rose 15 per cent a yéar‘°

The outlook this year is for a rise of half that magnitude and
most of that increase fo; this year is already behind us. The
same is true from my analysis of the business‘situation in
New Jersey, that plant and equipment spending is going to»rise
relatively slowly, Now I say £his because it means that some
of thé construction workers who have found fising employment
opportunities in business construction will be available and

willing to shift back to residential construction should the
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demand there begin to grow again.
| ASSEMBLYMAN WOODSON: Thank you, Dr. Freund. Are

there any questions members of the Committee wish to ask
Dr. Freund?

SENATOR O'CONNOR: Doctor, do you think that a burst
of this type of money into the economy of the State of New
Jersey would generate new jobs in our construction industry?

DR. FREUND: Well, there is no doubt that there is a
particularly large amount of slack in the construction industry
and that the additional purchasing power in this area of
slack would benefit tne entire economy of New Jeréey° The
unemployment rate, sir, in the construction industry in the
United States at the moment is 9 per cent. Now it seems to
me that if we are goiné to get stimulation in some sector
of the economy, it ougnt to be provided where the resources
seem to be most readily available.

SENATOR O'CONNOR: Thank you.

DR. FREUND: And in my judgment that is housing.

"ASSEMBLYMAN WOODSON ¢ Ductor, would you be able to leave

with us any of the exhibits that you nave brought?

DR. FREUND: It would be difficult to 1eave_the large
charts, but I can leave some of the other materials.

ASS EMBLYMAN WOODSON:. Thank you very much.,.

Let the record show that an additional member of the
Committee’ is present, the Honorable Victor Addonizio, repfem
sentative from the County of Essex.

I would like to call now Mr. Richard C. Goodwin, President,
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New Jersey Home Builders Association,

R i C H A RD C. G C ODW i N: Assemblyman Wbodsén
and members of the Committee:‘ My name is Richard C.
Goodwin. I am from Moorestown, New Jersey. I aﬁ President
of the New Jersey Home Builders Associatién. I havé

been thively involved in home building, utility companies,
commercial, industrial and apartment constrﬁction for
the,last 20 years. |

I would like to begin by saying that of the 7 bills
that have been presented, we can support S of them. There
are 2 that we haVe some serious questions about - A-770 and
757. My initial remarks will be direc£ed to A-770.

As builders, we are seriously concerned with housing
all segments of.our population. After years of effort, and
in spite of successive new peaks in residential construcéion,v
~our cities, howéver, are stili infested by slum. dwellings
and blighted units. It is evident a fresh, new approach
is needed to solve the housing problems presented by our
majér ﬁrban areas. As part of bur'statements, we hoéevto
offer such a new approach;v

Exéerts at the yaridus levels of Qovernment, in
housing and plaﬁning, and)among the homé builders,
mortgage lenders, and others, have increasingly directed
their thinking at the solutions of this problem. We in:
the home bﬁilding industry have repeatedly stated the

- impediments we face in achieving our gcal of economical,
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safe and sanitary housing in the cities. These impediments
include such things as outmoded zoning, planning and
building codes, abortive real estate taxes, and other
political obstacles. All of these have added to the cést
of housing in the cities throughout our state.

After careful study of A-770, we find that in no
way does it sﬁbstantially reduce}the cost or remove the
impediments. In fact, the converse may bé true. It will
considerably increase the burden to the community through
the tax concessions-it advocates - this, at the very time
when the citiés' tax rates have reached a point where,in
some cases, they represent almost lb% of the sale price of
a new home.

Tax abatement, though admittedly optional in A-770,
is intrinsic to its success. Tax abatement means a loss
of tax reVenue to the community, with a corresponding
increase in school, police and fire protection., These
costs are borne by the £éx payer, both in the city, county
and throughout the state.

We are interested in a program that will result in
housing %or those least able to afford it, and without an
undue burden on thevrest of the public. The great need
for housing today is in thatvarea just above the public
housing income levels. A-770, in its definition of

income, excludes this economic group. It does not hold
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the promises of which it spéaks. And, as was mentioned
here by Mr. Robinsoa of Jersey City; - ha has stated that
therebis aufficient housing for,middie.and upper income |
levéls, and we agree with this. It's between the middle
income and the'public housing levelvthat has the great need
in the cities and where our attention should be directed.

Recently, Dr. Robert C. Weaver, Secrétary of
the Housing and Urban Develqpment Department, made the
follawing statement, and I qﬁote:

"Private enterprise will have to be a full partner
in city rebuiiding because it aione has the greatest
competencé ta do much of What we are trying‘to do. We are
talking about new housing, and rehabilitated hoﬁsing, and
new community facilities, on a scale never attempted before.
Private enterprise willbbuild those structures, and provide:
them with all the products and services from sinks and
bathrooms, to basketballs for gymnasiums, to microscopes for
medicalvclinics. The pr@éer perspective is not to wonder
whether, if business or government fails to adt, the othef
will have to do the job. The situation is that, uﬁless we are
all involved, none of us is going to get very faf along."

As A-770 is currently written, it %s entirely
unworkable for private industry. The private sector‘of the
building industry will not be drawn in as Dr. Weaver

advocates. On the contrary, the private sector will be
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forced to shun A-770. The following are some of the
major reasons we feel this will occur.
. In its preamble, the bill states, and I Quotez

"It is hereby deciared that there exists in this
state, a need for adequate, safé“and sanitaryrdWelling
unité for many families of ;odefaté income in this state."

Now, this is a Very sweeping statement; It goes
on in this section to allude to the reasons for this need.
However, wé submitlto‘jou that nowhere is there‘avéilable,
factual statistics to supéort this broad, what we.consider,
‘misstatement. On the cdntfary, if oné were to pick up the
real estatevsectidn of any néwspaperythfdughout New Jersey,
he wouldqfind an abundance of homes and apartménts with
saies or rentals for the income bracket specifically
referred £o in Section 10 of the bili.

While we arexmentioﬁing Section 10, let us
_igvestigate‘it. It is‘possibly our ﬁajér area of confusion
and objeétion to A-770. Section iO defines a moderate
incqme fémily ass ”familieé whose gross aggregate income
'a£ the time of admission’doés‘not exéeed 6 tiﬁes,t%e rental
or carrying charges, including thé value or cost £o them
ofvheét; lighﬁ,'water, séwerage,\pafking facilities énd
cooking fuel, of thexdwellings that may be furnished to
such families, or 7 tiﬁes said,charges‘if there are 3 or

more dependents."”

'And, incidentally, there is no definition of what
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dependents are in this. You could have a dependent who
lived somewhere else and,doesnft use thé facilities that
could be charged against the formula. We think there should
be a definition of dependent.

Assuming we use the projected per room cost as
established by the Cpmmunity Affairs Department of $33.00
per roém, simple multiplication shows us fhe intent of the
bill is to house people whose aggregate annual incomé is
betweeﬁ $7,200 to better than $17,000 per year. These
income levels are the backbone of the private sector of the
building industry today.

| Now I want to divert from my text for a second. It
was>brought out by our economist here tha£ there is a slack
in New Jersey needs today, and this is very true, but the'
Federal Government took action that affected every state
throughout the cduntry when they permitted interested rates
~to rise the way they did in 1966, I am sure I don't have
to tell you gentlemen what the tight money crisis was . We
are now climbing out of that situation. Give us a little
chance and we will pick up this slack very quickly, and I
know there'are plans‘afoot to do so. I know I have my owh
plans now that money is becoming available to get back to
work again. And I am sure the building industry, as it
has in New Jersey for many,many years, will continue to

supply the needs of its citizens whether they be in the
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dity or in thevsuburbs.

Now, to preve~that this formula is even more
damaging, simply increase the projected room rentals by
a mere $7.00 per month and you effeetively increaee the
eligible aggregate income from a minimum of $8,800 per year.
to a maximum of $23,100 per year, ‘Addbto this the trend
towards increasing construction costskand we will, in
the not too distant future( be housiﬁg in special benefit
projects designated‘as moderate income, families with an
aggregate aﬁnual incomevof fifteen, tweﬁty and even
twenry-five thousand-dollare per year. To house people with
suchvincomes is in direct contrast with the stated proposals
in the preamble. To do so does not provide housing for |
families in the area just above public housing levels,
which is where the real need exists, as previously stated
bber. R@bineon, and seriously cuts into our prospective
home buyer market.

To return £@ the preamble, we feel that the mis;
statements in the preamble are the crux ef the problem,
By incorrectly stating the problem, the preamble distorts
the logic that follows iﬁ the bill. If the preamble were
restated properly, the questions which the eubsequent
parts of the bill purport to answer, would of necessity
have to differ. We have rewritten this preamble in light

of what we feel to be the real problem.
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The foilowing is our proposal as to how the
‘preamble should réadw In the interest of time I wiil not
read the preamble as we have corrected it, however, I will
'state the most significant things that we feel should De
in the preamble; and that is, this bill should be limited
to cities of 100,000 or over and that any construction done
‘under the benefits of this bill should be within the
corporate limits of the cities in question.

\»Thern is another point about this'bill which we
think should be weighed carefully by the Legiélature. This
relateé to the bill's coverage of an area of housing pro-
duction which we believe is already well covered by programs
of tne National Housing Act, Qarticularly'the mortdage
insurance programs of the Federal Housing Administration,
| Since 1954, there has been‘a special program of |
mortgage insurance for the production of housing for |
famiiies,of'low and moderaté income,. It is nalled the
section»22l program and it was'deSignéd originally as aitool‘
to be used by cities in their urban renewal and highway
relocation programs.

In mid-1961, Congress expanded and revised this
.program furthef to, (1) include housing specifically fo;
low and moderate incnme families, and (2) provide a special -
below markét rate mortgage program under éub%section 22i‘

(d) 3. Tt is since 1962 that the greatest volume of housing
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under Section 221 has been constructed.

' In 1965 the Rent Supplemént'programvwas enacted.
This program,qperates within fhe framework of Section 221
and provides housing for the lowest income group. In the
City of Newark, a family may'have'an‘annual income of
from $3,600 to $5,100, depending upon size, and receivev
a supplement towards the péymeht of their rent,.

Under the Section 221, Below Market interest rate
program, maximum tenant incpmes~fdr the City of Newark
range from $5,300 td $9;900 depending on the family size.
This progrém‘provides for 3% intérest,money. Therefore,
it is difficult to see how 4% money plus the administrative
cost is going to be effecti?ely able to compete with thé
federal program with 3% money. Add to this the fact that
FHA has been in business for over 30 years. They are expert
at handliné these types of,prograﬁy

Now, in New Jerséy we are prooosing to set up a
new,form’of our government. - I thiﬁk it would be premature
‘to call it a bureaucracy at this time - to handle this
thing, to set up a duplicate machinery to that_Which the
FHA has in existencewtoday and which has been functioning -
very well over the ?ears; Now, we admit that there are
some things wrdng with the FHA 221 (d) 3 and later on
we will have some suggestions as tb how New Jefséy can

. get some direct benefits from doing some very constructive'
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and direct thiﬁgs'at this time.

Under both of these programs, as the tenant's
income increases, his rent, or at least his share of the‘
rent, increases but he is not required to vacate his
apartment. Long>term mortgage funds are available for
these projects from the.Federal.National Mortgage
Association.

For'your information, a total of 900 units have
rbeen‘insuredgby‘FHA in New Jersef under Section 221 (d) 3
at a market interes£ rate. This equalsva better than
$13 million of construction. This does not include Rent
Suppleﬁent projects now being processed by FHA.

Furthermore, under tﬁe reduced interest rate program,
FHA hasragreed to insure a total of 3,731 housing units iny
New Jersey , totaling $58,674,000 in mortgage funds.
There are a total of 400 more dwelling units in the final
stages of FHA processing. )While there are no published
figures available, we estimate that another SOQ units are
in preliminary processinéc

I would like to divert again, as was stated by the
real estate people, if we have vacancies and problems now,
which they_ére much closer to than we as home builders are,
the addition of these units are certainly going to ada
further to this problem, and there is definitely, I know in

- my part‘of the State, plenty of housing available - not
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that we have the foreclosures that were'mentioned but
there is a lot of good housihg aﬁailable in these price
ranges.

In connection with-seétion 221 housing projects,
vyou should know further that President Johnson has recently
authorized $32 million additional in mortgage funds for
Below Market Interest rate projects and $200 miilion for
Rent Supplement Project mortgages thréugh the special -
assistance functions of the Federal National Mortgagé
Assoqiation. The bill now before the State Legislature,
on which we are testifying, is directed at exactly the
same housing need as the section 221 program. Iﬁ, therefore,
duplicates the purpose of the Federal programs, that is to
supply mortgage funds for the purpdse of stimulating
construction and rehabilitation of moderate income housing.

It would be a mistake to speak fo you only ébout
_the FHA-section 221 program. T his is by no means the
only Federal housing program designed especially for
families of low incdme and to help the disadvantaged,
displaced, han&icapped, or the elderly.

For example} there is a federal direct loan program
under’section 202 of{the Housing Act of 1958 to provide
construction funds for elderly housing. These funds are
supplied at a below market interest rate and the projects

are designed for elderly pecople of modest means. In the
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‘State of New Jersey, this vehicle has been, or is being
used by non-profit sponsors to produce some 4,000 living
units for senior citizens.

We.should point out also that the new Depértment of
Houéing’and Urban Development‘has established extensive field
offices and staffs covering New Jersey and its major cities.
These men are experienced and‘skillful in carrying out the
existing federal programs relating to moderate income
families. We grant that they do not sometimes do enoﬁgh
and we are impafient with the results just a many public
officials are impatient. Nevertheléssy we fully believe
that a greater impact and more beneficial results can be
achieved through Vigorous expansion of efforts to improve
existing federaliy funded programs rather than diverting
badly needed state funds, credit, and efforts towards a
dupliéative program as set forth in Assembly Bill 770.

I should like to return to the housihg currently
being provided without federal assistanée by ﬁoday‘s
building industry. These homes and apartment units, many
of which are within the corporate iimits of the cities, 6r
ceftainly within easy commuting distance, are privately
finénced at current levels, built on land which was
* purchased at_trug'valuevand, most important, carry their
full tax share. Yet many are at rooﬁ rental levels below

those projected for projects constructed under A-770.
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We submit, gentlemen, economical, safe and sanitary housing
is available.

The builders in ouf state admit to a need for
housing in the hard core urban areas, as we have recently
described as lO0,000‘in population and within‘the corpqrate
’limits. To deny this, of course, is foolhardy. But we
feel weAcaﬁ meet this need only if we are given the proper,
and I restate, the proper tools to do so. As A-770 ié-
written is not the proper tool. Why is it not the proper
tooi? Well, let;s look at it in the genefal‘way and at
some of the reasons.

From the builders® point of view, this bill caters
to a makket that we don't believe exists. By this I mean
that those families whose incomes fall within the limits
set in the bill, and as projected by the department, are
not now nor would they be interested in thé cities. This
condition, we;feel, will prevail until our cities are made
more attractive to these families who can afford more.

What the cities can do to make themselves more attractive'
is another problem which we are not here to discuss here
today.

I would like to divert a minute just to mention,

I think there is an overemphasis on housing as the major
solutioq to the cities“ problems. There are many things
that need to be done to help the cities. In my opinion,

84



housing will follow the solution to these, It will be
very difficult to precede or lead it.

Again, as buiiders, we find that as the bill is
currently structured, it has no broad appéél for the
building industry because of the fact that many of our
builders are not coﬁmercial and general contractors and will
fear, naturally; this bureaucracy. They know the FHA
because they have worked with them for many, many years.
There will be a considerable lag time if a new department
is created.

The bill ddes not define épecifically whefe projects
should be.locaﬁed.i As we stated, we feel it should be
wiﬁhin the corporate city limits. It is quite possible to
locate these projects in direct competition to existing
faéilities which currently offer lower rentals than A-770
can provide, It is obvious that if such a condition were
to occur, the A-770 projec£ would become a financial
liability tobthe State'of New Jersey.

Projects constructed under A-770 wili'create é new
control gdverning occupancy and design; This new control
is an unknown quantity‘to us. Past history shows that
this can lead to a morass of hureéucratic slowdowns,‘

Based on a review of experience in other states,
.the increased requirements that this tYpe of aQenCy has

imposed on plans, specifications, and duplicate inspections
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during construction cause them to be more expensive per
room than private enterpfiée provideé, thus negating the
advantages of the lower ihﬁerest rate. So nothing is
really.accomplished.

Although we are nbt adVerse to low interest rates,
we do not sée them as a cure-all. If pfoper'zoning and
:realistic buildiﬁg codes were\insfituted and the other
impediments as previously mentioned Wefe eliminatéa, you
would not find it necessary to cohsider legislation créating
a belowimafkeﬁ interest Vehicle;

‘These aré but a few df the reasons, and time limits
ﬁy specifying by péfagraph‘and line; thoée parts of the
bill which we would‘have to have rewritten in order to have
it made paiatéble to us. HoWever, if you would like this
line;by;iine criticism,‘wé stand ready to delivér it to you
at‘YOur reqﬁest.

Now, what can be done to house these people? Juét
what can be dohe»to fill the need that exisfé in our cities?
We do not have éll the answers but we suggest that ways be
'fdund.which will enable the many existing federal‘programs
which ére a?ailable to Wbrk in and for New Jersey. This
one initial step will éure ﬁést of tﬁebproblems for housing.

As previausly stated, we feel the FHA programs
that are’availabley especiélly 221(&)3; can do the job A-770

attempts to do. But these programs too:have a drawback in

86



the time it takes fdr approval of a project. As you move
from level to level in the various stages for approval,
constantly new qualifications are added.v We feel the
Department of Community Affairs can play a major role in
overcomihg these obstacleé. With the expertise available

iﬁ the Department,wand I have met some of these gentlemen

and I can testify to that,; they can help speed up and
streamline the processing necessary, both with the government
vagencies and the local authorities. Even better, they will
probably be able to come up with time-saving devices.

This, we feel, is a major area for this new
Department to concentrate on even before attemﬁting to
operate their own programs.

However, if it is determined that the State of New
Jersey must have its own program, the need for which to us.
has ne&er been prdven, then we dffer the folldwingz

As a first sﬁep, write A-770 to offér housing,
not only for rental but alsc for sale. ‘Many experts feel
town housing for‘sale or rental is;a much better answeryto
the problems of which we are speaking.

These town houses could be constructed with high{
densities per acre. They can be of 1 or 2 family, and provide
for open green spaces, 'a vanishing sight.in New Jersey. |
Most importantly, it would not require large sums of money

and would, therefore, attract many builders and help create
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healthy competition. ‘An added plus to this‘appfoach is the
ability to rehabilitate while we build. Also, historic
sites, parks, museums and other amenities of the cities can
be salvagedﬁ This then, in a very cursory-view, is

another partial answer to this problem.

There are many more and we suggest that the new -
Department of Community Affairs be charged with the
responsibility of investigating all of them: Then, after
this investigation with the private sector of the building
industry, and after qualifying where the needs exist and
to what extent, we feel proper legislation can be prepared
and introduced to solve the problem.

And, gentlemen, I wish to add, we certainly pledge
our cooperation for this study and research program,‘

ASSEMBLYMAN WOODSON: fhank you very much, sir.

MR. GOODWIN:  I'm not finished, sir.

ASSEMBLYMAN WOODSON: Oh, I'm SOrTry. I would
suggest thaﬁ you sum up at this point, if you will.

MR. GOODWIN: All rightf I want to mention that
I think the Mitchell-Llama bill in New York, which is the
pattern for this bill, - that direct experience be obtained
from New York in a day-to-day operation of this bill to
determine exactly what its impact is. We have been told
thap the New York Legislature had to appropriate moneys

outside the framework of their bill in order to stimulate

88 | '



N

occupancy of their buildings and overcome a high §acancy
rate. Money'was spent for advertising énd even money’was
loaned to members of cooperatives éo that they would have
a sufficient downpayment to occupy empty buildings.

Now, the next bill I wanted to mention was A757°
This bill we have serious objeétions to. We think it
dﬁplicates a lot of existing inspection procedures today,

' creates more bureaucraci, also it establishes fees £hat we
don't think are fair and reasonable to our industry, and
we would_liké to suggest that there be ﬁore discussions
with the hotel-motel operators, with the apartment-owner
operators in the State of New Jersey, and that a better
approach can bg found to this problém also.

In conclusion, I would like to take this opportunity-
to thank the Department‘of Community Affairs and
specifically its Commissioner, Dr., Paul Ylvisaker; Assistant
Commissioner, Joel Stearns; Mr. Julius Seeman,land others,
for the time they have spent with us in discu;sing this
legislation. We have had several ﬁeetings with them and
have found their dealings to be all in good faiﬁh. We
hope that future meetinéé with this Depaftment will continue
so that the citizens of our state‘may benefit by better
housing through the various methods that‘will be developed.

Thank you very much.

ASSEMBLYMAN WOODSON: Thank you very much, Mr.
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Goodwin.

Are there any questions.,

SENATOR O'CONNOR: I would like to ask Mr. Goodwin
a couple of questions. . |

| Mr. Goodwin, one of the problems we have in middle-
income housing, and I think you alluded to it in your
written remarks, - the statement you made was that thére is
no problem so far as having enough rooms for people with
moderate incomes. And most of the statistics fhat I have,
within my knowledge, show that the average dweliing buil£
in New Jérsey is three and one+half rooms. Now, if we have
a family of five, four or three children, husband and wife,
whefe do they live now and where are thé rooms for them in
‘an apartment type dwelling?

MR. GOODWIN: Well, I first of all don't underétand
this figure of three and a half rooms . If you are talking
about just apartments --

SENATOR O'CONNOR:  That's what I am talking about.

MR. GOODWIN: Oh, okeh. When you said housing, I
thought you meant --

SENATOR O'CONNOR: I'm talking about apartments.

‘MR, GOODWIN: If it's just apartments in New Jersey,
the rest of the people are living in single family hoﬁes;
See, we have to define the apartment market. The people

!

who are now principally occupying apartments are young
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marrieds and people that we refer to as empty nesters,
that's middle-aged peopie where their children have gone
to college or béen drafted or left home and they no longér
have the responsibilities of owhing a home and they go
backvinto apartments.

However, the need in the city is for fhree and
four and five bedroom, if you please, apartments. These
large families that don't have adequate housing - when you
think of the conditions that exist in the slums today where
they have six and seven and sometimes twelve people iiving
in oﬁe houée,,you can't put those people in a three room
apartment, you have to have something much more adequate
than that.

SENATOR O‘CONNOR: Well this is the problem. Thé
problem is that the private sector of the business community
has not answered that problem in the cities nor in the gfey
areas.

MR. GOODWIN: No. Well, we claim that within the
commutihg distance df the cities and in the cities'them—
selves we do have housing available. Now, if you are goingl
to talk about -- you are talking about the large, five, six,
‘'seven peoplé family, is that what you are referring to? |

SENATOR O'CONNOR: Yes.

MR, GOODWIN: If thebdirection and effort is going to
be dévoted to that, we féel the (d) 3 program can produce
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that type of hdusing much quicker and much more effectively
in the cities. And also, we feel, as I mentioﬁed, town
houses for sale will take care of this too very nicely.
~ SENATOR O'CONNOR: Another question or statement.

You say'that the plan would jeopardize the financial
liability of the staté..‘You realize, of course, that the
state is in no way supporting this program financially,
that it's a self-supporting operation and has no effect
upon the state“é credit.

MR. GOODWIN: Well, in the back of the bill tﬁere
is a statement that every year‘the Commi ssioner must
submit to the Legislature what his needs are in this area,
as part of the annual budget - I don't recall the exact
wordage, I don't have it - and that this money will be
funded by the State of New Jersey.

SENATOR O°'CONNOR: The money is funded by bonds,
by an original investment and then it's funded by the bonds,
not by the state.

MR. GOODWIN: Well, there's that clause. Unfortunately,
I don't have it handy.

ASSEMBL YMAN WOODSONg Are there any further questions?

ASSEMBLYMAN AbDONIZIOe Mr. GQodwin, during your |
remarks you mentioned, the way this particular bill is
drawn that the‘six or seven times the rental or carrying
charges would not cover those people immediately over the
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low income housing group, so to speak. Now, if you aﬁd
your association were to endorse a middle income housing
program, what figure would you establish as an income
right over or above that low income housing group?

MR. GOODWIN: Well, we would use the limit the FHA
has set in their 221 (d) 3, which runs from a low in New
Jersey of $4,000 to a high of $8,900, which is for Newark.
We feel that that is taking care of the‘segment that we
feel needs attention now. Agaih, that's above the public
housing but it's beiow other income 1évels that we feel
are being housed very nicely, in the cities too.

ASSEMBLYMAN ADDONIZIO: Thank you.

ASSEMBLYMAN WOODSON: Mr. Goodwin, you indicated
that in the area in which you live there is more than
adequate housing available. 1In what‘area do you live?

MR. GOODWiN: I'm talking about the. Camden
Metropolitan are.

ASSEMBLYMAN WOODSON: Thank you very much.

Arebﬁhere any other questionsé (No .questions)

Thank you, sir.

(MRG GOODWIN: Thank you.

ASSEMBLYMAN WOODSON: At this point we will call
Mr. Alvin E. Gershen, Planning Consultant, Alvin E.
Gershen Associates, City of Trenton.

Following Mr. Gershen's testimony, we will recess
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for one-half hour after which the testimony will be
resumed. Senator 0O'Connor, at that point, will act as

Chairman.,

ALVIN E. GERSHEN: Mr. Chairman and
members of the Committee, I have turned in a.formal
statement to the stenographer. For fhe sake of saving_time;
if you would permit me, i would like not to read the
statement in its entirety butbto make some remarks on

some of the issues tha£ have been raised about -the pending
legislation this Committee is having these hearings on.

I think at first we must recoénize thatrwe are not
 héving a hearing here on A-~770 aionelahd‘that weré it to
pass it would not be considered as a singular bill but
one of a package of.bills which tend to deal with £he
problems of urbanization throughout this the most
urbanized state in the United States.

I think it is well worth répeating‘that afte:
years of effort and in spite of Successive new peaks in
residential construction, our cities are still infested
by slum dwellings and blighted units. It is evident that
a fresh_apprbach is needed to solve the housing problems
éresented by our major urban areas.

That statement is not mine, it is the home builders.

I concur in that statement, and I suggest that these six
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pieces of proposed legislation before thisuCommittee
does just that. It presents a»freéh abproach to the
problems our maﬁor urban areas face, Ahdralmost all of
New Jersey fallébinto major urban areas.

I think it is quite obvious that we have not been
succeeding or keeping pace with the decline in our major
urban areas - and I am not referring alone to the six major
cities in New Jersey. I am referring to thosé as well as
many smaller urban places since all.of New Jersey lies
within corporate limits of some muhicipalities and it just
doesn't seem to work.‘

»What are we talking ébout in terms /of housing need
over the next»deéade? 'And there is much to be séid here
this morning about whether we have a need or we do not have
a need., I£ seeﬁs to me that our need will amoﬁnt to more
than 90,000 dwélling units per year over the next decade. -
Néw households alone Will account for about 45,000 of the
total of 90,000, in_order‘to provide housing for those
People ﬁoving into New Jersey as well as young people
férming new households within our state.

In addition, 8700 units per year will be needed if
we are to replace over the next 15 years the 130,000
substandard units noted in the 1960 census.

And, incidentaily, I am not speaking here of new

units alone. I am speaking of new units as well as
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rehabilitated units and I think a large emphasis, both
in the bills before us and in the standard approach now
throughout the COuntry, is in rehabilitation.

Also an additional 40,000 units per year will Dbe
needed to replace housing that can be expected to become
substandard, and that is housing that's over 50 years old,
between now and 1980,

And obviously, gentlemen, the complexity of the
problem-increases as the years go on.

Certainly the‘private home building industry in New
Jersey has done a remarkable‘job of providing'new housing,
but the démand in the yeafs ahead will exceed the capabilities
of the‘home building industry by an estimated 30,000 units
per year.

New housing in the 1950‘s‘amounted to l.25‘million
units. Another three-quarter of a million units have been
added to our housing stock in the first half of this decade.
On the average, 35,000 private housing units went up each
year in thevfiftiES and 50,000 units each year in the sixties.
In 1965 there were 27,000 new priva£e single dwelling units
and 23,000 multiple dwelling units constructed in our state.
We can reasonably expect that this 50,000 annual rate Will
be at least 60,000 dwelling units per year constructed by
the private home building industry in the'years ahead.

As good a record as this may be, in my judgment, it
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is justvnot good enough. The state must augment this
through cooperation with the féderal gbvernment, on the
one hand, and with the mﬁnicipalities on the other.

The state must be prepared to fill the void bet@een
the projected need and the anticipated supply which can
reasonably be expected from the home building industry
aQting alone,

As 1 mentioned eérlier, of the more than 90,000
dwélling units needed each year, about 40,000 will need to
be the replacement units in order to effectively remove
the backlog of old and obsolete housing. Much of this
construcﬁion must be directed to iow and moderateﬂincomé
families who cannot now effectively enter the market for
new housing.

With these problems in mind,an annual pdnstruction
schedule dver the next ten years could reasonably be -
established with the following annual targets for new
development:

" Estimated private development by the private‘hgme
| building industry, 60,000 units per year;:

An increase in private development through incentive
programs cof 12,000 units. And I thoroughly agree, there
éhould be new incentive programs, codification’of building
codes, streamlining of all sorﬁs of obstacles that are'

now in the way of the private home building industry, and
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certainly with this kind of incentive we can look forward
to, let's say, an édditional 12,000 units per. year from
the private éector.

Public housing uﬁits for low income families,
currently at the rate of 2,000 a year.

And we have projected some Staté moderate income
housing program of 6,000 units a year, making a total of
80,000 units a year against a demand of 90,000 which I
enumerated before.

‘So eveh if this program were to produce 6,000
housing units per year, we would have an intensification
of a larger magnitude in the privéte sector of the economy.
And if lower‘incoﬁe housing remains exactly where it is
today we still fall short, in the conservative préjections
that I've made, to meet the need of housing inithe
State_of New Jersey over the next ten years.,

Now,.the federal programs, for better or worse,
seem not to be answering the problemé here in the State of
New Jersey. The 221 (d) 3 program in fact is not working.
Now we can bore you with the details.as to why but the
facts remain that only one high-rise 221 (d) 3 has ever
" been built in Jefsey City; one in Newark, and I believe
some highérise,in Paterson.

Yqu_cannot, under existing fOrmulaes, under

existing administrative regulations, produce the very kind
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of housing you need in the urban areas. If it can't

be done within the federal guidelines and federal programs -
it seems very peculiar to mevthat those who usually say, -
don't go to the federal government‘for help, we've had too
much going to Washington, are the very ones that -appear to
resist the State of New jersey taking carevof this very need.
It seems to me that this kind of program, A-770, taken
together with the other measures before the Legislature,
would provide a new approach and new vehicles for unlocking
thiS'bottleneck.

Now, let's loock, if we will, at what's been said
about the income limits - 6 and 7 times, and the statements
made that this will permit people with incomes of $25,000 or
$30,000 a year to live in these projects.

New Ybrk's.Moderate Income Housing Program has
very similar provisions to A-770, particularly with
reference to the income 1limits, in fact they're exact.

I have attached tables to my statement which indicaté the
'occupancy and family characteristics for New York City's
housing progfam f@r’the year of 1965. The médian family
income in New York City - the median family income in

New York City for those occupying this type of housing,-v
both rentél and cooperative, in 1965 was $7,479 per year,
and 91.1 percent of all the families earned less than

$11000 a year. A little better than 8 percent earned over
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$11,000 a year.

I belieVe\the figures show tha£ only 5 percent
earned over $12;000 a year. And it ;s this kind of figure
I think that”s significant. When the median income in a
comparable program a coss the river in Néw York has figures
‘that jibe well with‘the needs in New Jersey, we can see that
this is the kind of program that will meet the needs or
begin to meet the needs in New Jersey.

Now, there haven't been 4,000 units of 202 housing
built in New Jersey. There are only 3 complefed projects, .
one in Trenton, one in Atlantic City, and one in Newark.
There are others that are being requested. And ohe of the
big problems with that kind of sponsorship, as well as
221 (d) 3 sponsorship, as well as sponsorship under our 770,
would be the money needed, the seed monay, to get started in
these housing projects. And one of the bills before this
Committee provides percisely for this kind of financing.

This is the kind of iiberal social approach, with
conservative financial approaches, that have a marriage
between the publié_sector and the private sector. This
Woula be privately built housing, not publicly built
housing. We would look to the private home building‘industry,
£hose represented here and those not represented here, to
put the brick on brick.

What A-770 does, is take moﬁey that normally costs
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6 percent - and as one gentleman testified this morning,
pefhaps more than 6 percent,effectivelyv— and reduéé tha£
effectively t6 4 percent or less as intérest; it's the
only thing it does. It provides a new resource for
financingfthese projects. They still will bé built by
private enterprise, using New Jersey labor, using supplies
supplied under the pfivate enterprise system. It is

the marriage I think that the Commissioner was referring
to here thisvmorning,that is needed here in the United
States and here in New Jersey between the public sector
providing those elemgnts and those keys necessary for

the private sector to get on with the job of rebuilding,
in this,céSé, New Jersey.

It éeems~to me,'finally, that we can't view these
unrelated to each other. And you have heard a lot of
te;timony‘and we will hear more about the details of all
of these bills and I have some in my formal statement.

I think we in the state must actively participate
in the problems of our communities and we must afford
them the,opportunity of maximizing their potential by
giving them financial aid for urban renewal, which helps
them do eiﬁher more renewal or helps them in the very
strict financial situation that they find themselves in,
\but we must help our municipalities in solving tﬁe

local problems of community growth, development and
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redevelopment in our state.

The states have a real»role‘in helping municipalities
to effectively come to grips witn growth problems. The
problems of_tne sixties‘demandvsolutions which are modern,
imaginative and bold. Reliénce solely upon theréderal
government has not proved sufficient nor,is‘it wise. As
our nation's most urbanized state, we have the responsibility
as well‘as the opportunity of providing meaningful solutions
to these very complex_problems of our time. . |

These bills, if enacted into law, Qili project our
state into this important leadership role in the nation.

- Thank you. |

ASSEMBLYMAN WOODSON: Thank you, Mr., Gershen.

Do any members of the Committee have questions-:they
wish to ask? (No‘questinns)

I am informed that there are one or two people who
have very short statements that they can‘make at this
point and I would entertain those statements. One would
be coming from the Rev. B. T. Cartwright,representing'the
Blazers Corporation of Newark, New Jersey} and the second
one would be from Mrs. Harold Kuhn, representing the
Princeton Association on Human Rights.

Dr. Cartwright.
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R E V. B. T. CARTWRIGEHT: Iavaevererlld
ICartwfighﬁ representing the Blue Ribbon Panel of the
Blazer-Council of Newark.

Honorable Chairman and members of the Commitéee:

I am here in the interest of people not able to speak on
building as others have spoken;‘ I am here representing
that group who know nothing about the amount of housing
available to them. I"m‘representing that’group. And
they will number in the thousands that don't know what yéu
are talking about when you say there is plenty of housing
that they caﬁ get.

I can point to you in Newark thousands of families
that will not be able to pay $33.00 avmonth per room. They‘
are the people that, I think, these bills, this package,.
will cover; |

I think we have a representative from Newark who
is familiar. Our Méyor is ceftainly familiar with it. He
is not present but he has always been in sympathy with tﬁis
type of legislation. And, speaking as one of the citizens
of Newark, working with the poor, we @Quld be glad some
time, Assemblymen, if you would want to see first hand the
people thét I am falking about .

I am interested in people, not buildings, what it
costs, people and ﬁheir comfort. And these Bills here

will certainly supply that need and give that relief.
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Ivam in and out of homes that havé nothing like
qualified toilet facilities. We are in and out of those
homes. We are in and out of homes that are rat infested.
We are invand out of those homes. Those are the peopie
that I propose to speak for, and I sayrto you, if you would
be kind enough to consider and pass this package of bills,
you will give relief to thousands of people that otherwise
would not have the comfort of a home. And I think every
citizen, in this modern age, should at least have a
comfortable place,to‘sleep and facilities that anyone else
would ehjoy.

And I think these bills Here, if you would be
kind enough to considér and pass them, would supply this.
This isn't just a legislative need only that you are workiﬁg
on here, this is a human need and it's a human act that.
you have to perfqrﬁ in order to reach people.

Now we talk about taxes and we talk about interest
and we talk about all kinds of penalties, finances, but the
people are still in misery. The only way we are going to
be able to do anything about the slums ié to pick the peéple
up and give theﬁ a chance to live halféway decent. If
we do that, then the slums will begin to disappear.

There is some public housing now in Newark where
the people are afraid to come home and go in - now, in

Newark. Someone said the slums have overtaken and overcome
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the relief that we thought would have beehvgivén to the
'peop1e of Newark .

Some time, if you'are in Newark, just go in and
out of some of the public housing we have there and you -
will see whaﬁ I am talking aboﬁt.

We need more facilities for people to live in and -
have a rate that they caﬁ afford. .

I think if you do that, if you consider these bills
and you pass the packagé, I think'you will have done one
of the major jobs that the péople are looking for you to
do. All the pedple'are‘hot in the $8,000, $9,000 or
$6,000 category. I think if Qe were to supply you with
statistics, youvwould find that a large majbrity of the
people of thébaverage city wéuld be in ﬁhis undef—
privileged bracket that we are talking about.

| Thank you very much and if you are lnkéympathy
witﬂ us we shall.certainly be praying for you. My job
- is prayihg and preaching and I shall be praying for the
Committee and for the Assembly and for.the Senate to
consider these bills. |

Thank' you.

ASSEMBLYMAN WOODSON: ‘Thank you very much,
Reverend Cértwright.

Does any member of the Committee have any questions?

(No .questions)
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I would like,to1intrgduce in thevrecord a statement
coming from‘the Honorable Hugh J. Addonizio, Mayor of the
City of Newark, and I would like to fead ﬁisystatement.

“*You have full support of,NeWark in yoﬁr
legislétive efforts to’imﬁrove and ekpand state aids for
housing and finance. We find a gfeatfneed for help with
housing for families of moderatevincome in Newark and
strongly endorsgrpéssagé of Assembly Number 770 and related
bills providing for iow interest‘finéncing for‘such projects'
plus seed money. To help»nonprofit sponsoring groupsﬁwill
stimulate construction and add gre;t_flexibiliﬁy to our‘
total housing program inNewark;“ Signed} Major Hugh J.
Addonizio, Newark, New Jersey.

| The second telegram‘is one from the Midtown
CommunityvAction Council,‘urging thé passage‘of the
legislative package as proposéd by the‘Depértment of
Community Affai;sf |

New, Mrs. Kuhn.

MRS. HAROLD K UHN: I am Estelle Kuhn and
I.am speaking for the Princeton Association for Human
Rights. I would like’to make é very brief statement in
support of A-770 and I would like to point out that nobody%
so far, has spoken of anything but the urban problems and

we have a very different situation where we think A-770
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‘also can help. T R = | . ~ a

Princeten is correctly known as a rich community;
‘Based on,projectiohsffromvthe'1960 ceneus, ever 40 percentv
of,our,pqpulation had family incemes of -over $15,000 in
1965., Due to the limited amount of building land
available, land and construction costs have risen astronemically
and operating in a free market new housing has naturally been
geared to that top 40 percent.

What hap?ens’to the 37 percent of‘our population
earning $10,000 or under, or that approximately 15 percent
earning under $6,000 a year? They have been caught in ah
impossible sqﬁeeze.

The life of our town, on the surface so pleasant, will
in fact continue to grow aistorted and unbalanced unless a
bill such:as A-770 enables groups of concerned citizens to
band together to build new housing for those of moderate
:meens who live and Qork in Princeton, and without whom
Princeton could not function. We feel that these are people
whose vital concerns are in the town in which they work
and in which they should have representation.

For every doctor we need nurses, for every lawyer
and professor we need clerks, secretaries and teehniciane,

We need gas station attendants and shop clerks and peopie
~to staff the postoffice and police departmenfs.‘ And we

need our teachers.
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Seventy-five percent of Princetonfs malé teachers
live outside the cémmunity in”which they teach. - Sixty-one
percent of theée are earning‘a family income of undef $10,000
a year. Eighty-eight percent of them are the sole support
for their families. They have young‘families.' Ninety;two
percent of those living outside of Prinéeton and renting are
paying beﬁween $100 and $149 a month for family-sized
apartmehts - a virtual impossibility in.Princeton at this
time.

We need A-770 desperately. Without its help'we
are on‘the way to becoming a two-clasé town - upper middle
élass and very riCh. We submit that unless our population
becomes rebalanced and readjusted to accormodate those
without whose daily work no society can exist, and without
whose community participation . no democracy can exist, we
will be very sick.indeed, - For these reasons we are'sup—
porting this bill as one responsible means of making
demdcracy work, I |
At this point, I would like to éuggest a small
, B

|

revision very much, I think, in the spirit of this law's

intent but one important to a small community 1like ours.
» | ‘ .
Section 11, on page 12 does not clearly state what we-

believe the intentions of those writing the bill to be.

‘We do not believe that the framers of this legislation

intended those in one community to be burdened with the
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obligation of prqviding for dislocated persons from
another municipality. In other words, if you had an
urban renewal praject in Trenton and we were constructingt
a project under this law in Princeton, it would be an
impassibility to give priority to the residents of

' Trenton who were dislocated.

So we feel thatvyou should make it more explicit
that the order of priorities of admission to projects
financed by this bill be set within the limits of each
municipality undertaking such a project.

Thank you.

ASSEMBLYMAN WOODSON¢ Thank you very much.

Are there any questions? (No questions)

Thank you, Mrs. Kuﬁn.

I want to apologize to those of you who came this
>morning early to testify. I recognize that you were here
early. .However, we had a number of others scheduled to
speak thia morning and the time grew short because of‘the
length of some testimony. We will attempt to facilitate
the testimony this afternoon by asking again that all
persons‘who testify do so within the framework,bwe hape,
of ten minutes. I will indicate to you when 8 minutes of
the 10 is u?, or Senator O'Connor will do so, and you
will have two minutes in which to summarize. '

We will reconvene at a quarter of two.
(Recess for lunch)
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(Afternoon session)

ASSEMBLYMAN WOODSON: Ladies and gentlemen, ‘tn‘e"
time has passed for ourrreconvening this publie'hearingn
and at this point Senator J. F. O'Connor from the 13th
‘_Senatorial District will act as Chairman of the meeting.

Mr. O'Connor.

' SENATOR O'CONNOR: Thank you, Assemblyman Woodson.

.We have a letterthere which we will Fead intonthe'
reco:df It's a letter from Nelson A. Rockefeller, Goveanr
of the State of New York, addressed te The HOnorablelRichard
J. Hughes:

"Dear GoVernor Hughes:

: "When I met with you on Friday, March 17, in
Washington you advised me’ that the Legislature of the
State of New Jersey was considering a housing and urban
development program which would include as one of its
chief items a middle-income housing program patterned
after the Limited Profit Housing. Company -5 -Program
which we have in New York State.

"The basic provisions of this Program in- New York
‘State make available to private developers low-cost
mortgage loans and tax exemption by the municipality of up
to one-half of the real estate taxes. -Rental developments
are eligible for mortgage assistance of up to 90% of the
total project cost and mutual (coceperative) housing
companies are entitled to up to 95 per cent of the total
project cost. 1In return, the developer agrees to limit
the return on his investment to 6 per cent.

"Since 1960, m@rtgage assistance has been made
avallable through the New York State Hou51ng Finance
Agency, a corporate governmental agency constituting a
public benefit corporation. Its membership consists of
the Comm1s51oner of. Housing and Communlty Renewal.
the Director of the Budget, the Comm1551oner of Taxatlon
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and Finance, and two members appointed.by the Governor
by and with the advice and consent of the Senate. The
Agency sells its own bonds and these bonds are not an
obligation of the State of New York, but .are rather
supported by a capital reserve fund included in each bond
sale and the mortgages on the properties financed. -With
"each succeeding bond sale this mortgage umbrella is
expanded so that all of the properties which have been
bonded stand as security for each other.

"This program has proven highly successful in the
financial community and the Housing Finance Agency bonds,
which are classed similar to municipal bonds and,
therefore, are excluded from federal and state income tax
levies, have been sold at effective interest rates ranging
from 3.5908 per cent to 3.9772 per cent, depending upon the
vicissitudes of the municipal bond market. The Agency to
date has been authorized by the Legislature to sell up- to
$1.5 billion in bends. The Agency has signed commitments
to provide for the construction of forth middle income
projects with almost 46,000 apartments at a total project
cost of close to $880,000,000. To finance these project
costs, the Agency is advancing mortgage loans totaling
close to $750,000;000. : | :

"All of this total is an obligation of the Housing
- Finance Agéncy and does not represent one penny of the
State commitment, cost, or assistance. Furthermore,
through a system of supervising agency fees levied upon
the developers and included in the total project cost, the
Agency pays for the 'salaries of the state employees charged
with administering the program. ’
"The formula worked out to provide financing for the
Limited Profit Housing Projects has proven so successful
we have extended it so that the Housing Finance Agency also
provides, and again at no cest to the State, funds for the
construction of new mental hygiene facilities, and the
rehabilitation of existing facilities, operated by the
Department of Mental Hygiene, and for the construction of
" new facilities for the State University.

"It is our sincere conviction that the establishment
and use of the Housing Finance Agency as a financing
vehicle is the key to our successful achievement in New
York State, for without this vehicle our programs would have
been unable to go forward. As it is we are happy to be in
a position to be able to be of service in providing this
successful formula for our sister state. Sincerely,
Nelson A. Rockefeller." - B
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 SEﬂATOR O'CONﬁOR: That statemenﬁ'was ;equested
lto‘be rééd into the récord bvaovernor Rédkefgilef;_’

i wouid like tb call to éhe stand -- énd we{unld
appreciate it if everyone, #hisvaftefnodn, WOul@ Please
attempt to limit their remarks within the preécribed‘time
oflevminutéé; I will noﬁify YOu at the end of 8 minuteé
sowthaf you can give your summary and close at the eﬁd of
10 minutes. We have quite a few speakérs andwwe,ﬁould like
to give everyone an opportiinity to be heard. |

I would like to call on EdwardrHendricksén,ADirector
of‘the Yardville Bank, represénting the Mercer’Housing

Association.

EDWARD HENDRIUCKS O N: Gentlemen, I will
at least try to be brief. |

Mr. Chairman and meﬁbers of the Committee, I am -
Edward Hendrickson and I am here to represent Merceri~*
Housing Associates, a non-profit cﬁrporation under Title}l5
which would qualify under A-770 fér its financipg | |
provisions, | |

The Propert? Committee of our Corporation has
surveyed Mercer Counﬁyn We‘find a need particularly/for
large family units in North and South Trenton. We would
attempt to meét some of this need if we could find

. suitable financing.



Reconstruction or new construction of this type is
feasible under the Billn It has worked in Néw Ybfk,
Washington and Philadelphia. Members of our Corporation
have observed this sﬁccess in all of these places.

After having studied A-770 and others of the
package, £he biil permits workable programs in housing
‘and rehabilitation. The piffélls of the financing provision
of £he federal legislétion have been overcome in the
provisions of A-770. lwe‘beiieve the revolving fund ésbects
of the bill are particularl?\advantageous to New Jeréey.

‘- I have a printed stafement which I will hand to .
the clerk if this may be iﬁserted in thé record.

SENATOR O'CONNOR: Thank you very much.

~ Are there any questions by members‘of the Committee?
All right, thank you very ﬁﬁch, Mr. Hendrickson.
Mr. Fox, Assistant Seéretary, New Jersey‘Council of

Churches.

R E VEREND F O X: ~Senator O'Coﬁnor and members
of this Cdmmittee,'fellow citizens, it is indeed a pleasure
for me to represent the New Jersey Council of Chﬁrches in
this matter of housing bills before the Assembly.

| I might say, first of all, that the Churches have'a
stake in housing. Over several centuries the éhurch hés

been a landlord. At the very present time it occupies a



high posiﬁibh in this‘respect.

”éecondly, our‘churches are becoming ﬁbre éﬁd
more involved in ahalyzing populatién trends;,becomiﬁg
concerned with}the houéing pictufe itself, and ﬁgre.and.more
joiniﬁg‘ with other groups in sponsoring housihg projects
in America. | . - | |

Aﬁd, thirdly,‘the churches séek to test/ou£ ﬁhe :
avéilability‘of housing, most certainly at £hekpoint ofv
open ocdﬁpancy and £hus we can documen£ whether‘or-nét. 
‘léws that we have on fhe books now actually are implementing
the whole field bf‘open occupancy. o |

I return now to  the written‘statément We have
here to present to you for the record.

The Council believes in the rigﬁtvof the-individual
_£o‘seéure decent housihg which is conducivelﬁovpersonal 4
devélopment and stable as well as dynamic community li&ihg.

Thé éhurch, therefore; supports that legislation which will
promoﬁe the rehabilitation or conservation’of'the huﬁaﬁ.’
fabfic as well as the‘physical strucﬁure.f:

We beligve £hat absentee ownership should be
discouraged. Eéople who live in a éity or town should be
éncouraged to own the»property in which they livé. The
extent df homerbwnership will be dependént upon earning

potential, family size, type of employment, age of the

principal wage .earner and the availability of housing.
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Thus many will not want or be able to own property.
However,.hOuSing legislation which tends to expand the
number of'householde that are in the renter class tends to
weaken the basis of stable community.

The Council, therefore, supports Assembly Bill 770
because it proposes'to facilitate both the construction and
rehabilitation of houeing projects for families ofvmoderate
. income by providing for mortgage loans to qualified sponsors.
We ere particularly concerned about the area of mutual
housing projects which can encourage some measufe of ownership
and confrol by the occupanfs. Such types of housing projects
could enhance human dignity and motivate occupants’to_take
a real interest in_the ﬁaintenance and improvement of tﬁe
communityiip which they'are‘seeking>home ownership.

We ha&e already on recerd in our legislative principles
a principle which reads thuslys

"We believe that slum areas afe a blight on our
society often depriving their resieents of their basic
hqman rights. We suﬁport those bills whieh provide for
the elimination of slums in sueh feshion as to preVent
their occurrence. |

"We recognize the need of proQiding heuSing for all,
whether fof rental or purchase, public or private. We
support bills to stimulate all sueh construction on an

open occupancy basis."



"The Council aiéo notes tha£ Ar770 isjéﬁéiiabie
to non-préfit édrporétionsvand thus‘We expreéé £héwhopév
fhat‘Such sponsors would take the leéd in pfoviding
opportunities for‘open occupancy aﬁd cultural enriéﬁmenﬁ,
| I might ?éuse here to Sayvthat deéPite the Fact
that we have in our State a very fine housing léw against
discrimihation in housing; the mabhinery’fof‘implementation
of this bill is inadequéte and that ﬁhe avaiiébility of
housing.to all people in‘our State does ﬁot ekist. We
icoﬁld document thé fact that in the afea réferred tb‘this
, mofning bf oﬁe of our witnéssesj an afea near Newark; in
‘fact East Orange, New Jersey, that‘there were évailablé
housing units there to all people - this particular
observation; I think, needs to be fe-examined, Our
experience has showﬁ that this is not true.

Thus, the lawmakers of our State have an dpportunity
to look at the total picture of héusiﬁg in the"State;‘_ And -
one critical unmet need that they must confrénﬁ is the‘need
to ?révidé funds to assist individuals, families, businéss—
men and’nén—profit.corporations to felécate and allow new
housing projects to be dé&elopéd in the publié intefest.

However, avdramatié example of this néed is
illustrated by a proposed‘program to be locatédiin,a major
New‘Jefse§ City which is affecting 22,000 people; Poar

communications and public relations between the people to
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be relocated, city officials,“State Legislators and the
project sponsors created an ugly sitﬁation;

. The essentiel needs and objectivee of all‘gfoups
involved were never clearly viewed in perspeetive. | - .
Worst of all the relocation plan was-hazy, ill-defihed and
possibly non-existent. The full impact of these blunders
will influence the character and destiny of that community
end the county for many unnumbered'years.

Assembly Bill 767 sete forth the conditions
whereby individuale; families, businesses, non-profit
erganizations and farm operators can receive from $200 to
é4,000 in relocation aesistance when public housing projects
force relocation. |

SENATOR O"CONNOR: Rev. FOx; you have 2 minutes.

REV, FOX: This is a‘good first stepm. However,
the provision of relocation funds is not the whole answer.
All efforts at relocation should be related to a compre-
hensive plan directed toward the conservation or the
rehabilitation of the human fabric. Thus we say that the
felocation plan should be set into the cohtext of a
comprehensive plan £o u?grade the entire housing picture in
any'localitj. | | |

Thus, we support all thebbiils that are before-the
Aseembly at this point and would urge that these considerations

be brought to your attention.
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We wanted to say a word about A-757.£o fﬁé efféét
that'we'feel this oﬁgﬁf té'bé.geéredyintdialliof the bills
so that théfé’isyan:enéoﬁfagéméhtidf fhe‘dccupéhfé‘to:A
orgaﬁizevfhémselves”ihto communiﬁy‘impfb§eﬁent gféﬁés
‘which would bfing'to the attention of £héléommiséi6ﬁer”ény
viOlatiops thaﬁ'WOﬁid ocdﬁr and'thué‘helplfdvpreSerQéwdﬁr
housihg and thus avbidbthé'o¢¢ﬁrfenééa6f biighfuéhd s1ﬁﬁ
areas again.

 Thank you very much.
SENATOR O'CONNOR: Thank you very mich, Rev. Fox.
Do any membérs of the CommissioﬂhﬁaVé ahy-qﬁeétiéns?
T ASSEMBLYMAN WOODSON:  Rev. Fox, you indicated that

same ofvthe teétimbny giVen tﬁié mornihg whiéﬂ pﬁfpofféa td
say'that there is adequate‘hbuSing'éVailable'ih_ahd abbut
urban'cénﬁers is:not factual in that a gréétmdeal 6fvthat
houSinQaig ndt avéilabievtd'certéin grddpé”ih“thé
various municipalities throughout the State; ‘is this’é
matter of your personal knowledge?.

ﬁRﬁVm FOX:'VYeg; fhis‘is a matﬁéf‘of-ﬁy'éersonai
experience qnd”knowlédée: :i£ so“hapﬁénS'that we, through
thev06ﬁncilbof Chufchéé; fbr éxample; are in ééncert with
other groups, fair héusihg grdups,'thaf are invélvéd in
programs tesfiﬁg the availabilitf éf‘hbusing'td'all bebble;

It has been our experience that wevhave difficulty
in points in getting and finding such housing being
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available. ‘, “ v . 4

I am involved personally in a situatidnfin a
case which Qccurred alﬁost a year ;nd a half ago whereby»—
it happeped in East Orange, New Jersey, -- whereby that
case has yet to comé up fdr judgment because of the sléw
machinery_of our Civil Rights Commission and its staff in‘
being able to augment or implemént.its mandaté.» This
is just one example.

There ére hundreds of cases upon the books of
violations of discriminatory law that have yet to be pro-
cessed in our State.

ASSEMBLYMAN WOODSON: In other words, then, Rev.
Fox, you would/say this guide to better apartmeht living
and al; that was presented here this morning - thaf a
number of these ads need not have been put in the paper
had these apartmeﬁﬁs been available to all people. Is
thatlcorrect?

'REV. FOX: Yes, sir.

ASSEMBLYMAN WOODSON: Thank you very much.

SENATOR O'CONNOR: Any other questions, gentlemen?

Thank you, Reverend, we appreciate yéur statement.

The next man I would like to cail upon is Mr.

Ernest Erber of the Regicnal Plan Association.

10 A



ERNEST -~ ERBE R: »Mr. Chairman”and’mémbers{bf*
the Committee, my ame is Ernest Erber. T reside“at‘ll7'
Clark Street,'Glen Ridge, . :New Jersey. ' I am “a -professional
Vplannér:ahd;Serﬁe on - the staff of ‘the Regioﬁal‘Plan“'f‘
Association, a non-profit, research and planning agency
- founded in 1929,t0'promdte the .coordinated. development of
. the New York-New Jérsey—CopnecﬁiCut-Metropolitén'Réqidn;
I ém assigned to work with the New Jersey Committee of -
Regional Plan'AssociatiOn;'withtthe tital ofArea Dirgctd?.
vThe’New,Jeréey Committee maintains offices ‘at 605 Broad Street,
Newark, New Jersey. I appear here today upon its behalf
andwat“the”direction of the Committee’Chairman,VAlbeft W.
Merck, é resident of Mendham,ﬁNew Jersey. |

I éppend‘the full list of members of the New Jersey
Committee to my written statément;:but'in'ordernto
identify the Committee which tehds to operate in a research
~capacity -and not necessarily always‘in the‘glare”of“
publicity, I think I should just cite a few of the names
of the'men for whom: T épeak‘in.mY‘testimony here today.

" In addition to Mr. Merck, whom I have alreadY'

. mentioned ‘as Chairman of ‘the Committee, some .of the ‘
other members. on the Committee are: H. Mat'Adams,7Direc£or
of Public Relations, JOhﬁSOH &‘Johnson;:Daniel‘M.»AyreSf
Viée President, First National Iron Bank of Morristown;

Robert A. Baker, Vice President, Electric ‘Operations,
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Public Serviee-Eleetric & Gas Company% Proctor H. Barnett,
Vice President, Prudential Insurance Company of America;
GeorgebM; Bersch, Sr, Vice President, Bambergers;

Norman Brassler, Chairman of the Board, N. J. Bank & Trust
Company, Paterson; C. Richard Carlson, Vice President,
Natieﬁal Newark»&fEssex Bank; John B. Farese, Vice President,
Radio CorpQration of America; Murray Forbes(vice President,
Howard Sa&ingsilnstitution; Dr.‘Meson W. Gross, Presideﬁt,v
Rutgers; David M. Henderson,'vice President, New Jersey
Bell Telephone Company;,snd'l should also mention, because
at my left I see sittiﬁg Mr. Jacobson, Joel R. Jacobson,
President, N. J. State Industrial.Union Couneil, so that
you will not think‘@e areventirely.abbusiness corporate
organization.

The housing and renewal bills upon which you are
taking testimony at this hearing have not yet been considered
by the New Jersey Cemmittee. I appear here today to convey
to your Committee the policy of'the New Jersey Committee of
‘the Regional - Plan Association on state financing of
moderéte income housing}the subject of Assembly 770.

- State-aided moderate income housing was thoroughly
jstudied bf the staff ofﬁthe Newaersey Committee in 1962
and censidered in the form of a policy statement by the -
Committee as a whole at several meetings which resulted

in the endorsement of such a program in February 1963,
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The‘Committee.and staff have-éincevutilized eyery;oppoftunity
to inform the‘public onhthejneéd for such a moderate'ihcome
housiﬁg program.in New Jersey. - -
| ,Our"arguments fo;,stétefaided moderate‘inqome‘
. housing werg.setvforth iﬂ‘ourubasiConlicy stateméntﬂénd
enunciated upon many occasions since by épokesmen for' the
New Jersey‘Committee. I éhall,draw upén these. statements
to reiterate our‘views for‘yoﬁr-consideration.; I . quote
.now. £from our basic;iniéyvstatement:

"Private enterprise can and will construct,ﬁodefate
nrentalvhousingAifimeans,are provided to reduce costs. Such

’

;pyogramsrinnother;states,have,usually been based on.a *
ﬂcombination qf the following forms of public assistance:
(1) land cost write-down through Title One; (2) :eal
estatevﬁax cencession; -and (3) mortgage money at less than
the going rate. The first device has been available to our
étate,since 1949, - The second was enacted nearly tw0wyears
agb in the form of the Urban Renewal Corporation Law - the
so—called Fox-Lance Bill. The third has been under con-
sideraﬁion in the Legislature  from time to tiheuand,bills
offéring various éolutions:willjdoubtleéslygbé’introduced
again this_ygar-.‘

"We favor a program-gf,state—aid:for‘middle-incqme'
housing’where used as an integral part ofrawprogram~deéigned

to protect a city from further deterioration and.where such
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housing canﬁot.ke built without such aid. It should
‘certainly not be used to com§e£e with private housing
construction witﬂout state aid. The abpve purpose should
be stafed cléarly and exblicitly as being the intent of the
Legislature in énacting such a program. The circﬁmstances-
‘which neceésitatevsuCh aid must be determined,of necessity,
largely by decisions on the municipgl’level in order to
provide the flexibility'requireq by the great diversity of
local.conditions;V.H0wever,‘a number of safeguards can be,
and should be statutory.

"One such statutory safeguard should limit the use
of the staté's‘low interest loans to areas declared blighted
bywthé municipality.

fA‘second safeguard should requiré rent control
and dividend limitation to be in effect for a éuffiéiently
long term to pre&ent misuse of.state aid with the intent
-of early éonversibn to open market dperatiOn."

Now, that'slfrom our basic policy statement.

Tﬁe policy of Regional Plan A$sociation's New
Jersey Committee Was further elucidated in an address before
-our Second Northern New Jefsey Regional Conference on
May 21, 1963 in Newark by Milfdrd A. Vieser, Chairman of
the Finance Committee of Mutual Benefit Life Insuranée
Company, a member of thekBoard of Directoré of Regional

Plan Association and at that time chairman of our Urban
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Renewal Subcommittee. I quote from Mr. Vieser's remarks:

“The Regionalfﬁién Aségéiatio£ is, as itsvﬁéﬁé;*
implies, primarily‘concérhed wi£ﬁ thé cﬁanéiné‘péﬁféfhjéf
the.metfdpdiitan‘fégion;‘ bﬁr ﬁe&ujéfséy'C@mmittéeuiéyg
specificélly concerned with the futuré fégi§nainpé£te£h:
in Nbrtherﬁ Néw'jerééy; Our.regi;h; Nofthérﬁ’ﬁew Jersey,
Vwiil béipafticulérlyvéffécﬁedmin%thé décade éﬁééa bécaﬁge'
élmoSt one-half ofvthe tremehdous poﬁﬁlétion égplogidnldf
thé‘métfopoiitéﬁ area Qill be‘iﬁ the.ﬁiné/Nérﬁhérnquin
Jersey couﬁties. |

: QWe would'likQ £o‘make'it df?éfal cléarrthat our
approach to the quéstion SE middlé—inCOme:hQuéing“is |
bfought ébdut by'our éoncern foflﬁhe fevi&éiv-.Yes;£ﬁe
sﬁr%ivéi‘mﬂofyoﬁf ditieél. it?isaho£ an‘épprbach £o changing,
or addingvtdudﬁr fbusing invéhtéry or héﬁéiﬁg impfovéﬁeﬁt as
a generai-subjéct; Thisuéoﬁéept ié éongained:iﬁ:é‘key
éeﬁteﬁce in Which we say.”Wé‘faVor a proérém éf éﬁété
aid for middle-income housing where used as an intégfai'
paft df é‘pfoggam desigﬁédfﬁléro£eét‘a‘city from furthef
deferidfétidn;“: o | | |

| Cdniihﬁing Mr,‘Viesef“s sﬁateﬁénﬁz
uSiﬁcevﬁhevénd éf ﬁbrld Warvli; the néw résidéﬂtial

construction in our older cities has been predominantly at

either end of the income scale = public housing for low

income families at one end and the so-called luxury
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apartments/aﬁ thé(other epa. ‘Th:oughout éll of these‘
yearé there haé‘béénva deficieﬁcy of housing at moderate
levels whicﬁ éoﬁsti#utes a serious handicap.to efforts to
fevitalizélbuf city,

| v“If'We are to renew our'élder cities so that they
be better'places in Which to Work and live and play, -then
we‘muétvﬁave a baianced populatioh repreéentative ofyall
‘inFome groups to éssurévthe physidal, social, economic and
"pOlitiCAi stability of our cities.

"I find myself in a strange role recommending‘state
aid for housing for T am a Republican, é cénéervative
finéncial éxecutive, 6né who is dedicated to the pfivate
enterprise system- and bne who waﬁts government interventiohf
kept at a low ebb." I am still quoting erm Mr. Vieser.
(Laughﬁef). "But after a decade of study I do,believe
that ou; recommendation is for the best interests of our
'peéplé.
| "T would like to think that this ié a unibn of
state aid and private enﬁerprise somewhat like £he FHA.
The Federal Housing Administration was organized in the
early'ihirties. Certaihly thé FHA has beeﬁ’a férce for
good in providing homes throﬁgheut 6ur/country for our
'pééple. It could not have been started without‘goverﬁment,
‘help and yet this institutidn hés paid. back to our T:easury

every dollar of ‘its original capital and over twenty-five
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years it has not cost the\taXPayers_of Qur»ppuqtry one dellar."
I close quotes_on_MrEJVieser}s addrggs,apd say:.
The principles set forth:by our policy statement and
f»enunciated in Mr. Viesér“s address . were indorporated in
. pfoposed legislaﬁion in 1964 in the form ofﬂSehaﬁe 200,
‘introduced by Senator Sarcone, and I think co-sponsored
at the time byISenator Grossi of Passaic“Coﬁnty,  That bill
vwasvvehemently‘opposed by many\realtoré and homebuilders
1argely, I Eelieve; due £o'a»misunQerstanding.of its
;_ijedtives, especially the preservation of a balanced :
»populatidn in our cities. Mr. Vieser and George F. Smith,
former President.of‘Jthsonxaﬁd J@hnson, ~who was then
chairman. of our New'Jersey Committeehgnd‘curren;ly‘the‘,
 President of_theZState\Board,of Educ§tion invited some
prominent realtors to ajlﬁncheon meeting at the Mutual
Behefit Building in Newark_inkMéy 1964 to inform-them  of
Regional Plan Association's concern for the future of our
cities. . Mr. Smith's remarks on_thatndécasion; éddressed
to the realtors, are a succinct argument for state-.
. assisted m@&amfincome housing. I quote from his remarks:
"our interest‘in:modergte~income_housingystems
ffom ocur coﬁcennffqr‘the"survival and rebuilding of. New,
'Jersey"svcentral cities. That the latter are in‘sérious
trouble.is well known.. Their.situatiqn.will not -improve

without a far-reaching program of rebuilding." -
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SENATOR O'CONNOR: You have a minute left. We
don't like to cut anybody short but we haVe qytremendous
list of speakers and we want ﬁo give each man an opportunity.

MR. ERBER: All right. i was here this morning to
dpeﬁ the doors with the janitor and I have been waiting to
testify. I am speaking for a rather large committee which
gave me instructidns as to what to say. I will try to
condénSe it.

I spoke to Mr. Smith last Tuesday and he confirmed
his continuing interest and support and expressed his regret‘
at not being able ﬁo appear'here‘today personally. He
expressed his pleasure at knoWing that I was ianrporating
his statement of several years ago in my testimony.

| I wish to bring to the attention of the Committee
one important provision called for in our policy statement
and contained in S-200 in 1964 but which appears in a
modified version in A-770. I refer to our proposal that
moderate income housing be eligible for state financial
assistance only if located in urban renewal areas. The
modified version in A-770 gives preference for urban renewal
programs but ‘fails to protect housing constructed with
private loans from the threat of competitive housing on
adjacent sites built'with state loans at less than the‘
going réte. As anyone who has studied the economics of

housing knowsy a difference of 1% in the interest rate
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‘cankmake a<considerable;difference in,fentalsi%,Were%
the gain in sﬁate—financedchousing to be offset by a
dimuﬁitibn in construction of privately-financed housing,
it would defeat the goals of this program.

I trust that those who shall constitute the propqsed
Housing,Finance Agency agree with thisvview,and;fully intend
to administer this‘prpgram.to avoid any unfair competition
with privately-financed housing. Their ability to
administer it in this manner could béastrengthened.withouf
impoéing’inflexibie‘requirements were the bill- to contain
language‘expressing,the above intent as a legislative-
détermination.

i conclude with a quotationifrqm,the;remarks~of

‘Mr. Smith with regard to the previous‘middie—income-housing
which he had. recommended, saying that: |

"If enadted, it will supply the cities with another
tool vital toqurking out their own salvation. If they

~are deprived of such a tool and they sink into a morass of
poverty, insolvency and social and political degeneratioﬁ,
they will become a burden upon the economy andibody politic
of the entire state. . I .can think of no blow more damaging
to priVate'enterprise, and free institutions.generally,"v

Now, that's the end of_my statement;'5I do have
for the reéord a letterAwhich I wasbasked to introduce .

into the proceedings from a man who heads-a well-known

v
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mortgage and'real£YvCOmpany in this State and if I could
have just a cOuplé of minutes extra to include»this”
letter.

SENATOR O'CONNOR: Sir}’I‘don;t want to cut you
off but I have a list here of about 22 names,vall holding
very prominent positions in the State, so if you COu1d 
just condense the lettér and put'it’in the record.ﬁ

MR. ERBER: All right. This is a letter from
Leslie Blau, President of the Leslie Blau'Cbmpany;vRealtefs
iana a Division of Blau Mortgaée Cémpany in Newark, in

~which he endprses my téstimony, in which he commeﬁts‘on
‘the tax éituation in our cities, and;.mainly;'streSSes

the fact tha£ ﬁOderate—inéome hOusihg bringing a new
ﬁaxable improvement to our cities would help the‘situatioq
tax-wise in these cities. I think it's a well stated
point of-view1from‘a“manﬁwithm0verj40.yeérSyof experience
-in»thevdeveldpment of propért& and of mortgages.

SENATOR O'CONNOR: vauld yOp-leave'that létter and
weiwill make it part of the record.

MR;»ERBER: All right.

SENATOR O'CONNOR; ,Thank you. Are there any

questions by members of the Committee?

Thank you very much, Mr. Erber, we appreciate your
statemenﬁ. 7

Monsignor Vopelak;‘Coordinator of the'office’of

N
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Educational and Economic- Opportunity Programs of the -

New Jersey Cathelic Conference.

‘M 0N s 1 kGVN 0 RV | Jos .E P  H.: J | '\ v .’o PELA K
Mr. Chairman ana ﬁembers of‘£he‘Comﬁittee I,“eeiyeu hAQé
alfeady heatd; aﬁ4Meﬁsi§hor‘Joeepﬂ J. Vepeiek;ﬂéeefdineeor
of the Office of Educatlonal and Economlc Opportun1t§
.Progreme of the New Jersey Cathollc Confefence

| Thls offlce was establlshed in July of 1965 by“
.the Archblshops and Blshops of the Roman Cathollc‘
 Archd1ocese @f Newark‘and the Dloceses of Caﬁden, ﬁa£ereen,
and ffeﬁtgﬁ, which together ferm the New.Jefsey éaﬁﬁoiic
Conference: | B | |

The purpose of the offlce is twofold~ -£o
codrdinate the partlclpatlon of the parochlal schoel
childfeﬁ.df New Jersey in.p;egramsbconéucfedunder‘Federel
aid to‘edueetioh; and; to acﬁasvthe agehey which,.in.e
real’eense; is the exfernal exﬁﬁeeeion of fﬁe.mieeieﬁ Qf the
church in the moderﬁ worid - a chufch‘which‘ievdeeply aWare
of ifs commiiment to‘the peor Qf.our‘socieﬁy; ahd whieﬁ is
also seriouely;eoncefned with.the Qenerel.welfarevof-ﬁhe
entire huﬁah family. N | - |
It is beeause of £his.cencern that the’New Jersey

Caﬁholic Cenferencebfirmiy_endoreee theeeﬁeire urbanrj

affairs legislative program, being considered by this
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Committee today. We view that program as a positive step
toward alleviating the serious problems of poor and
vinadequate housing and urban blight generally. The con-
férence-feels that these iegislative proposals rapresent a
firm commitment on the part of State QOVernment’to reassert
itself as'partner,'together with the Federal‘and local
governments, as well as with private industry, in assuming
the task of creating a better ﬁrban environment for
thousahds of New Jerseyans. Providing a safe decent dwelling
place fof all of our citizens should be a pfimary goal .of
'governﬁent and we feel that these bilis constitute a
sigﬁificant étart toward achieving that goal..

It is an undispuﬁed fact that the multitude of
social ills which confront our urbanized society today
are inva large par£ due to an unwholesome community
eavironmént, While tha’heed for spiritual guidance was
never more evident than it is today, the Chur;h recognizes
£hat the physical conditions which breed crime, disease,
despair and community tensions can never be rectified
by spiritual means alone put must be realistically dealt
with by effective programs of cémmuaity improvement.

We recognize that there is no general panacea and
that theiétruggle to improve our urban environment will Dbe
a long and cbstly one - but we must begin.

-The New Jersey Catholic Conference approves and
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applauds the 1967 New Jersey urban affairs program as
aproppo;tunity ﬁor all Qf_us -{governmegﬁ, private_u
industry, civic organizations and the religious community -
to jqin‘in,a concertgd;efﬁort'tplmakevdur‘citiegﬁphetde—
éirable places‘that_they should and must be.

It was stéted by_Vétiqan Council II that the
qsoéial order requires constant improvemgnt,ﬂ Weqﬁeelw
“that the legislation in question“represents such an
improvement - a.worthy‘element’among the‘social>movements‘
of tqday._ We see it as,a/step towardvthe,betterment ofvall
those condiﬁions of sociél life which will allow:éocial
~groups and their individual members relatively thoroggh
and ready access to their own ?ulfiliment as children of
HGod‘and members.of the human family ofvth;s Spaﬁe.v‘_
SENATOR O'CONNOR: Thank you, Monsignor.

Any questions, gentlemén?_

Thank you Very much, Monsignor for appearing here

today.

Rabbi Howard Hirsch, Brothers of Israel'Synagogue,
Trenton.
RABBI HOWARD HIRSCEH: Mr. Chairman and

members of the Committee, I am Rabbi Howard Hirsch,
Congregation Brothers of Israel on Greenwood Avenue in

Trenton, New Jersey.
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Our>Synagogue has succeséfully constructed and
operates and maintains the Brothers of Israel Trent-Center
Apartments for senior citizens in this city. This was
sponsored by our Synagogue which realizéd many years ago
the‘need for adequate housing for the senior\members éf
~our community bécausebof the composition of the membership
of our own Synagogue.

We have obtained a loan from the Federal Government
which made possible the financing of this apartment building,
which is one of the first iﬁ our state. We have seen, since
this building has been constructed, a renewal process in
- terms of individual lives of the people living there. People
have come to us who_ére old and‘they have come out young.

I state this emphatiéally. We have seen people take a new
look at what life can offer to them and for them because
of Our_Synaéogue's personal concern with their welfare in
the management of this building as a public service to the
total community.

Aé a side effect of this building, a 14 story
building which has\229 apaftment units, we have seen on
Greenwood Avenue some urban renewal. I am not an expert
but I have lived on Greenwood Avenue for 6ryears. Since
this building was constructed‘we have seen private enter-
prise construct apartment buildings adjacent to our

building and not many blocks away.
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I have also seen that we have faced many problems
with this building because‘of the;financinggthrough the,
Federal Government., Their Regional Directors_haVe beenv
most helpful and_alwaysfwilling to be of assistance to
us, but we have only seen éhe,top,man.once.; He\madeiavtrip
from Washington at our dedication ceremonieé.

The stfeamiining ofréomﬁﬁnicétion>betWeenAthoseu
f‘grouﬁs‘which afé responsiblévfof tﬁé'maintaiﬁiﬁévéf tﬁééé
types of apértmentSIWho can have a&aiiabié'men.Withiﬁ their
IIOWn?étate‘who Wili be éblesﬁo ﬁake.a ﬁdré direét interest
with £he management in“therﬁrdblemé.of these apaftméﬁfé‘
would be df great‘aid to anyohe buildingvé.éiﬁiiér ﬁﬁiiding,

I feel.that\thié bill,nahd T aﬁ not an[exﬁérﬁlsn
’iaWihor‘am-i an expértionléllﬂthevpfovisionévih‘f%iéaﬁill -
I havé read ﬁhe duﬁiiﬁe and‘i héve feéd thé billf; £hé?’
pﬁrpoée‘Of'fhis biilAis lauaéble‘ahdﬁl praj iﬁaeéd‘£hétiit
be accepied by 6ur State. T feel that this fypé:df bill
would add immeasﬁrably'to the welfarévof all of tﬂéi '

citizens of our State and wouid pérhapé encouragé other
grdupé'fé take an active léad‘in providihg muéh ﬁeeded‘
hoﬁéing'fdr Senidr‘citizéns,'fdr iéwéfyénd middle?incémé
grdﬁPS'ﬁhrdughou£ the Sﬁaté. |

Thank yeu. -

SENATORVO“COﬁNOR: fhénKYYOu‘very‘muéh( Rabbi.
any questions, gentlemen? S
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Rabbi, I want to express my gratitude and that of
the members of the Committee for coming here today.

RABBI HIRSCH: Thank you.

SENATOR O'CONNOR: Mr. Robert Rowan, New Jersey

Civil Service Representative.

ROBERT R O W‘A N: Mr. Chairman and gentlemen of
the Committee, my name is Robert Rowan and I am President
of the-Civil:Service Association, Mercer Council.

| We, some yearskago, becamg interested and concerned
about housing for middle income people. I think it needs
tq'bé recognized, without too much in the way of statistics,
that the civil servants of £he stéte,-coﬁnty and municipal
government are people_generally, with very few exceptions,
found in what would be’ called the middle-income levels.
Maybe $4,000 or $5,000 a year to $10,000 or $11,000 a year '
represents the broad spread of the salary ranges of
personnel in civil service; |

I_think that it should be recognized that wﬁen

ﬁhese‘peoplé come to reﬁirement they face ver? serious
problems unless they are‘going to find their family life
completely uprooted, remove themselves completely from
this state and to distant parts.

| This question was first bfought to our attentioh

by Mrs. Harger, who is with the Division on Aging, who is
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keenly cogéerned about the problem facing"some;of thesé;_
 older civil servicé,employees,who were moving, to Florida
and.to other green pasturésvwhich alwaysididnﬂt”turn;out to
be\so happy. The complete disruption of their lives and
.. removal of these people_from their ﬁormal-way;of living,
theirlassociati@nSzover-avlife_time of Servicépto,the_state
or to the county or»to:the municipal governments was»éne
“that affected her and cbncerned hef.,

We looked into thiSvprobiem and as an Association
we found that it was wiﬁhin;oﬁr corporate structure,: as
well as within the bounds df,our organizational responsibility
to be concerned about the welfare of the civil séfvan£s
and to be concerned abeout providing hoﬁsing for them. -

We undertook the organizatidn of a middle inéome
housing project in Trentoﬁ through the orgénization of a
limited dividend-hodsing éorporation. That was almost
three and a half yeafsvago. it still hasn't gotten off
~the ground.

Now, this is not due to,any/difficultieé~perhaps
we could ourselves control. We went to a great deal of
trouble and we acquiredvcertain lands in the City of.
Trentonvthrough options ﬁo buy andwwe presented .to the.
FHA‘our application for fundsgunder the 221 (d) 3 program,
~and it is presently still pending with the FHA office

in Newark. I was advised last week that it is very likely
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to see the light of day in the next few weeks.

This imposes on both the property owners, who were
‘cooperating with us, and on the Association: a long and
unnecessary delay. |

The officials of the City of Trenton, Dr. Woodson
aﬁong them, were very kind in dealing/with this matter and
very carefully studied the whole ?roblem and gave to this
project tax abatement, not because they were interested in
being do-gooders or because they were concerned about
'énything more than the business of the community, the
renaissance of this coﬁmunity.

| With tax abatement, the revenues returned to tﬁe
City of Trenton from the particular project which wogld
encompass 180 units, to be precise, was considerably more
than the taxes that had been previously paid on properties,
I might‘say, on West State Street, which is presumed to be
a reasonably good neighborhood in'terms of residénces.
.Almost all of them were in the semi-commercial class. They
were doctors' offices, almost entirely, or they had been

cut up into different types of multi-family dwellingsﬁ These

"~ big,o0ld houses that have long since become obsolete and

outlived their usefulness as residences had been converted
into two and three family dwellings.
However, to bring this to a point, we face today,

after some 3 years, the possibility of producing here in
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the City of Trenton a flfteen—story bulldlng of 180 o
units. whlchlw1ll be devoted flrst to those mlddleylhedhe
people whom we serve and in whom we‘ate meet ihteteeted.
Bdt‘we afe paftlcularlylcoheetned’aboﬁt‘theeehot them
who approach retirement and who want to find themselvee'ln
center city. |
| xIn eur>sufveys werfeund that;peoplebdld not willingly

move out intd the sqhurbs of they Were»hopefully retutning
from the suhurbs to the city, because after they retire
they like to‘be'aesdelated with‘the seenesﬁofltheir life-
time activitiesl Most ef‘these péapie'Wéfé etate eﬁpleyees,
many of them employees of the codnty and municipal QOVan-
ments in this afea; o | l ”

SENATOR O“CONNOR:Y loﬁ‘have ehe.mofe‘mihate,‘Mr;
“ Rewan. N -

MR; RCWANgx QES, sitll

We presently now have, and it is now beihgldceupled,
a slmilar prdject'in Hobokeniwhieh has feached ﬁatﬁrity |
and has now been built. vAnd I wouldjllke to/urge YOu to
accept this legislati@n fef.what‘it isvas‘a geod beginnihg,
to be administered'cafefully;' It groVides gfeater flexibility
than the FHA 221 (d) 3. ‘It‘!.bt‘e\}ide.s‘a close—to-horme
develepment You don‘t have to ée te Washlhgton Someone
said before that: they had seen the head of the FHA only

once. Well, I've never met him but I have been to
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‘Washington thréé times to try to.get this project in
-Trenton off the groﬁnd. |

'Geﬁtlemen,vI ufge you to give favorable considération
~ to this.

Thank you.

SENATOR O'CONNOR: Thank you very much, Mr. Rowan.

Any members of the Committee have a question?

’ Thank you,-sir.

ASSEMBLYMAN WOODSON: Mr. Chairman, I would like to
introduce into the record statements from the following
persons:

Donald Horowitz,.Chairman, Legislation Committee,
Fair Héusing Council‘of Bergen\County;

Irma Thekton, Director, CHOICE;

‘Linda Grover, President, Three Twenty—Five
Cooperative, Inc;

rbRepresentative of the New Jersey Association of
ﬁousing and Redevelopment Agencies;

A statement from‘Murray Bisgaier;

From the Honoralbe Hugh Addonizio;

From the Architects Association of N. J.:

The New Jersey Building inspeétors Association;

Véterans of ForeignlWars;

The D A V; and

The American Legion.

All in support of the legislation.
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SENATOR O'CONNOR: Thank.you. Will you please
enter that id the record.

I would like to call upon the next witness, Mr.
Joel Jacocbson.

JOEL R. - JACOBEO Nt ‘Seaataf o' Connor ahd
members of the Committee: My naﬁe is doel R. Jacobsen»v
and I am President of the_New Jereey ihdﬁstriai Uhioﬁ
Council of the AFL—CIO,‘an organization‘ef:sometlSG;COO“
industrial trade unionists who live in New Jersey;‘ |

I am»delighted fer this opéortunityvto‘teetifyvhere
today and I know Seﬁator O;Conhor>Wili ﬁnderstahd Qhehvi‘
eXpress the hope that it werebpoeeible for me to be“in this'
\seat‘nextvMonday afterheon and have what goesjwith tﬁe“.
seat, the voice and vote,>When‘S;4OO cOmes ué fer eoﬁ—
neideratien;- If you could p0551b1y arrange that‘ I would
be 1nf1n1tely and deeply grateful to you (Laughter)

SENATOR O'CONNOR: I think some fellows\would wish
youAWere ih that seat and thatvthey weren't.

MR. JACOBSON: That“s‘quite possitle.

As the representative efdan organizatien of workers,
it is perfectly ob?iods that'We‘are greatly'eoneerned with
the'program belng promulgated by the Department of o
Opportunlty Affalrs. In the maln, our members llQe in the
cities and drban‘centere ef this”State andee are Victims
of the State“svinactioe and we‘hoéeiwe.are:benefdciariee‘
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of the State's intelligent action.

Now, I know it is not necessary to emphasize the
fact here‘thét modern- city living today has its moments.

I can think of times in the past when the workers of our
state have awakened in the morhing to find out that as a
,,;esﬁlt éf the drought they were afraid to tufn the taps on
for fear there might be no water. Occasionally, the
northeast is blacked‘out and we have no electricity. If we
have-to drive to work, one of our major struggles during
the day is to find a place on ﬁhe street to ride our car to
get to work and when we finally gét'to where we are going
We have no place to park the car. Occasionally, when we go
hbme at night and‘we oéen the window wé are happy that after
' we breathe the air we don't choke to death.

So, if all these other problems are problems that
affect ué in Our-city and:urban living, we would say to you
'gentleﬁen,.at least ﬁiease give us a roof over ouf heads
éo we can rest up to prepare ourselves to face the next
déy's living in the éreat city.

- Now, We have found in the past that oﬁr members have
three specific needs with regard to housing. Many of our
members, becagse of low income, must live in houses that
are designated multiple dwellings but which you and I more
familiarly know'as tenements or tenement living. There are

no adequate and anachronistic safeguards upon tenement
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living.‘

Another problem that we have is éhe génerél lack
of housing throughout the ehtirg s£a£é a£ a.price which
a workgr can afford to pay. | |

I Wasn't here this morning»buﬁ I undverstander°
Robert Scott, President>of the Reai Estate Board, sﬁbmitted ‘
testimony td you this morhing séying that theré was adequate
housiné in New Jersey. As_gén£le‘és I can, i would like to
offer a rather vigorous diéseht to the‘opinidns exprgssed‘
by Mr. Scott. I think Mr. Scott woﬁld be more‘acéﬁrate
if he said there_is adequate luxury housing. Mr{ Scott's
friends and peoplé onvhis iﬁcome level perhaps héve no
difficulty'in fiﬂding a place to live. But if you arerof
a low income group, if you are one whobfinds that there is
érejudice ta be»overcomé because of the_colorvof yduf‘skin
or other @utmoéed and uﬁnecessary qualificétions, theré is
a great big shortage 6f housiﬁg. ‘And again I would say,
if Mr._SéQtt says there is adequate housing in the State of
New Jersey,veven £hough he is a‘real estaté man,he‘simply
doesn't know what ﬁe"s talking about. -

The thirdvproblém that we‘have’féf the'mémbeis of
our unions concerns th@se meﬁbers‘wh6 have béen dislocéted
.because of the necessity bf modérﬁ liVing; the coﬁgtruction“
of-urban renewal or the construction of‘highways bftén

through the cities.
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I am happy to point out, as I look @ver\this
prégrém being’submitted by the Départment of Cbmmunity
Affaifs, that all these thfee great problems are met. The
first, it‘s 67 years since the tenement law was revised and
brdught up to daﬁe‘and wé are happy to see that one of the
bills here will do precisel? that.

Secondly, it affords an épportunity for the State to
aid a municipality in éharing the cost of a federally-aided
urban'reneWal project.

} Now, I was very_happy to hear Mr. Erbér say that

Mr. Milford Vieser, whom i know and with whom I serve on

the Regional Plan Association, regafded himself as a

Republidan and a Conservative and yet he was.étill for this

bill. I honestly don't know,whether I had anything to do
 with it or not but there was one occasion, at a meetihg of
\the Regionai Plan ASsoéiation, whén I t:ied £d bring up
the fact to those géntlemen, and they are godd, well—meaning
gentlemen, that if the Efie-Lackawanna and thé Centralv
Railroad or the Pennsylvania Railroad require subsidies in
order to operate in our State and, incidentally, make a
profiﬁ, - if that wasn't socialism, then the construction
of middle;income housing to provide a decent place for a
pérsdn to live isn't socialism either. And I am hapﬁyﬁto

éee - whether I'm responsible, I don't know,»but I would

like to think so - that Mr. Vieser has adopted this
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intelligent, modern position because this shows that there
is evéen hope fof those who_chsider themselves Republican
Conseryatives yet.

The third recommendation of the major legislation
to méet the problem we have is the controls on those who
have been disl@céted.becausedof‘the,construction of modern
necessities.

I wduld'like to submit the theory here that:the
person who lives in the big city has been getting it from
both ends. The‘inequity_of the big city living has been
compounaed,by some of the situations that have developed.

Abdut a  month or so ago I went up to Morristown
to appear before the United States Wild Life and Fisheries
Commission at a public hearing to urge them to locate the
jetport at the Greét SWamp. I wasn't very popular up
there; Thé’people u§ theré £ook the pésition.fhat théy
don't want the jetp®r£ ih Mofristownvbécauéé they don't
want the planes flying over their heads but they.have'no
;bjection to jets flying overlmy head ér thé peéple living
in Newark, noné at éll.' Sokthélbeople who iive:ih‘Newark
do sustain the inconvenience aﬁd, if you will, £hev .
inequity of beiﬁg sﬁbjécted to this typé'of haréssment,‘a
price of modern day lifé;( That“s bad”enough> bﬁt Whéﬁ>the
people of Mofris Couhty néw iﬁs&éfvthét £hé‘Sté£é of New
Jerse§ now bﬁiid high@éys sov££at“thé§ ﬁay éoh&éniéntly
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drive from their‘paiatial, pastoral, bucolic homes into
the city to drive to the airport, and these highways
disrupt my home and dislocate £he business of those living
in Newark, you cén see readilyvthét we are getting it at
‘both ends.

In conclusion, gentlemen, we regard this program
beiné submitted by the Department_df Community Affairs as
intelligent; wevcomﬁend.its authors, Mr. Ylvisakér and his
assistant, Mr. Sterns, for é basic, liberal program. We .
are invcomplete agreement with the broad,vphilosophical
~concepts of it, and we would urge its enactment.

SENATOR ‘O'CONNOR: Thank you very much.v'
Are there any questions?

Mr. Sal Bontempo.

S ALVATORE ) A, ‘ BONTEMP O: Mr. Chairman
and members of the Committee: Myrname is Salvatore A.
Bontempo.
Mr. Jacobson has left but I wanted to take exception
to some of his remarks with reference to those who live
in Morrié Counﬁy only, not to what they want to accomplish.
I am President of the New Jersey Citizens
Conference on Housing and Renewal.
Tﬁe Citizens Conference panousing and Renewal ig
established to encourage and promote the development of -

sound and reasonable housing to fill the State's unmet
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housiﬁg needs and,-aé suchﬁ it is vitally interested in
-any new programs which will further: this objective. . The
Citizens Conférencebis,also dedicaﬁed_to:the crgatiqn,épd
maintenance of a suitable and healthy,living_environment’
,for.all.df the people of the State of~New‘Qers§y“ Andﬁ
in my capacity, it.is a pleasure for me to be able to
.'appear bef@re you todgy.to urge thexpassagevof‘seve;al‘
bills which have a direct relationship to the goals and
objéctives of our organization.

In my previous pﬁblic eXperiences, I was able to
-observe the many housingvﬁroblems which are common.to-our
urban areas. It is evident to me that there is a great
housing need to be met in @urAurban areas especially, and
that the approach which is set forth in A-770 embodies .
the remedies which offer the greatest opportunities for
success in meeting these problems.

The concept of a State Housing Finance Agency to
work with non-profit and limited profit groys in providing
housing for families of moderate income strikes at the heart
of the problem of th@se:families whose needs arevngﬁfbeing
met in the private sector of our economy in many areas of.
the State of New Jersey. It is.in situations such as these
£hat the government becomes rightfully involved in filling
a gap which cannot be filled by the naturallgcopomic forces

influencing our private housing:development. .
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There areyether problems and I am eure that the
Commissioner of the Department of Community Affalrs will
be 1ooking into them at the approﬁriate time.

The faet‘that this housing program would be
established as a loan program on ajrevolving-fund basis
offers particular long-term advantages because of its
self-sustaining nature. And”too many programs have not been

viewed with this approach but rather on an out-and-out

- grant basis.

The provisions for rehabilitation of existing houeing
offer the possibility for rejuvenating many of our older
‘neighberhoods Which are in various stages of decline, The
long-term, lOW'interest loans working to salvage many of
our older areas can do so with a minimum of interruptions to
"~ the families who have characteristically dee?rooted ties to
these neighborhoods. This becomes one of the more significant -
sociological.advantages of a pregram of this type. Too
often ih the past, attempts at neighboerhood rehabilitation
have siﬁply meant the uproeting of families of moderate
income and an'influx‘of higher income families into‘the
rehabilitated areas.

A;770'provides'the £ype of basic legislation so
necessary to the adequate funetioning of the new Department
of Community Affairs in the all important area of meeting

our State's housing problems in an effective manner.
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Agother piece,of»legislétion which will serve as a
cornerstone in the functioning of the new Departmént‘is A-768,
offering State aid for‘municipalities:undertakingﬂurban
‘renewal. The bill provides for state grantsleéﬁalling one-
- half the municipalityfsVcost‘of‘undgrtaking”urban renewai
projects, with higher grants in certain situations.  The
basic 50 percent grant provision will allow our communities
to redevelop at twice the rate that they are now able to
'undertake renewal. The significance of this is obviqus ih
the face of the many urban problems confronting us in
,this, the most urbanized state in the country.

Further, the Citizens Conference on Housing and
Renewal is particularly pleased with those“provisions of
A-768 which relate to the development of public facilities
and non-profit moderate income housing in urban renewal
lareas. The public facilities provisions will encourage
our municipalities to develop schools, parks, open space,
andineighborhood centers, with up}ﬁs lOO/percent Qf’the |
local cost of renewal paid by the State.

The loan and grant provisions for»moderate_in¢qme
housing in urban renewal areas offer the opportunity er>
municipalities to have half of the local cost of urban
renewal paid for by a State grant, while the other half of
~the local share would be loaned by the State and repaid

out of rent proceeds from the apartments themselves. This
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type of direct benefit program offers another‘opportunity
to feasibly provide‘this much needed moderaﬁe income
houSing’in our decaying'urban centers - with no cost to
‘locai government .,

Assembly Bill 767, providing for reloéation assistance
to families and businessesbdisplaced by State and lodai
programs or projeéts, provides the means of equitablf re- ;
locating.those who are displaced by government action.

This is a»much needed program and one which should receive
»cohsiderable attention in the interests of those few who are !
asked to'sécrifice their homes and businesses for the good

of the whole ¢ommunity. Every effort should be made to
insure that the displacement of these persons creates a
minimum of hardship on them and those with whom they are
concerned.

A-757, the "Hotel and Multiple DWelling,Health and
Safety Act of 1967" provides the neceésary updating of
various elements of statutory law to make them consistent
‘With'up-tb-date standards and effectively relating the
regulation of hotels and multiple dwellings to the new
Department of Community Affairs. Our:organization éndorses
the passage of this bill and see in it the opportunity fOf
enforcing realistic controls in this increasingly iﬁportant

part of our overall economy.
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Therremaining biil which we would like to comment
on is A-804, which concérns demonstration programs to be
administered through the new department. bemonsﬁrétion
programs provide the means for testing new techniques -
and approaches to the housing'problems of our state and can
serve as an important laboratory for the creation of new and
imaginative programs. ‘It is important that funds be
channeled into this all-important research and development
program because of the great potential for success‘which
it éffords and, é@nversely, the great danger ofvshort—
sightedness if thisvis neglecﬁed,‘

I would like to £hank yoﬁ for allbWiné me to speak
beforé yoﬁ and on béhalf of the CitizehS'Coﬁfefencé on
Housing and Renewal. I encourage the paséége of these
imaginatiVe and necessary iégisiative propdsa157
otherwisé, yoﬁrwill have created therbepartmeﬁt of Comﬁunity
Affaifs Without giving it the meénsvtd céer.@u£ theijﬁﬁ
you intended in the fifsﬁkplace.A

‘Thankbyou very much,

ASSEMBLYMAN WOODSON: Mr. Chairman, I wouid like to
addbto the récofd that Mr. Bonteméo is a forﬁef}COmmissianet
of the Deparﬁment of Conservaﬁioﬁ aﬁdg in addition £o that,
I believe hé is one of the pioneérs in the field of fhe
kind of iégislation that we are talkiﬁg about toaay. ZHé
has long since had argreat interés£ iﬁ this.kind of
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legislation.

SENATOR O'CONNOR: I think Mr. Bontempo's
reputation'precéded him and I am sure every one of us is
aware of it, that's why you can put it in the record.

MR, BONTEMPO:: You are very kind. Thank you very
much. |

SENATOR O'CONNOR: Mr. Malcolm Talbott, Vice.

President, Rutgers University.

M ALCOLM ‘T A L BOT T: Senator O'Connor and
gehtlemen: I am here under several hats. First of all,
because I am a concerfied citizen\of the City of Newark.
My name is Malcolﬁ Talbottband I live at 375 Mt. Prospect
Avenue in Newark.

Secondly, because I am the President of the New
Jersey Committée Against Discrimination in Housing,
which represents some 102 sociai action and éivil righté.'
brganizatioﬁs.‘ They are concerned also about housing andv
about other things which may affect this kind of an
operation.

And, Thirdly, because as an educator I consider
this particular group of bills which is before your
Committe now to be an extraordinary beginning for the
operation of this Department of Community Affaifs.

We have, I think, some great problems, like
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domestic peace, race, housing, education; health.and .
jobs.. Those are,onlyrsome;of“them;ibptgtheselbills, in.
my opinion, relate to every one dfﬁthemﬂand,Will.ﬁelp as
a kind of additional steP.tOward the;solution<of?the~
Tproblems that lie there; for- example, in*jobs;‘thé’¢;¢;a
additional employment which will be available in relation
to the construction which this will stimulate in housing;
better health; the education which becomes possible on a
higher level for many of Ouf minority group people becaﬁse
we will be able‘to have within cities, in my,opinion,.thése
who can now liveuin moderate.income housing under some
of the bills which are proposed here, plus the upgrading
that‘lies-iﬁ'the tenement housing. |

In the area of race itself, we find that public
housing is much more acceptable than those things which
are advertized every Sunday in the newspapers in the real
estate sections for all of the:people; And we would like
this participation by the state, therefore, in making -
housing more open, more available, and helping to solve
some of the problems of race and domestié peace which .
we might otherwise have: to face;*

I would like . to Speak’particularly‘with,reférence
to A-767 which deals with the relocation problems. - Unliké
the gentleman from the New Jersey COuncil of Churches; I

think this is a pretty good bill. I -realize that it doesn't
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" have within it all of thosé things which deal‘with

human renewal,’'in which I have great empathy with him,

but it does furnish very excellent.statewide standards for
relocation‘for ail‘persons, businesses and non-profit
'organizaﬁions that are an essential part of any state

plan for renewal.

I also would like to ¢ommehd those who have drafted
the legislation, particularly this particuiar bill or
action,-for establishing in this bill what I would hope
would prové to be only minimum uniform standards.  As we
govalong in the future we may fina needs for amendments
but I think this is an exceilent beginning and I do not
think the provisions should be changed until we have
experience with it.

Most municipalities, by the way, may :already
designate what are existing arms of their government
to provide for those programs for displaced pefsons and
their relocation as a result of the urban renewal and
the rehabilitation things which are presented, and I
‘ ﬁhink this, again, is a representation of eéonomy in
governmeﬁt that is possible under this particular act.

One of the most effective parts of A-767, as I
see it, is £hevprovision for flexibility. ~Many people
wOnder‘about What will be the‘rules and regulations under

which we operate, but I believe that leaving this as an
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dpen—ended kind of sifuatioh, wheﬁe we may rebise, repeal
and amend the'rules ah&?regulationéTihét are issued and
promuigétéd;‘givésiusﬂéﬁ oppértuhiﬁyJﬁndér paraéfapﬁ lb“
on page 6 for adfustmeﬁt'whiéhwéarelyvthéﬂopéfé%ioh of"these
acts:wili require étbsomé timé“in:the fhtﬁfe.::énd:i£ 
those rules and regulaﬁions lie thé.opportunity'féf‘adjust—
) meﬁt invfhé felbéétion proééssés whiéh may bé ihdicatéd és
néeded. |

vaw; yoqvheard éisb some'talk'ébdﬁt alfeady‘héving
within our g§vernmeﬁt other agencies where the times which
are set for dissenﬁing'from actions which are taken éfé
very aifficuIt.for.the'pedple to obérafé‘witﬁin.‘ I like
the limits which are set within which action}muS£ be taken
and I think; égéih; this is a édﬁméhdabieikind'bf thing;
for éxampie, the time set within tﬁe\aét forjthé‘éppliéation
for avhearing after acﬁion 6fL15'day57‘ané the notice of
hearings; 3\7 day writtén ﬁbéicé;:and in éddition to that
the time Qithin-Whiéh‘héériﬁg'ﬁust:be héld; another 15‘
dayé;‘ﬁakéé'éureithat‘We w{ll ﬁaVéhavsbéédy kind of redréss
of grievances. Also, we have £he‘céf£éin£yv£ﬁa£ thefé
(wili bebdfdérs.iésuéd ahd thébétags Wili not be unduly
given. This has been a problem in many insﬁahééé/ih’the
past and,I‘ém hap§y £o éée thié Hefé'éﬁd IYWOuld not like
to have anyone's testimdny‘infiﬁénéé‘yéu:ﬁa éﬁahge it.

I would like just to say in ending that I believe
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that the whole package of bills which have given a kind of
-milieu.nOWftdléur Department of Community Affairs and its
- Commiééidner and his staff andiwithin which they can
»dpétate is part of my earnest hopevthaﬁ they are merely
a beginﬁing. It is my earnest hope that‘the étate expefience
‘,With theéé legislative actioné, allyof_which I hope will be
adépted byvybu; will lead New Jersey to what I would call a
furthe;‘role of leadérShip. Some of}theée, after all, we
are.borrowingvffom'a neighbor, aren't we? And what I am
hoping this_rble of leadefship Will do will be to take wus
into a solu£ion of problems‘in coﬁmunity affairs on very
broad ffonts,‘

We afe the,natioh’ﬁ mést bopulous state, with.
moretperéons per Squaré_mile,thén China, India ér the
,vNetherlands. Thié is‘avfécinating thing and it‘means,
therefo?e, that we are recogniZingvby the beginning of this
‘légiéléticn in the Departméht df COmmunity‘Affairs, that
we ha&e_to Be‘in the vanguard in solution of problems
Hresulting from urbaniZation:

Thank you,vgentlemeﬁ, for letﬁing me speak to you
this afternoon. |

SENATOR O'CONNOR: Thank you very much.

Are there aﬁy questions?

Mr. OliVef Ldfton,;Directér, Newark Legal Services

Project, please.
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S OLIV-ER . LO F‘T b N: Mr. Chairman; Dr..Wbodsonfl
distinguished members of the,Legislative.dommittee{' My
_name is Oliver Lofton. I.am antAttorney’admittedvton
practice in the State of New Jersey. I reside in the

. City of Newark. Atvpfesent;‘Ivam the~Administrative',r,
fDirector'of the Newérk Legal Services Proje@t which is ‘a
- project dperating under the auspices of the Cffice;of
Economic Opportunity witﬂ,the stated.purpose of rendering
legal assistance‘to'individuals in the City of Newark who
~would be Classified‘as‘at‘the poverty level. -

First of all, I would like to endorse everything
said by my predeceséor,»Mr. Malcolm Talbott with respect
to the other bills in the package’thét you géhtlemen
have before you for'considefation, but I would like to .
place particular emphasis in my remarks on Assembly Bill
nNo. 767 dealing with:relocatidn5¢‘?

~ In my view, this legislation is of substantial-
importance to vast numbers of urban dwellers who,;. though
thevbenéficiaries of redevelopment:inrour cities, are
also.in”a very real sense its victims..

- As the~Administrator of ‘the Newark Legal Services
Project which; as I have indicated,.was*brought.into L
beingkto proVide legal representation to the poor of Newark,
I have seen first-hand the .upheaval whiéhﬂoccurs when these

renters, the disadvantaged, the poor, are forced to move
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because of a public taking; Finding any new housing is a
burdensome Fask.  Finding decent, safe and sanitary houSing
at a price which they can.afford is doubly difficult. .
Moving a houSehold often creates an unsupportable financial
drain on their already limited resources. Slum dwellers, in-
barticular, bear the brunt of an otherwise desirable process
ofiéxpénsion and renewal. Because their financial resources
‘are at best marginal, they find-themselves required to move
fodm substandard housing slated for demolition to other
substandard housing which will be the target for demélitibn

shortly thereafter. And each such move creates again the

~ hardships which I have here described.

‘With the passage and implementation of the proposed
legislation, the prodess‘of making»wéy for the new city
will a£ least be a bearable process to these city dwellers.
Some money will be available to them to facilitate the
uncomfortable task of transplanting'so that transplanting
will not lead to financial disaster.

’ Equallyvimportanﬁ, reiocétion will become an
vupgrading rather than a demoralizing process because the
housing to Which.the dislocated will be movedrwill be
adequate and safe housing.

| Invmy'0pinion,‘the creation of fair and protective
ﬁelocation plans in conneétion with pubiic £akings will

go a-long way toward curing the terrible sense of helpless
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frustration which the poor, in parficular;.exPerience
every time they confront the process of a forced move,
no matter how desirable the public’ purpose for ‘which
that move is required.:

It cannot fail to be noted, however, ‘that the
proposed legislation is not a panacea and, -indéed, its
salient purposes probably cannot be fully implemented until
vattenﬁion isféiveh by the Legislaﬁﬁfe to measures wﬁich
will holdﬁrental cdsts within £he rentiﬁg pewef of the
urbae’pepulation, aisubstentiai portioe‘of Which is.

:mede up of persoﬁs in ££e ecdnemic stetus of.poverﬁy er
\neervﬁeverty. Deeent, safe,‘sahitary housingtpresuppeees
vigereﬁs coﬁrt code eﬁforcement. If eede’eﬁfefcemeht:
means that landlords will diverﬁnthe cost‘ef ﬁaintenance
and repairs to the tenehte in ehe form‘of feﬁt increases;
the decent, safe aﬁd sanitary housing required by Aesembly
Bili 767, thch islhow‘befefeJyou, may Welibe out of the
fineecial reach of £h55e whqm the billlis‘desiénedZLe
pr@ﬁect, - o |

I‘wouldy tﬁeref@re, fespeetfully commend.ﬁo tﬁie
Committee ﬁ@t oﬁly this pieee of iegisla£ion befote i£
but also to give considerationvto additiqnal leéisietien
which will impose‘rent contfols £o«insufe tha£ safe,
decentband eaﬁitary hoﬁsinéAis keptiwiﬁhiﬁ the finaneiel
meaﬁs of ; substanfial portiopyef £he_ter§et éoﬁﬁlaﬁioﬁ
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tovwhidh today's billsvbefore:you gentlemen is addressed?
: Thank you.
jSﬁNATOR_o'CONNoRz kThahk yoﬁ;-Mr; Lofton.
Ar§ there>any queétions,jgentlemen§
Thank‘ydu forbappearing. |

‘Mr. Philiip Comora, please.

PHI L L IP COM b R A: Mr. chairman and gentlemen
of the Committée, I come beforé you with 22 years experience
in the real esﬁate7field in ail phésés. I aﬁ not going to
speakoﬁ}tﬁat., 1 ﬁade up my mind this morning that if my
" name héd“béen Called'éfter Arthur Padula's I would have
?asséd. He said enough and he éovered enough in the field
of real estate and he covered it quite well.

‘I would jﬁst like to speak on supervision,
‘particﬁlafly A-757. |

| I have sefved 12 yéars with the Board'of. Tenement'

VHngggngeﬁﬁision; Bureau’of Tenement Houéé:Supervision,
;andvpreSently serve on it. I wouid like to invite Mr.
Ferguson and Mr. Scott to'pbserve.how we conduét or what
goes bh’withithe'teneﬁent,house proposals that come
befbre ust'

‘Theré.is only one thing I would like to say in
fégard.toiﬁuilding or builders, orﬁﬁhatitype building
beingvbuilt today. In the 12 years I have spent on the

Board, 9 out 10 of the high_rise apartments being built
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have been in the high-level or luxury rentals.

- Where we get the most trouble from is in the
‘conversion ijs; the two-family;¢one-family,'that‘want'to
“convert into four families, orjtheithreeafamily that wants
five families, and they are fraﬁé houses and this_is the
area that becomes your slums, and this is the area where
“the low=-priced housing wouldlbe.

"Our Board consists of five members. We meet once
.a month or more'if we are called on.  When our Board has
- any proposition before it that we can't handle, we throw
it in the laps of the A.G., the Attorney General. I
wouldn'tvcall'hiﬁ a czar. He has the last word on anything
we might do. This so-called czér; as I heard him called
here today, wants to do nothing else but be a humanitarian.

‘We have 22 inspectors on our Bocard. Only 16
cover the State. ;Three of them,'jiof'the remaining 6,
.cover‘new construction, *Thelother 3 are on violations
and requests ‘for inspections,

Of the 563 and some odd municipalities in this State,
there are only approximately 100 municipalities that have
signed up with the Housing Department in Conservation
and Economics, that follow a state-code,-apprpximaﬁely 100
of the 563.

-+ Of the*563;~fhere are manylmunicipalities that: do

~ not have building inspectors. Now there's no supervision
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there at‘all. 'And these remaining municipalities that

‘do have building inspectors,bmany of them go on a éne-Year
‘basis or a two-year basis, depending upon when their .
elections’aré héld and‘who is elected and whom they appoint,
and many- of these building inspectors do not quite £ill the
bill. |

So that this man will not be a cZar, he just wants
supervision over ail these units that are built and
oéerate and should be livéble in this state.

In our Department we also have the hotel department,
nét covered by the tenement hduse»up until this time. And
for all thé hotels in this state there is only one
inépector designated for the state to cover all these
hotels. |

I am sure that the Commissioner would follow a
set of~building guidelines. He certainly has one now and
I'm sufe that he would do the proper thing in setting up
a set of guidelines in constructién aﬁd‘supervision for
: the-buildings,lﬁenement houses. And I might add that in
all these garden apartments in this state the? do not have
any state supervision. They'coﬁe under the supefvision of
'a local building inspector who may nét be qualified.

So these are the things that the Commissioner is
“trying to rectify by bringing them all under supervision

for the protection of the citizens of the State of New Jersey.
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SENATOR ‘VO"‘CONNORV:' "sThank'you very inu'c;hf, Mr. (_;:o“mbra.,"
Are therevany.questiqns?"‘ o | |
‘ ASSEMBLYMAN GRECCO-: In-these commnnities.Witheut
’?bulldlng 1nspectorsyfwhat s the mode of oberatron‘thereo,
VHow»are the new bnlldlngsaccepted?t
MR;‘COMORA:V well when a bullder does mant‘to
v.bUlld - generally they are in ; small munlclpalaty and
they don't follow any partlcular code and they don t know
' that there 1s/a Tenement House Board. Many of the:tlmes
We.havebeen overiooked by’somedmunicipaiities that do have‘
building inspeeters. They‘areinet‘aware.of the Tenementv
Honse codes orfstatutes. . :
| Our codes were‘lnltlated in the year 19047and it's"
'only in 1910 1923, 1953 and the last one was a few years
ago that there have been any amendments made to the“
Tenement'Honse Code. We have‘tried’to upgrade them as
much as we eouldr |
bl fhese small munleléalltles do not go in fer any
multiple dwelllngs. It would be up to them or thelr
local authorltles as to how they treat thelr s1ngle home
| valldlng. | h ” |
a ASSEMBLYMAN GRECCO: | "_rnank you.
SENATOR O'CONNOR: _A’ri'y #fu_rtner questions?
»Thank yen yery‘mneh; Mryféomora,y |
_Mr.'Walter'Braseli;:EkecutivejDirector,’New-Jersey
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State Hotel and Motel Association.

WALT E‘R ' BRAZETL L§ Mr;’Chairmaﬁ, members of
~the Committeé: My name ‘is Walﬁer T. Brazell. I reside
at 28 Mbrningéide Road;'Verona; Newidérsey, and am employed
as the Executive Vice Presideﬁt of the Newaerséy State
Hétel—Motel Assoéiatioﬁ, a ﬁrade associatibn representing
bthe leadihg‘hoﬁéls, mbtels’and resort properties in the
State. | |
An Association Committee has studied the legislation
proposed 'in A—757 and has:reached certainvcanclﬁsions.
| Generally,,we regard the measure with'some favor
‘but with specific :eservations.
. As'we see it, if properly amended, the Act could
be a forward step»ih{the improvement of health and safety
fqr occqpants ofvhotelé and motels, both guests and wggkers
alike. It cduld also represent an improvement in the
conStruction and maihtehande of those buildian.deéignedx
to provide aVernight lodging.
If it is the intent of this Act to unify the present
léws éoveréd by the Tenement House Act, the Hotel Fire
'Safety Law, State and Local Buiiding Codes, énd I would
like to add, the.WOrker Hea;th and Safety Act of 1965 -
if this_unificationvdoés take place, with sound'logical and
reasonable regulations, we believe that_fhe health, safety

and welfare of the public would be assured.
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To implement any sﬁéh‘ihﬁehtmof,fhe Act, We“"f n
recommend that‘émendménts to>A-757 be considéred, and
these'mightﬁbe:

UndérlArtiélé II;.éeC£ioﬁ:5 (af tﬂat'the Hotel and
Muitiple Dwelling Heélth éhd‘safety Board bé‘éxpandéd from
the Pfopdséd 1egisla£ive“ihtent in this act from five
members to ten‘énd that the expertise of the industries
vnvtﬁ;ﬁ afé tobbé‘covéred;undéf this,'thé Hdtel’ahd'Multiple
ﬁwélling; bé'fépresehted'Onkfhat bbérd;

We woﬁld like to recommend that of the additibﬁél
5 members béiné added to the‘origihaIIS ﬁhét 3’be taken
from the'membérship of this Association. /

' Afticle}iII[ Section 11 (a) That SﬁCh'applications
'fdf "éxéé?tidn" frdm the litefal réquiremeﬁts-df‘ﬁhe
fégulatibﬁé éursuant ﬁo Sections 7:ahd'8-bf'£his ACt.be
sﬁgﬁitééa to the'sugéeéted id ﬁéh.Boérdvfor féview and
ainéé to thé:C6mmiésioher{

Article IV, Section 15 (a) and (b) That the
‘feeshdescriﬁed for'thé submission of plans and speéifiéations
for the Commissicner’s appfovai are considered excessive.

A motel of 100 rooms WhénvéonéfruétedZWiil usually run in
excess of $1 million. Under this Act:the coéf dfvéubmitting
the plansvwould be about $1,000. Not only does this
constitutéISdme'dﬁplicationswith local bdiiding departments

and their“reléted fees but plans, we find, submitted to the
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federal government_usually carry no fee at ail. We
recommend that the fee of $1.00 pef $l;OOO‘of
construction costs be reduced to 25 cents per thousand.

We further recommend}that current stéfutes under
the State Dépar&ment 6f Health be examined to determine
whefel if any, conflict or overlapping of jurisdiction
occurs concerning. hotel or motei buildings. We; however,
do agree that lqca; boards of health should continue their
controls where food hahdling‘and service of alcoholic
beverages are concerned.

It is further recomménded to‘the Committee that
the Department of Labér and Industry's‘Worker Health
and Safety Act of 1965 be amended to remove juriédiction
of that Act over hotei workers and hotel buildings. The
séfety and health of occupants and those of hotel workers
can be controlled equaily well by ﬁhis Act, A-757. We
find ﬁany conflicts between the Worker Health and Safety
Act, for example; and the Hotel Fire Safety Law. One
proposed to control health and séfety over the worker, the
‘other over the occupant, yet the same building applies
to‘both, the worker and the guest occupyrandvuse ali :
ééctions of the bﬁilding. |
| We find that theSevexcessive regulations and .
cdnflicting jurisdiction and inspections without end,should

be controlled and in some cases even abolished,
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To repeat, we favor the Act if thevinﬁent is to
unify and to improve the health andjsafety of the publig,
both the building occupants and the workers. However,
if the amendments as we,see\thgmrand ;ecpmmend.are not
considered, I am afraid that we would have to take the
position of being opposed.

Thank you very much. .

SENATOR O'CONNOR: Thank you very much, sir. .

Are there ény questions that the Committee would
like to ask? (No questions)

Thank you.

‘Mr. Dana Whitman, Town Manager, Newton,;New,

Jersey. .
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DANA WHITMAN, JR.: Mr. Chairman and

members of the Committee: My name is Dana Whitman, Jr.,

"I am Town Manager of the Town of Newton, Sussex County,

and I am here today to appear,before'the>Committee as a
reéresentative bfvthevToWn Council of the Town»of Newton and
the peopie of NeWtOn°

I have a statement which T would like to present, to
be made a part of the record df this hearing and‘also some
additional information that I will leave for the members of
the Committee if they wish to go over it.

Newton is a small, selfncontainea, 0ld community. Except
for size and the magnitude of the problems, we have the same
problems aé the large;.central core citiéso We have blighted
areas, sub-standard structures, narrow streets, traffic
problems énd limited financial sdgréeS‘With which to meet our
pfoblems°

'In Newton, we are pafﬁicﬁlarly interested in the pending
legislation involving state aSsisfance‘for urban renewal, re;
location assistance, and to a lesser degrée in the other pro-
posedvbills that are included in this package.

That is all I would like to presen£& I will be happy
to answer any questions if the Comﬁittee has any énd I would
like to leave this statement with you.

ASSEMBLYMAN‘WOODSON: We would appreciate your leaving
your statemgnfs, Are there any questions? [No questions]
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- Thank yoﬁvveryjmuch,‘éir; I will CalliMra William
,.Brach;ﬂrepresenting.the City of East'Oranéye°

oW T L LnI A M B R A C H: =Gentleman, Iijoin'with
the others in expressing appreciation for the holding”of this
 hearing and for ﬁy having an opportunity ﬁo address you. I
am here-on behalf of the Mayor and thé'City Council ‘of  the
City'of East‘Orangé, .I*miéht say‘at the dutset that the
bills I see were intréduced on the 13th of March and in the
‘brief period we have not héd an opportunity’in'advanée of
 their . being made évailable'toﬂthe public to study them.
Of courée; A%77O in basic form has been roCking aréuﬁd“the
. State of New Jérsey fof some years -as aaproﬁosal for con-
sideration but sbme of the other legislation is'faifly new,

«Our‘city-has basicallyfsupported~the_type df~legislation
that you gentlemen have Bgfore youg‘fWevhave,suPPOfted‘and
~~endorséd~pﬁblicly‘legislation=of thé typé of A=770. Wéyare
“in favor of middle income housing and in favor of -this
vehicle, -'Middle .income. housing is one of the most helpful
methods of producing moderaté income héusing in reasonably
substantial quantity to M¢et the needs of,the-mUnicipalities’
of the State.

Mucﬁ of what I am - going to say.would in a sense -open
some questions with respect to this legislation, I do that
not because we have -any differences With the‘concepts'of'the
- basic proposals that .are before you." Wé support fhe.aéSistance

for urban renewal. We supp5r£ the seéed capitél proposal; the
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demonstration proposal. We look hopefully even to the use.
of that as part of some communities such as ours,in‘advancing
their plans for a model neighborhood,designation under the
Federal pfoﬁ:am_which isn't incorporated in thé?ﬁill@

“,There:is‘reflected>in,this legislation ﬁanyvintereéting,
innovative, useful, instrucﬁive approaches, and we support
them in theory, we'supbort them for the most part as they
appear in this legislation.

| I would like first.to address some remarks to A-770,
I note that the comment was made by some of the opposition
bthat Section 221 (d) 3 program under the national'Housing Act
should suffice and therefore a state program is not necessary.
I think in this connection I can speak not only as a municipal
~_attorhey butias a practiéing-housér.representing private
interesﬁs as well, having persqnal and direct experience with
the 221 [d4) 3 program. And I can say catégorically and un-
gquivocally that in my judgment aé;a practicing houser the
221 [4] 3 program, while certainly productive of some housing
in this State, falls far short of Supplying the necessary and
needed mechanism for moderate inéome=housing statewidém
First, it is subject to the usual federal restrictions. For
example, in our own‘éity a redéveléper applyingfﬁof the
FHA, for 221 [d] 3, preliminary apprOval receivéd his‘dbcuménts
'back only because thelentire workable program of the city was

delayed through the mechanics of HUD and not through any delay
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for which the city;was respohsibleov This meaht:that this
private'deVeloper had todwait uhtil:there Was clearahce‘from
Washlugton on matters unrelated‘to hls appllcatlong‘ At’the
present time,>for“severalgﬁohths, developers 1n the Clty of
Newark ihterested ih ézl“[dj“3wlegislation have submitted
vappllcatlons fordprocess1ng toﬂthe FHA only to‘have'them
'returned lntact w1th the FHA's adVLCe that they.are powerless
to proceed w1thmthe proce331ngibecause the workable program
ls'still being.reviewed and_uhtil the’certificatiohlcoﬁes
through Philadelphiahto Washingtonq up the_chaih ofdcommand,
’there.is nothing that cahdhe done-‘there is a state of paraly31s
in the.22l [d] 3 program 1n.thevC1ty of Newark at the present
_time by reason of the‘onerous_and hurdensome procedures
utillzed\by the national adﬁlhistratioh; -

This is not‘a’reflection on the local FHA. It is
Perhapsnot”a‘reflection:oh_ahyvsingle‘otfice‘of_HUDhut‘it
is'a(reflectiou oh the facththatbis revealed lh)a national
admihlstration and thevihtricacies:ofxtheir procedurehthat
therevare inevitable sustaihed delays,that reflect our
ability to meet the needs of thevcity entirely§>
o I can express to you froﬁ personalvexperlence the long
delaysvln process1ng through FHA by reason of the fact it lsgt
three levelsa You start w1th the Newark Offlce or in South
Jersey iu the‘Camden Officee_ ThlS then proceeds through the

regional office and then, 1f 1t is large prOJecti ;t_proceeds
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‘to. the national officew To get a?sinéle decision, each
‘office hasvtobpass on it and thehiit rests in'a pile on
someone's deék ﬁntil it moves:to the next step, and thenu
back down the chaih of cOmﬁand unﬁil the developer applicant:
gets Word-as'to a particulaf aspecflof his pfojectg |

Now, When you‘édd these proﬁlems up and they occur
half é«dozen‘times ofimaybe a doZénttimes in the.course’of
a single project, énd to end‘you gét a long delay between
conception and birtﬂ;' And this is why we £ind in FHA
vpfojécts everybody is sayihg‘théy?donﬁt undé?stand quiﬁe
where_the delay came in; it wasn't this person's fault or
that persbn's fault; bu£>nevertheléss the\cumulative effect
to‘tﬂe public and to the citiés is that housing is very slowly
getting-built°

Now, if we do have a state p?ogram, we would have an
opportunity to have a streamlined administration and to
produce this housing -in a much shorter time because it is
déne‘within the géographic provinces of the State of New
Jersey.

There isbalso, of course, under any national program
'thevlimitétion of funds.. Only so ﬁuch money can be’allocated
to the State of New Jerséy and; as:the urban renewal programs
vprogresé ééross‘the counﬁry and proiifefatep the demand on
these funds becomes'greater and New Jersey can only expect

a limited share. So the State program has an importan£
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function in makingvavailabie a'nemdsonroe‘and a difrerent
SOnrce to:make Eﬁfedthefé are/adeguatedfundsifor all
interested; | | |

:Thifdi§” there aré’éeéﬁiiéi specific‘problems’inu
;New Jersey and one”of them“isuthe family‘incomeﬁlimitﬁ
'problem whlch makes the produ01ng of these»progects on a
’soundveconomlc basrs extremely dlfflcnlt Someone earller
'referred'to;the oonstrnotion:of "hightrise;“: The eoonomics
of‘"high rise“ are. such that in the Clty of Newark today,
221 (d) 3 Wlth a hlgh rlse prOJect cannot be bullt
accordlng to the local FHA '

:‘Hopefully, a‘state administration'oonscrons of where
thehfederat legislation falls short can so design its”
vprogram\to'make-amailablevmortgage fundsifor highbrise con-
strnCtionrin;the major oitdes or elsewhere.where there are
urban'renewal’projeots nnderwayg/where'the federal ageney
s fonndeor'onutheir‘own interpretationvthat they oannotvmake
the program fit. | ThlS is a very dlfflcult Sensitive, intricate
program to fit together and I am hopeful and optlmlstlc that
.lf you do approve A-770 it w1ll give us a start on the state
level\on aﬁvery praotical‘hasis to try to fit together what,
under many’oircumstances‘federallg, has‘not been ddﬁé;' |

I wonld llke to also.comment on the proposed 11m1tatlon
of A~770 prOJects to nrban renewalbarease I belleve that the
blil as wrltten 1s superlor to‘the proposal of llmltlng these
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projects to urban renewal areasaano so limit them would
pérhaps encouragernew ghettos'thét provide stratifiéatidn~of
income to designatéd,areéélréﬁhérithan recognizing today that
6ur municipalities mqst'develop ail kinds of housing that is
available in different parts éf‘the city. We can't sayﬂthat
thiskis the part of the city for ﬁhe people that earn $4,000
£§.;é,000 and we are going to putithe’$8,000 and above there
somewhere else. This is the type}of'community development
which‘I“think, from'just a basic dense‘of the}democratic

, growth of our municipalities, we wbuld be opposed to.

I do feel and have to urge that three other bills
presently in the‘State, Cbunty andiMunicipal Governmeht
Committee of the Senaté - S-364, Sf365 énd S-366 - bé
considered concurrently. I think fhét they‘complement'and
wbrk as part of A-770. ‘These bills-would do more in one
single step to encourage private capital to invest in
moderate income hoﬁsing than any single piece of iegislative
bact thét I can conéeivg of, and I speak as an attorney and
as soﬁeone soméwhat fémiliar'with réal estate investmeﬁt
~and takation,

These bills db a very simple thing. They»would
enableAthe developers ahd sponsors?who would ;ike‘to uﬁilize
'A=770 to do this as an unincorpofated form. This means that
those investors could obtain under federal income tax law
the benefits of depreciation which is allowed under IRS

regulations. Presently we are strapped. We require and
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limit these de&élopers to a corporate form under limited
d1v1dend housing coréoratrenﬂand under.the urban renewal
corporation iaw.andiwhattwe are inveffect doingdis blocklng
‘ourselves and-shutting off a snpﬁiy of capltal that could be
very easily encouraged and directed into mlddle ;neome housing.
ASSEMBLYMAN WOQDSON: ‘I don't_want”te interrupt»you
but.WOUld youhbelahie‘tosumddp Within»afen’minutes? |
| MRe“BhACH: Yes.’ I weuid‘like.to turn attention to
two areasvof spec1flc concern to the munrelpalltres of’the
,Statevand to eur own; While we do belleve that the Tenement
House Law as 1t.presently stands is in d1re need of a full over-
haul, the bill that is submltted - I‘thlnk 1t rs A-757 - would
-vin its ?resent ‘form, unless»modlfled, 1n_Qur judgmentvundermlne
onr loeal housing_codes and property maintenanee eoaé.d'rhe
_hill prevides‘that‘any loeal ordinanee that‘is inconsistent
With the‘éo@missioner“s‘reggiations weuld be Qeid 'or;lin‘valid°
This‘means, under the'mest’recent interbretation, in.the case
ef Verena~VS.vShalitt,“that any locai ordinance that seeKS'to
be more restrictive,:to have‘a higher standard,'would beiedn—
sidered as'inconsistent and, therefore, veid;v Now, it‘ﬁight
mean , for-example, Hif. the QommiSsioner,:loning at housing
from a statewide prospective,.felt‘thattavcertarn‘common
denominator standard_wasappropriate(dthat our ceﬁmunity,
feellng we nouid ilke to have a hlgher standard would’have
iour hands tleda I-don’t‘thlnk this 1s the 1ntentlon of the

department. I did have an opportunlty to speak to the:
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CoﬁmissiOner briefly thisvmorniné;ahd we would like £he
opporﬁunity to review this to Séeiif.a proper relatiOnsﬁip
could be worked out between thepmﬁhicipaiities and theif;
local ordinances and the depértmeﬁt,-and we look forward to
doing thaﬁ. |

We dé have a secohd dbjectidn and then, gentlemen, I
Will”finish.my remarks, in the reiocation legislation. I am
fully‘éympathetic andvrecognize tﬁe éroblem of relocation
vés it affects people-whq find themselves unhappily and by
cifcumsﬁance in the path of publié works, Wé do feel that
when we get the code enforcement to compel a muniqipality
tobpéy.up to three’thousand'dollafs for a businesé that houses
itselé in a:cbﬁpletely inadequate StrUcture at the price of
having employees workihg iné buiiding unfit for human use,
'and to close it down under public hgalth and public safety
standards, and then to have that oécupant turn around and say,
.JFine,Jwe'll do it but pay us two £housand eight hundred and
niﬁetwaive dollars, ou? cost for movingg" places on local
taxpaYers a burden that’doesn't belong tdrthema it“s noﬁ
theirs; YWe say that if legislation is to impose aICOSt
burden on the taxpayers;and,municipalities, perhaps this is‘
an area Whére we should receive some grants-in-aid to cover the
:cost, and I don't think the authors of this legislation intend
to increase the burden of the“mﬁniqipalities of the.States
As a matter of fact, the relocatipn provision in code
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enforcement-iSato‘discourage»us from going- in-and closing
»a,building‘up because we know it costs~us,two hundred |
dollars a family and three thousand dollérs aqbusinéss if
- they can prove: the cOstjof1relocating;"Itfwouldﬂbe beﬁter»
for us fiscally, perhaps, to turn ouribackaonxthefprobiem
- and this is exactly what you are not trying to doyszojwe
suggest that in the area of code enforgementmfthefe*is:a”
distinction,jsogfar,as relocation'assistancewas'again$£,the
ordinarY;public w©rks,wh§re the person in the way has ﬁo
choice. He finds that this particular property'just bf
reasonuof its 1o¢atibnzthe;municipality Wants to acquire
or the county for a county road or the state. for a. state
highway,‘pBut‘in code enforcement this isﬁ’t'a municipai
choice or a county choice, this happens to be a buildiﬁg
fhat*is poorly maintained and»the.reldcaﬁion,cosfvshquid,not
be one whichﬁis burdensome1on,the other’taxpayeréfand'the
municipality. |

Other than this, there\ére-asnumber of odds and eﬁds
suggestions-that,we have. ' I would rather submit’themvpefhaps
in.writing or discuss them in some.furthergﬁearing or ‘perhaps
more directly:with those-whoware_doingﬂthe technical dfafting.
Our department_would:be'happy«to.coopera#e fullywith’éhei
s Committee‘andfthose~doingpthat;u;:1 | |

- I.have copies of. . a:more: detailed statementjnspecifically
on A-757, that has been prepared and I will leave'someihere
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and I do have copies of a statement which deals with A-770.

- I'm sorry I took a little bit more than my allotted

_ time.= Thank you very much.

ASSEMBLYMAN WOODSON: . If there are additiOnalAsugges-
tions or any possible amendments drfadjustments regarding

the legislation, will you kindly forward them to the Chairman

>of‘the County and Municipal,Govérﬂment Committee, with a

copy going to the Department of Community Affairs.

>

MR, BRACH: Fine. I'll be ‘]glad_to do that.

ASSEMBLYMAN'WOODSON: Thank you very much.

Mr. Howard H. Kestin, Directpr, Legal Services,
Department of Community Affairs.
| HOWARD H. KESTIN: Gentlemen and
members of the Committee, my name is Howard Kestin and I
am avrésident Qf Péssaic, New‘Jersey, and I am Director. of
Legal Services of the Office of Economic{Opportunity in

the Department of Community Affairs. I think, therefore,

it would be rather superfluousAfor3me to say that I think
 this'whole package of legislation also represents a very

-~ necessary giant step forward.

I have requested the opportunity to make several
{ .
comments, however, on Assembly Bill 763 specifically, which

would provide for the interchange of employees between various

~levels of government because I regard this bill as a mbst

- important measure with an obvious purpose, the significance
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ofh@hich;‘hewevef, mag‘hetiheheppafeht.ehfite feee:
_Ibbeliete'thet:Qaet»henefiteaheﬁia aecfﬁeSte thelb
State of New Jersey‘ahdvite polltlcal suhd1vis1ons through
theimaehtnery thch‘thls proposel wouid‘estahiieh'>'The extent
'of‘such beneflts is:potentlallyteo”gfeet that none.of us
.Uérobabiy-can apbrec1ate them fully at thlsvtlme -
S As the operatlons of éovernment have become 1ncreas1ngly
cemplek 1nirecent years, eo heS‘lts act1v1ty becomellnereas—
iihglyyepecieliéedo Ae!weﬁheeomebcentihualiy m¢£évs¢§hi§ti—
)catediwith'teepectjto the‘ﬁanhet\ihiwhich.gevernﬁentel.
ebefetiohs.maf,he‘eohaﬁeted mofeheffieiehtiy}ehd.ashwe‘eXpand
upon oﬁr reaiization thet‘eertaih soeietai éoeiS'eehnothhe
'echievediwitheptuthe‘betticipatioh ot geternmeﬁt;;neWITK
disciplinee e;oive withihveur governﬁental'strhetutee‘which‘e
resultvih the deteloémeht et ebecielistemin‘epeeific‘tields
ot governmehtalﬁendeavof; Ah&; whereﬁnew dieciéiihee efe
hot Qholly efeated there\ete:efteh.deveieped‘hew eppfeeehes
within existing disciplines; . | o |
For exempie; coﬁﬁuhity eetion‘programs organizedﬂﬁnder
the wer againet’peVerty hate deveioﬁea ahdhcontihue to evblte
heQ apéreechee to dealihé.With hesie gtohpﬁrpbieme efla
segment;et eﬁf\eoeietyv. ‘The:foundatien ef sﬁccess’in‘the
eomﬁhhitfraetioh.effoft‘has heeh éﬁeahihgfﬁiﬂinnevetion,”
fet.uhtii“the‘eréahizatioh‘ef thie.effert}‘the prehlems’ef
thehﬁoerjhad‘heterkheen de’a]j_tx}‘;v»:i‘.th’e;{elusively° 0old epproaehes
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: in'established fields such as social work, eounseiling”
rehebilitation;vmanpowef treining; etc;”'hate been

relevant primarily insOfer as they have\setvedjas e point -

' efvbegihning. In ofdef to begin to seive’the peculiar
preblems of the poor effectivelyp‘it'has been.necessary to
formulate new appreaches from these previously used te solve
similar problems in a more general way for a broader segment
of the eomﬁunity,. ConseQuently; there have develbped on
the‘federal and state ieveis bothjin and out“of New Jersey
.greups'of peepie who have become'oirare becoﬁing specielists
in,tﬁe problems‘of the pbor, They?have colieeted a'grest deai
of kﬁewiedge and expefienee thch’ﬁigﬁt be applied most
beneficially on other levels of éoyernmenttand in other areas.
It_woﬁld beva shameful waste indeed if these existing exéerm.,
iences and talents'eeuld net be drawn uﬁon in a most direct
snd meaningful fashion. The develepment of similér‘apéroaches
reneother:levels of gevernment ehd-in other areas‘shou1d not
begin anew, but shoula iﬁstead be abie to profit by’aehiev—
ments elsewhefe by the interchange of‘pe:SOnnel,

’Insmy own disciéline, the leQel profession, We are
-developihg neW ways of approachingilegal preblemsvas we seek
ito ﬁse the existing and treditionai structures of the legal
system‘to better the lot of the poet; We are, in short,
/p:oducing specialists in poverty lewg as is witnessed by the
"excellent comments of my\colleagueé Mré Loften,'several minutes
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ago. These are persons wheva#e eot only attuned most
meaningfully tpithe in@iyiéueleprebleme‘of.the bee; aed%
, Who, as etterneye, are eemmitpedlto eeekiﬁg.so%utiens ;n
the;traditional manner,'en eﬂeasefbyjcase‘baeie(ﬂbgtfthey.
- are alsovdeyelopinglbroader apprqaches”fer eeing.thevleéal
system to effect coﬁp;ehensive changeevto.eolve‘the beeic
Hcommonjérqup.problemsref the‘éqer_which.often‘éeneratej
their legal difficultiee; | |

>.>We‘in New Jerseyfhéve deveioped‘new ideas anq‘approaches
 by whieh-others;eleeﬁhere>eould beﬁefito _Similariy, ;here | .
have beeﬁ developmenﬁs elsewhere.in £he.ﬁnitedv8tates{vsuch
as in theifie;é»ef‘lega; righte and _preeessee With>respect to
migrant fafm laber;‘ﬁor example, from whichIWevceuld benefit
mosﬁ_significantly if_there‘existed e machinery fQF bringing
the responsible‘persens into oq;,operation for'a period of
time sufficiently long to‘eneble«them,te‘impart te ue‘éheir
experience andfhe}p us tevdevelop prope:ly o:vimﬁrove egr
_ functioning‘in,such“subject matter areas.

| Areaslin which sta;evandvfederalwgovernments fupe;iOn
cooperafi&ely or, at leaet, cencomitantly”eontinue»to increase
in numbef and:frequencyfi As the activitieexof the states and
the federal gove;nment-amtinue to interrelete; it_will.be
most helpful fe both levels of'goyernmenp iivpersonne; in
| each eould be thoroughly aware of apd faﬁiliar witﬁ £he
?roblemshfaeed by beﬁh’as a matter of érae;ical-experiegce
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:rather than hyéotheticai sﬁépositienbas has too_often'
been the case in the.pasta By way ef‘eoncrete example,;
itﬂwéulé be of.undoubted'valuejif:aniurban‘renewal authority
in New Jersey'or a:state_agency‘invelved in the field were
te bé‘able.te havevon'lecation as-part of its'staff a repre-
‘sentative of the federal honeing and urban renewal authorities
who would act as a regular empioyee of the/state or local
agency for a given period of time; His consultation, his
advicep his participation in the day—to-day workings of the
agency would all serve to impart Knowiedge, techniques, and
concepts of no mean inportancevwhich could iater be drawn
upon most meaningfully° At the same time the federal official
- would develep an understanding of ‘the problems)of the local
or state agency Which would eerve to improve their future
dealings between the féderal government and thevlocalior
state agency itselr.' In.a similar}vein, as the emphasis on
eommunity planning and development increases, it will
undoubtedly be‘mOSt valuable fb} local and regional planning
agencies to haVe on'loeation, as regular staff, specialists
'in certain problem areas provided‘by state government. To
answer this need, a corps‘of such epecialists would be
%develoned or expanded and conld better serve their own state
ageney beeause of a broader appreciation of local problems.,

| Additionally, we in New Jersey, naving reached certain
points in governmental and commnnitYdevelopment, often find
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‘thaf other states have preceded us’andﬁhaVe béén’Wbrking‘
and evolving concepté‘anditechniquéé’in'quenfaféasﬁfOr 
some period of time., Itiwould'bé'mdst helpful to ‘our State
and‘itSmmuniéipalitieszand countiéé'ifHWéICOularfﬁlly dfaw,
upon the'eﬁperiénceé'of“thése'otherLStateS‘by bringing to
ﬁew Jersey individuals with exténSivé’babkgréuna in such
areas of endeavor ‘which are new to ‘us.

Perhaps the most fascinating aépect‘0f3A"763‘is that
it would establish & program of intergoVernmehtal.félations
which could only produce benefits and which would not'impose
‘ additional,bUrdens upoﬁ*the\taxpayers.'jit brovidés'fdt é
tfading‘of‘expefiEnce, ideaé,ftechniqués,“which gan oniy
‘serve to bfomStefthe-efficient operation“of goVefhmeht'"x
thereby reéultiﬁg in"benefits to‘the téxpayéréQ It reflects,
I believe,“a7mature appreciation for the preSént—déy role of |
government and the existence"of'éommdn probiéms,&hiéh must be
deait»with'and solVea.‘ It récogﬁizés:thaf'we'in'New Jersey
‘can benefit>from‘others'and“thatiwé have much to offer them.
‘It rejects provincialism in favor of'govérnméﬁtal’éffieiCncy
éndieffectivenessjahd £hus is mdétTWOrthy"bf}eipefimehtﬁ

'Thaﬁk ypu'very'much;

ASSEMBLYMANVWOODSON; Thank you, Sll" 'Are ‘there any -
'Nquesﬁioﬁsrahydne wishes to ask? (No7qué§ti6n9)*‘vThank you

very much.
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‘Mrl_Romolo Bottelli, Jr., represénting the

’ﬁew Jersey Society of Arcnitectnyj
| R OVMVOLO B>.OTTELL‘:,‘I, g R.: . Mr. Chairm

vand_members of the Committee, my name is Rdmolo Bottelli
and‘I.am a member of fhe New Jerséy Society of Architects
(and:é Fellow of the American Institute of Architects.

I came‘here to discuss:Assenbly Bill 757. for quite
a number  of years, committees of drchiﬁecté_have_been working
‘on_théhTenement House Law to try to bring it up to date and,
as you know, the only way it can ne done is by an act of the
hegiSlaturegﬁnd er.Qhe#;reason or;anonher we just can't
get by.  This new bill, 757, offern é_chance to get rid of
the’ekisting Tenementhousé Law, as I understand it, and»new
nlaws wﬂi be prepared to govern such construction; The
existing code as it is now inflicts quite a few‘nardships
on owners and builders and designers of buildings. Of
course, the code ‘was drawn’up‘in~l§Q4~and at that«ﬁime théy
'werenit thinking of these modern méterials we can use today,
soO we'presume tnat yoﬁr_newﬂcode will be more of a performgnce
'Codévtnan the old specification-code that we are working nnder
-now and that it wili set forth cerﬁéin étandards and perform—‘
- ances reduired, |

We are thinking in terms of thé nncepted National Code
like the Bocca Code or the Naﬁional;Board of fire Under-
wfiters or.even the State\of»New Jersey Building‘Code is a
‘very good code.
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Wé would like_tq hgveﬁ:ifhyquvwil;g ;gpregen;gyipgfof
the4afchiteC£son”the cqmmittge tq‘?ramebsqchkaugoq§qu:ﬂ
Now asvtoi757;:wézse¢ inykone_objecﬁiqptq’;hat, Which
is inciudihé ﬁhé\ﬁwo;féﬁiiythUSe; TbekexistipgiTegement House
Law stafts with £hréé”Qr,ﬁoré, and ;vaﬁ>wonq$fing-if:youiare
ﬁoﬁbtakiﬁg.in”tdé mqéh‘ter;itéryf 
| SENA;TOR bfcdﬁNOR; H "I"han]; you very much. A#e thére.
any>questi§nébj ﬁemberétéf‘@h¢ Commi;teg? (ﬁobqugstionﬁ).
ﬁr.uﬁernafa»éhéééﬁ, | | |
B ER ﬁ A»ﬁ’D(. C ﬁ A'Z E{N:» My name‘igrBerpa;d Qhazen
'and-i am an éttqrney‘énd I do’persona} injury workﬂ:and I
ha&e.beénaéked té £§stify 5ecauseofA§pﬁ¢ Ofvmy experiénces
aﬁq £h¢‘éxpéfi§nées of my gqlléagues_with’violations éﬁ‘the
Tenement Héuse Law. = Now, it's late and I Will not‘gq_;nto
all bf £hevfem§rks and‘épme’ofrthg‘stofies.l couldwtel;ﬁyou
‘ébouﬁ fires-and disaéteré that”havgloccur;eq, particqlquy in Prew
,;1904 bﬁildihgé;_rl think i#dis Véry.iﬁpbrtant and I am iny
_aadreséing‘myself to the fénement ﬁpusé quzbecause 1 am not
fémiliéf with #ﬁéﬁotherwbillo ;ﬁthin% itvié yery;%mporggpt
»thaﬁ,theré béoﬁé respoﬁsibiéxofficial;in thevStaté who will
have bbﬁh.the fésponsibilityvandﬁpbglpower tovphaSe,ouﬁTthe
défiéiénﬁiéé\tha;ihaQe e#istéd in soimgny_of_the hguseé that
prendate 1904, The#e.ére‘l;}gglyhthe éo;g of ouriglumsﬂk_The
statufes = and I inVite y§ﬁ to look at themTj;p;QVision after

provision says "in houses built after 1904." 'Thg,act was
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»enaétedvin 1904 and by £he then recognized standards of
safety, fire safety; etée, these ﬁousés did not‘measure
up. They required'speciai éXeﬁptions in the statute, and
i #especthlly submiﬁ that after 63 Years, the étatﬁte of
limitations should run on some oﬁlthoée grandfather clauses.,
vThe original owners of the bﬁildings ha&e’lqng siﬁce recbuped
their original'inveStment ahd thefe‘is really no éxcuse for
maﬁy of “these conditions Which‘Were certainly not pfdper or
did not measure up according to the standérds of 1904. They
continue to exist and I call to YOur'attention; if you just
pick up thé newspaper, whenevgr you readrof the fires in-
' ﬁheée slum areas, you can almost always Eet thatvyou are
dealing with a building that did hot conform even‘to>the
sténdards as they were feCogniZed'in 1904 -~ lack/of fire
esCapes,.air shafts which actuailyiact aé flues in case of
fire, and things of that type, narfow hallways}'and so forth
and so on - we ha;é many of théh still in the State;‘parficu—
'lariy in the slum areas. Now I thihk a Commissioner would be
~in a position to study these probléms;: I thinkzhebwould be in
a pbsiﬁibn.to requiré them either to befcbrrected'dr phased out,
but. I think after 63 yeafs some of these inadequéte; obviously
ihadequate-ana recognized as inadequate buildings should
either be corrected or should go.

'Thank‘you.

SENATOR O'CONNORE‘_Thahk you very much. I'm sorry you

had to wait so long.
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Mr. Carter.

ROBERT A, CART ‘ﬁ;}ﬁ;v " Gooad afternoon,
gentlemen; :My‘name“ls‘ﬁohert A,“Carter:and l?liye‘atﬂi
312/Fabyan ﬁlace, Nemark: Néw dersey;h l'am:employedhas’”
anvASSistant'Professor-offﬁaw.hy the'échoolﬁofvhawtot :
Rutgers;rtheiétate dniversltyﬁin NeWark; My spec1al fleld
of 1nterest is urban law'and.partlcularlyvcode enforcement
I w1sh to speak in favor of the passage of Assembly 757 the
proposed‘”Hotel and Multlple Dwelllng Health and Safety Act
*of l967a New Jersey has long been a ploneer in deallng
with‘the'problemsiof hous1ng standards° It was the third
state to pass a,tenement house act shortly afterythe turn
of the Centurya ‘It seems to me4 therefore,\appropriate
that it now he the firsthto passiaistatute‘Which‘would erect
a‘comprehensiveﬂstatewidevcorpus.of'standardsvfor:hotels and
multiple'dwellings;

In my‘opinion;'theIStatewide'regulatory system which
would be erected under this hill, thefact that the system
would be admlnlstratlvely promulgated and the 1mpos1t10nvof"
‘a civil rather than ascrimlnal penalty‘for.violation of
regulations represent’creative and original‘answers‘to three
vof the mostiserious problems mhlch'haye arisen ln the code
:enforcement field.h

The history Of'the administration of housingbstandards
has, up to now; not heen a history!of efféativé andyyigorous
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enfoféement; rather code enﬁorcemént has been spotﬁy,
marginaliy successfui‘and'fér\from the:effecﬁive téoi

i; gould be in the fight to carry out the often—statéd
>natidnal and state policy of prOViding decent, safe, and
-saﬁitary housing for every family% Commentators’have
exhaustively catalogued’the diffiéuities code enfprcemgnt
has had in thé past; :In my analysis,%tﬁe main d}fficulties
'have been‘four in numberolvFirst,%code ehforéement has.been
hampered becaﬁse if‘has been a fuﬁction then’entrustéd to
muhicipalities. The traditional festrictionsvand éharacterQ
istically harfow.readiﬁg placed upon ﬁunicipél powers by
courts influenced by the so;called "Diiloh Rulef have made
enforcement officiéls oﬁerate with a limited and circummA
‘scribed maﬁd_ate° Second, thejsanc£ions charactericaily
provided for violation of codes ha§é been either criminal

| in nature of'have involved cumberspme and ecpnomically
impréctical receivershié devices.“:Thé difficulty with
ériminal sanctiohs is that notboﬁly defendants bﬁt courts

as Well have félt that the criminal procéss iévinapprOPriate
for the enfbrcement of céde ééhemes° A criminal'courﬁ judgé,
after a day of tryingbthiéves and répisfs, is hardly”likely
tovdeal firmiy with a well;dreésed:ﬁiddle-class iandlord who
comes‘before him for violéting.a chem As a result,‘the usual
t judicial proceeding hés béen»trénsferréd from the ﬁrial of

a crime to a kiﬁd'of Eonciliation proceeding thchvgives
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the-lanlerd still morevtime”even”though"he'mayfhave
-already had months to comply and may have exhausted a

long and complex admlnlstratlve appeal procedure. Even
'When”flnes'are’lmpOSed foer1olations moreoverg they have
‘characteristically been so loW’as-to”constitute merely a
minor business expense for the landlord maintaining a
dwelllng whlch may well put the llves of" 1ts occupants in
'-dally dangera One observer haS'calculated that the average'
flne imposed in New York City has: amounted to approx1mately
50 cents per code v1olatlon,

Nor have receiverships and similar remedies proven
realistiC‘fenforCement devices., Two years ago I was given -
_-the'task’of drafting for the'redevelopmentVagency of " -
Nethaveni Connecticut,  an amendment to the'housingﬁcode"
‘of that city to provide a receivership remedy. I did my Pest
to provide the best possible such remedy under the enabiing'
act but when I submitted it I felt compelled also to submit
a memorandum which included theﬂfollowingé

Even if the“major’problems‘enumerated”in this *

memorandum, including the problem of post- recelvershlp
rent increases - are met, there still remain’ certain

- drawbacks which would arise in implementation of thlS.M'

. statute.. The fact that the receiver is limited to
enforcing bare compliance with the standards of "serlous
fire hazard" or "danger to life, health or safety" is’
one already mentioned. Another is that in attempting
to process receivership, the city runs a chance that the
court will hold agalnst it, and such a holdlng would. )
probably make any subsequent attempt to ‘bring a criminal’
prosecution against the same landlord for the same con-
dition almost surely doomed to failure, for although

technically the finding of the court of common pleas
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would not be res judicata in a Circuit Court proceeding
for violation of the order, the Circuit Court would
probably accept it as dlspos1t1ve of the case. Finally,
one may look to the record in operation of the New York
statute, one considerably more carefully drafted as a
part of a regulatory scheme than the Connecticut law.
Despite this care in draftsmanship, the New York

statute has proven too cumbersome to enforce conveniently.
Proceedings toward obtaining recelvershlp sometimes take%
‘up to a year, and by Aprll 1, 1964, two years after the
passage of the statute, only 34 properties had been put into
receivership.

Thus it seems clear that this statute will probably not
provide a very useful tool to secure New Haven Code
Enforcemént It will, however, probably be of some use as
an in terrorem statute to help "voluntary" compliance,

- and may prowide a proper remedy in certain limited
circumstances.

Surely, the kind of in terrorem effect I described is not enough.
Third, code enforcement has faced the problem presented

'by’c;%ﬁéihg‘sﬁandards,and new dé&eldpments in housing préctfceé
and technolqu, Staté.tenement house acts often\have preserved,
like f;ies in amber, construction and:maintenance pfactices

nobéolescent 60 years ago. To give.ahiexample,‘I am currently

‘completingvavnew electrical code for ﬁhe City of New Havénn The
buildiﬁgﬁand,electrical_inspectors telephone‘me weekly to séérif>
the wofk has been'finishéd. vTheyare,now‘unhapﬁly enforcing, in

‘aTmuniCipality which has had more redéveldpment pe? capita‘ﬁhan
any Other an electrical cpde which deéls largely with the
érection and maiﬁtenénde of catenary wirésto supply electricai
poWér'for.trolleys;v

. Pourth, housing code enforceﬁent has‘long been the
poor sister of mofe glamorous®hnging%progfams - B
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SENATQR Q“CONNOR: Mr?:C§rter/;exquse me. . Youhhave
about anqthér two.migutesu We have th;eermp:e speakers whdm we
»will try to limit to ten:minuteé, 

MR. CARTER: Very wel;,vljll tfy to summarize this.

Essentially my‘feeling_is tht ip:proyiQingfa comprehensive
statewide syStem of code enforcement with the_regulatiqﬁsipro—
mulgated by the Commissibner, you mee; most of:thg prleeﬁgxin
the field. It-is'a‘revolutionary set of ideas you have before
yguvandvl think a veryhéood_onef There is only one modification
I wéuld suggest and that is‘tha@_yéu Seriously cénsider'the |
possibility of a state general fun@,appropriation rather than
providing that municipalitigs»shogidvbe responsible‘for,the L
funding of}this bill. Many'municipélipieg lack even ﬁhe money
necessary to Frigger gid under‘ﬁhé housipg éct of 1949 for
code eﬁforcement activities and sporadiq code enforcemeﬁt or. .
code enforcemént on a‘complaint basis very often turns out to be
no enforcement at all.

I’ realize that funds are iimited.buf flthink'thié ié
certainly a very pressing need. The fa¢£'that oﬁé ogvthé‘btﬁef
uses to Whichiy0u-dbdld put‘theéé limitéahfunds‘is‘ah iné?éasé:
iﬁ the saléries of aéSisfénfiproféssors'OE law maj sugéést éd
yoU‘thét“the suggeéfiohﬁl make is a poiitically défing'one;

in cOhchSibn,'lét'me ﬁuét éugges£ that.fbﬁ'also mandate
the Cpmmiséionef to conduct afébhtiﬁuiﬁg assessment bfufhé sﬁéfe
of the housing market in New’derseyLaéfhé énfdréés“theée éodeé°

B
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We must not erect a comprehensive and vigdrousbcode enforce=-
f’mentrprogram at the expense of driving somé units”bf réntal
off the mérkét because the landlordgffﬁdé that the cost of
raising the building to compliance is‘}"p‘rohib'i_tive°
| We shduld use the bills in thié package, T think, to

actively insure that we Qill not be saying to the poér, "You
cannot afford the rent nedeSséry for a decent, safe,‘sanitary
housing. Therefore, you cannot have any housing at all."
Code enfdrcement'muSt beACarriedbout\with.an eye tbﬁthe housing
market as well, I stronglyjendorsé tﬁe bill. Thank you.

SEﬁATOR O'CONNOR: Thank YOubvery‘much,'MreCa.rtero
‘Any questions, gentlemen?‘ [No'resPthe,]

Mr., Charles Nathanson, Director of the Department of
Planning and‘Development;‘City of,Trentono Mr. Nathanson is

representing Mayor Armenti.

CH»AIV{FLYES- C. NATHANSON: Mr. Chairma-nand
menbers of the Committee: My name is Charles Nathanson. I am
the Director of Planning and:Development for the City of
Trenton. I am here representing Mayor Carmen J. Armenti.
Mayor Armenti had planned to be heretin person,vbut was éalled
awéy, ahd asked that I appear for him and present his statement.,
"I am appearing‘here today‘in behalf of the City of Trenton
‘and to express my‘deep interest in thé passage of legislation
thét_Wduld be so very hélpfﬁl,to fhefefforts of my city ih its

redevelopment activities, Trenton is indeed representative of

82 A



the very old‘qities which are in need of wholesale renewal

and are confronted by the traditionalbproblems«of'ihadequate taxés,
spreading blight and,urban‘deteriqration,:andvother mounting
social problems. We believe that the cities_are the life-blood
vbf‘ogr nation. We must‘find'é way to enable our cities to ..
survive as a first order of business. But, we must also go.
further by dreating in‘our cities the kind of living environ=-

mént £ha£IWillxmaké them a trulymdésirable place to work and
dwell.

In order to do so, we must effectively ﬁeet,the challenge
brought qﬁon by ipqreased congestion, the competition of the
open areas,; the éontinual aging of thevurban plant and facilities
and the somewhat changingvfunction~of the central city. If we
arevabsélutely committedvto the rebirth of our”urbén_areaé,
then we must realisticaliy face the problems that_confront us,
and,the abili#y of our citieé to overcome the prQbiems with
. imagina;iye énd Workable solutionén In short, the city needs
help. |

. The‘creatiop:of the new Department,of Community Affairs
on a Stqterlevel hés»been an important s£ep forward., It
means that our cities now will have a feal.véice‘ih the
éreation of Statewide poiicy affecting the development of our
cities. I£ means as weli that our citieé will also have a piace
tobturn for assistance énd technical direction. This. new depart-

ment of State governmént_by providing urban service in a
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centralized and related fashion, will pe:form‘an'invaluable
service to the reéidents of our“urbgn areas.

I should aiso‘like to.note hbw}delighted we were with the
appointment of Dr. Paul Ylvisaker as COmpiSSioner of the new
Departmenﬁ of Community Affairs. Cgmmissidnef Ylvisaker's reputa-
tion as an authority in the field of urban development is well
known and we are confident that the mission of the new depart-
ment will be accompliéhed in a sPirited and‘effective‘fashion
under the able direction of Commissioner Ylvisaker.

The point of fact is that the citiés must have at their
disposal all of the necessary tools to achieve the desired
objectives. The job cannot be doné alone by the cities. The
truth is that the efforts of city‘government in the area of
urban development could not succeed at all if it were not for
the massive efforts of the federal 'government in the fields
‘of housing and urban renewal. But the time has come for these
efforts'to be supplemented on a state level by financial as
well as technical assistance. We cannot, undér the present
set of circumstances and law, provide enough housing to meet
the needs aﬁd demands of ourlcitizénsa Unless effective
remedies aré providedy-the'cities Will only‘be able to go half-
way in their solutions.

’The time to ac£ is ét hand@ Fdrtunatelyp the proposed
legislation can go a long way in meeting‘many of the problems

and in providing the housing stock required to meet the ever-
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increasing demands for middle income housiﬁg in our cities.,
‘The very basic pfdblém has been the‘hiddie'incémé family;
Whom'té a real extent has been 1éft to'drift'Qithout'hépe,
in ﬁhe:abéehéegdf.adéqﬁé£e réébuféés.té éope W£th its houéin§ 
'diieﬁmae

(i;Thé pfivate bﬁildihg sector has doneé an ekcéllént‘job in
providing housing, but it is nowneQidéht théﬁ.cérfainLéﬁpbié;
mentélleffbrts arevreqhired which, aoVéfaiiing:Qithiﬁhé‘hormél
building construction,'cah géhefate'the kindnéf‘housing voiume'
that is necéséary to meet the'nowvunmet'housing needs ofiéﬁr
people. We mustido;énbetter job in‘ma£Ching hbuéing néed
with hous ing sﬁpply; The job is‘cerﬁainly cut out fofbthé 
private‘conétrUctioﬁ industry, but we ﬁusé do éverythiﬁg;§0s~
sible to gﬁarantee that(we in lbéal'governﬁent.caﬂ‘providé for
~ the needs of all»of‘duricitizehs ﬁy maXimizihg the amdunﬁ'df .
available housing stock.,

In this regard, we in Trentoh'are'COmmitted to a pfégram
of middie ihcéme hdusing‘development thrbughbthe‘uSe of‘ﬁoh—
prdfi£>cofpora£ions° We feel in this wéy £ﬁét'Wé'caﬁ bé%t
bfing down'réﬁtal leveisbwhiié ihcreasing the ambuﬂt éf citizén
and COmmunity involvement in the héusing process; To“thié
énd} we have devoted éimost.an entiré”ufbéﬁ réﬁewal project
to middle ihcomé'ﬁéﬁéing‘tb be sponsored by hon-profit corporationée
We recognizep howéver; that aﬁ‘bréSent the'tools aré nbﬁ“

adequately available to allow us to complete the job in a
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reaeonable period of ﬁ%me, We must, therefore, look to the State
to help us in the financing of middie’income housing construction,
The role of the State is clear cut,fané its obligations to
pfovide thenecessafy assistanee.aré obvious. . This holds true,
of course, not only in the financi&g of new construction but in
the rehabilitation of our older bufldings°

>We, therefore, believe sincerely‘in fhe aims and goals of
A>77Q, ahd I therefere urge its pa%sage; |
| FIn like vein, I also Would‘liﬁe to call attention to the
need for State financial assistance to communities undertaking
urban renewal. The passage of A 7@8 is; therefore, of paramount
imperiance/te us. The fact is witﬁ reépect to urban renewal
in oﬁr}State>that our communities eannot}take the fullest
edvantage of all federal assistance because of a decided
shortage of funds to match federalﬁgrants uhder existing urban
renewal fofmulae, State help in oéfsetting some of the costs of
urban renewal is essential if we are £o‘Carry out an effective
rebuilding and redevelopment progrem in our cityg Although
the costs ofvcity governﬁent in this‘day are meﬁumental, and
whiie tax teke does not keep pace With the need for required
‘services, the job of urban develepﬁent should‘hot be forfeited
if oﬁr eentral cities are to survive of if there is to éver be
any hope{in‘the future_of4rescuingiour cities. |

Similarly, I urge the passagejbf A 804 which will permit

the cities to demonstrate techniques in redevelopment and
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rehabiiitation; By the same token, while we arevso deeply-
concerned with the need tolat long iast come to grips with

the problems of redevelopment, we must belqoghiZant of the
hardships that are imposed in thevpfocess and must insure that
the displacement of families and businesses create minimum
hardships.

A 767 is an extremely appropriate piece of legislaﬁion
‘and its passage is of very great importance, .Similarly;vthe
Hotel and Multiple Dweliing Bill, and the bill permitting the
‘interchange of public employees are all relatéd to the need-
for a ¢omprehenéive approach to community development, fWitﬁ
respect to the interchanging of public employees, I must say
that the need has never been greater for,tréined urban
sPecialistschpable of handling the complex problems of
development and renewal.

Taken as a package, the six bills represent a vital step
forwafd and the passage of this legislation would assure for
the first time a total response to the néeds of our citizens
and an effectiQe answer.,

As the Mayor of £he City of Trenton, I cannot over emphasize
the Qalue of these bills to us and the iﬁportance that these
iaws could assume to dur efforts to fe?italizevand redevelop
our city.

I would like to thank you for allowing me to speék before

you on these vital matters.
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SENATOR;O“CQNNOR:Y Thank you. Any questions, gentlemen?

ASSEMBLYMAN_WOODSON: Mr. Nathansony as an experienéed
Difector of'Planning and DeVelopﬁenti not only in'the City of
Trenton? bﬁtg I believe, formerly ofaJerséy City, would you
say that it’is substantially;inc¢rrectp the statements that
we have heard With regard to the;adequacy of moderate and
middle income housing avéilable.£o families of moderate and
middle income means?

MR; NATHANSON:. Absolutely éoa I believe the time has
come to really stop deceiving ou%selves and the time has come
to‘genefate-thevkind Qf hoﬁsing the bulk of our éeople require-
and that, of course, is the aim bf this particular'piece of
legislation and why it is so heéessary for us to carry out
our work succeséfullye

ASSEMBLYMAN WOODSON:. Thankg you.

SENATOR Q“CONNOR: Thank;jgug Mr. Nathanson.

Mr., Joseph Ford from the ﬁaterson Task Force.

JOSE P:H F O R D: Mr. dhairman and-members of

the Coﬁmitteez I am Joseph Forda I am é Program Analysist

in . Néighbqrhood Action With ﬁhé ﬁaterson Task Force, whiéh is
the antiwpoverty agéncyiinvPatefsono. When I came here this
morhiﬁg} I didn”ﬁ expect ﬁo speékg I thought I would see
repreéentatives of our new city:admiﬁistrationo So this is

somewhat spontaneous. I don't Have a prepared statement. I
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want to séeék-bff the cuff, so to speak. I brought_four
friends and-colleagues'from the Paterson TaSkaofce down with
 me, Theyvare‘in thé balcony here. We are all in suﬁpoft)of thié
package legislation; |

I thinkvto start with that‘we tend to see héusing‘as'
an isblated probiemo The Census of 1960 with;regard to
Patérson bointed out that eight neighborhoods-in‘the downtown,
the’héart of the’interciﬁy, had over 25 per cent-detéribrating ‘
and dilapidated units. But we can't let it go with‘thatu We
havé,tobgo on and see the relatedkproblemsov |

It is also impbrtant to note‘thét the neighborhood area
wiﬁh the largest number of.deficient hoﬁsing‘units, according
to the '60 Census, Wrigley Park - if any of you gentlemen'have
been to Patérsong you will know this - had far and away the
greatest number of residential fires in 1964 - 109 fires plus
78 falsevalarmsn The inéidence of violent crimes, armed r6bbery}
purse snatching, mugging, rape, aésaul£ and battery - thé
heaviest concentrations were in neighborhoodéwith relatively
poor housing chditionso‘ Ma jor juvenilebdelinQuency - in 1964
of a total of 391 cases, four of these eight downtown neighbqff
hoods had sighificaht contributions.

The Plaﬁning BOard from whose report I am reading,
" Report No. 7, entitled “Neiqhborhood Analysis," by'thé Paterson
Plannipg‘Board, continued and éaid that "poor faﬁiliés hévé to

pay high rénts, even where part of the rent is paid by welfare
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‘vfunds,b Due to e'shortage of evéi}able housing” = and I think
this speaks to the question that Aesemblyman Woodson raised
justba minute ago ~-"which iﬁ turh”%akes the substandard housing
prefitable to its owners and tend% to perpetuate it."”

It is a ‘viciou"s_cyclee : The‘Plaﬁninngoard went on to say:
"There is a strong apparent incentive for property owners in areas
‘ where the population is chahging ﬁe‘reduce maintenance‘standards
’ﬂsince higher rents can be»obtaineé from Negro and Porto Rican

families, regerdless of the condiﬁion‘of the housing."

A lot of the peeple thatvI #ave talked to, church groups,
civic groups, bueinesé‘groups, think[ "Well, there must be
SOme,correlatien between the rent:that poor people’payrand
the condition of the housingo”_ This isn't necessarily so.

ﬁ in most cases, it is not so, thatitheyworse-the housing is,‘
the cheapef the :ental is‘° In mahy cases, it‘is the exact
oppoeite; wiﬁh people paying $125, $130, $140 a month for
cold water flats; rat‘infestedp\ﬂoles in the plaster, and
all of the other things that yougare familiar with.

So I want to reiterate tha;»elums exist becauselef the
profit therein. If you take the profit out of slums, then the
market itseif disappears. In oréer to do this, you are going
to have to have new housing and ﬁlenty of ito

We have tOfadd‘here that 160 per cen£ code enforcement

~will only put pe0ple-eut on the‘etreetsc We fouﬁd this time

and'againo Where We‘have manage@ by hook or crook to get the
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‘Mayor, the former Mayor, and the present administraﬁion -

~and often it has been a cooperatiVe kind of venture - to
pressure the slum‘lordseto improve their property, they do it
reluctantly aod oftentimes they take it out on the £enants°

The tenants are forced out on the street and then we have ho
place to put them. And most of these:people go to other
communities end so other communities in New Jersey are burdened
with‘the‘same problem that we have. You have a group of people'
moving from one community to another.

I think it was George Sternleaf in his book, "The
Tenement House Landlord, " who said, if you had 100 per cent
code enforcemeﬁt in the city and didn't have adequate housing,
you would have loads of people out on the street unable to
procure the necessary housing.

Just recently in Paterson a group of pastors and lay
people started a housing organization, a non=profit groﬁp
- called "Uhitedo" I served as a member of the Advisory Com-
mittee, ‘I can speak from first-hand experience. ' They had
great\difficulty getting money, seed money,-the kind of money
‘that would be available if this legislation is‘passed, If vou
don't happen onto a millionaire, you are out of luck. They
managed to get some support, but just by a stroke of luck.

This organization; "United," wants to rehabilitate 120 or
‘more buildings and-they have gotten one of the landlords in the

\

city to agree to sell at a reduced prioe 120 of his parcels°
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It is the first of its kind in the City of Paterson and

perhaps in thé whole df Passa,icCo{mty° I am not sureo‘
Interest—free loans, to be used fo? neighborhood rehabilitation
would providé a tremendous assist ﬁo the United Corporatiqﬁ,

a non=profit housing corporation; énd bdost the morale of |

the entire neighborhood.,

I think as of léét week thefe were oniy about $500 in
 contributions>t$ come in from individual contributors. Now
this is just a drop in the bucket?to whét we need. $3500
has been loaned to us by one of tﬁe neighborhood banks. We
are out to get more; ‘But” my, whét an assist we would have
if this legisla;ioﬁbweré in force right now.

May‘I say in the same connédtidn, the bill that would
revise the state's multiple dwelling or teneﬁént houée law
is an absolute necessity. I want to put a special plug here.
It is like a horse without a cafriageo fou have to have both,
It is not a matter of having éne or the other because all of
the experimenting in the world being done by companies like
the U, Sg Gypsum in the creation”ithe manufacﬁure and production
of cheap, inexpenéive building‘materialsp is of no avail
whatsoever if the building code'is not revised because you are
going‘to‘héve ﬁhese same rigid, e%tremely restrictive, laws.
This ﬁaf in 6ne sense be an aswerjto the gentleman here this
morning who, I think, failed to see the markét for private

enterprise and U. S. Gypsum is not the only compény that is
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doing this exXperimenting. I ﬁhink here is an area‘wheré
we can cooperate with £hema

Let me in conclusion then urge the paésage of this
entire package. I.am happy to have the opportunity to.
speak here this afternoon and thank you very much,

SENATOR O'CONNOR: Thank you very much, Mr. Ford.

Any quéstibns?

ASSEMBLYMAN GRECCO: One, yes. Earlier in your talk
you indicated that there was in a particular.sectién of your
community crime, muggings, rape, etc. Did you imply then
that the providing of middle income housing would eiiminate
this type of activity among the citizens ' in that area?

| MR. FORD: I think it would be a substantial contri-
buting element. \I heard a resounding.yes from one of my.
colleagues up in the balcony.

ASSEMBLYMAN GRECCO: -Can YOu lend any authoritative 
informafion to support that position?

MR. FORD: The authoritative'inférmation comes from
the ﬁouths of the poor with whom I have'difect dealings as a
Program Analyst. ‘When a family, a mother and a father, both
of whom ﬁave been wquing,.perhaps one on the day shift and one
on the night shiftp come home at the end of theée day and they
must contend with rats, with filth and with all of the other
conditions that I mentioned, there is really very little

incentive to better themselves. What was the specific thing
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£hét you mentioned? Youvmentionedfmugqing and -=-
ASSEMBLYMAN GRECCO: You did;' You mentioned rape,
mugging == . |
MR. FORD: . Y’eéo I think badjhousing - I don't think;
I know = contributes to an éttitudé,?a frame of mind, a
mentality, call it what you will, fhat might otherwisel--
well, who is content to sit home at night under conditions
,likelthis, especially in the heatjof the summer? You want
to go out and roam the streets. i think it is hard to comé
municate this.

- ASSEMBLYMAN GRECCO: We appreciate the psycholoéical
implications., I am just wondering whether or not you had
some == |

MR, FORD: No facts and figures.

ASSEMBLYMAN GRECCO: [Continuing] -=- facts that would
sﬁpport your position because I am suré all of us are vitally
interested in how we can ameliorate this particular situation
in particular urban areas.

MR. FORD: Well, I know righg»now that the Federation
of Neighborhood Councils is negotiating with our Public Houéing
Authority for vitally necessary social services. We .would
love to see social workers, workeﬁs who would teach home economy,
home management, health, sanitatibn, to the people in the projects.
The manager of the Authority clai@s there just isn“t enough

money, even though we understand that one of the Authorities =

.94 A



the»regiOﬁal office Qf HEW = the Federélbg§Vernment would

love to see this and claims that she alsb'has'no‘money;‘

I think if we did have more honey for personnel, for sﬁaff
services. of this<nature,'not only in pﬁblic housing authorityv'
projects, but just to go out through the neighborhood to‘work
out of our Neighborhood Counéil sites, this would‘preQent a
lot of this.

SENATOR:O"CONNOR: Thank you very much, Mr. Ford.

Anyone else wishing to be heard? |

Assemblyman Woodson would like to make a statemehta

ASSEMBLYMAN WOODSON': First of all, I wouldAlike to thank
the members of the Committee who were present for the day and“
I would like the record to show that Mr. Grecco and Mr.
Hénderson'and'Senator O'Connor are here at the close of the’
meet ing in.addition to my presence.

If there are persons pfesent who are interested in
knowing whether or not the Committee.would cohsidef any meéningm
ful amendmehts to the package that has been presented, I want
to state on behalf of the Assembly versién of the Committee
that we would be wiliing to ét least entertain any helpful
suggestions for amendments that may improve the package as it
has been presented. |

I want to thank everyone who took the time to come down
today and who waited so long to testifye

SENATOR b“CONNOR: On behalf of the Senate Committee of
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the Statep‘County and Municipal Government, we will make a
very thprough study of the tfanséript of the testimony.as‘
it was presented tdday, Ivam su#evthat'there are aréas in which
revisions will be made. I am sure that the men who have
éat»oh the Committee today, theméelves, beliéve there are
areas in which revision may be madeo |

However , I must say that Iﬁthink this is a great step
forward in the State of New Jerséy to start to help the cities

and to have the cities help themselves. Thank you.
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Mr. Chairman and»membersfof the COHﬁ*ttee.
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ix m a jor orooosals WhiCﬂ constatutc tho lcg-
isiatcive program of t tne Deoartnent of Conxunltv Atfalrs in 1tsv
'initial vear. I am 1apoy that you have chosen to»considerjtheseij.
prOposaas as whole because in our ?1nds an 1nte:relatlou)hlo
exists between each proposal and taken together they presentl'
‘a major too; for theeState in helpingxto'rebuild our urhantareas
and to meet the_housingcneeds of allhour citizens. .

I would like to discuss this mo ning orlefly each oi ece
oF oroposea lcglslatlon ‘and then be avallable to you throughout
the,day for questlons which may“arlse.v ‘As Governor Hughes has~'\
said, "These proposals ate not, as I'am sure you will realise,hk
exhaustive-panaceas for the‘problems~of the'people'of[this State.
" or the problems of State'and.locai government. Nevertheless,
these proposals lf enacted will constltute aogigahtic’steo for-
ward towards the solutlon of those problems." hLet me emphasize
at the outset that the underlying motive in,all Of thiskiegis—'
laelon is to harness creatlvely the energles and Sﬁll ] of‘the
private and public sector in a ]Olnt effort to rebuild our com
munities and meet our hou51ng needs. It is aopareut tooay throughv
out the couﬁtry that any successful attacx on slums and sunstanw
dard living condltlons must fully 1nvolve prlvate enterorlse.

I am confldent that these pleces of leglslatlon will help

stlmulate the prlvate sector to serve a publlc purpose..
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e D ame s T et T m e i 100
N cerseviwousing inance Avoneoy At of 1967

We proposce o create a New Jerscey fiousing IMinance

PANSIRTY w1 the Department of Community Alfairs with the Coramis-

J

sioner of Community Aflairs as Chairman, the State Treasurcr

e Attorney Genceral as public members, and two privale mem-
persappointed by the Governor. The Agency would issuc revenue

bonds to raise money for low-interest mortgage loans to private

niddice income housing and in the rehabilitation of housing.

he pronosed revenue bon&s would not plcdg¢ the credit of the
Slabc bﬁt wéuld b.e secxir.ed by bmbortgage' loans on the h.ousing and
property involved _yévund Would be repaid out of rvevcnucs of the
ency. No Statec appropriations are involved beyond a miniznal
550,000 to initially create the Agency. The Agency would m;;ké
ioans only on 'ap;piicatio'ns and on the passage of a municipal v

1

resolution finding that there is a need for middle income

N

~housiang iﬁ a coiﬂnﬁﬁnity. The Agency wou;ld in addition make its
ox\,}n <1c‘:;<*:1'113i11ations of need on a -statewide bésis. In consider-
ing any appl‘icaﬁtioi}‘for a loan, the Age 1cy‘would give first pri-
v.._"ovri»“i;y fo: cor_lstr,.ucti'on or rehabilitatipn in ‘urban»rgnewal arezs,
but it is not ‘l.imited to loans in urban'rene(wal arcas because '
of our strong desire to give priority to rehabilitatiori programs.
While we do not u'ndverestibmate the l;leed for new
construction in miar,iy arcas, I can say gatjcgori'cally'ﬂiat we
consider rchabilitation of existirig.housing stock to be our arca ,

of primc¢ concern. I am convinced that by approaching
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il
rohabilitation on more than a piecmeal basis and by stlmulatmg _ B

the private s-_eétor in this difect-ion’,"'\;vé ’_c‘an make it"pr'ofit‘able

-~ and provide ‘de'c‘ent'hotiiSing.ra't ﬁioré:ff.e\a‘s@hablefc;o‘st‘ai,'id}égréé\lfér’ S RS INE

diversity 1.0 our commumtle Sy Iamsurethatthe membcrs

of this gqmmitteé i‘e(v_fo'gvl‘qi‘zé the 'imp'a:t;xj;c}e of viéwiﬁg‘faﬁf area
_a.sﬁa”whqle‘:.' F.Pl.alc‘ing a hlgh-rlse dwelhngma _bl’:ll‘gh"cbéd‘>aj1>‘ea \Vlthout '_

due cbnsidéfépiph for th.e“‘cbohaitéion‘Of'bniéi‘ghvbér.-ii'x:‘g h»bu:‘éiﬁé'}ihits -
énd vother. ir‘hpq:tant fagtéré, :su,cl‘; a‘.s.ai:iféfn-sﬁor‘téti'on{ émpllibyme_‘fx»t._‘ : '
aria cducbatvio,n‘abl‘ oppqrtuniti,és; ‘will not brlng us any ‘clc()vs‘er to the _
'solution of our co‘m’munit;r 1113 .Wha,t“is h’eede‘kli 'is‘.:anir‘ite‘grated o
approach ptilizing' new co‘ri-stru_ctioh and ‘i*ehabilit‘atio‘n so th.at: they
‘co‘mpleme’_ntbb each other gnd so that both é.r'e. 'baSedA on the _hard f‘a'c‘t‘:-'sb
and ‘eco_nc)r'nic»s.of a given sitﬁation; This, I pledg»‘e, is the kind,()f
'progra.'m‘ which we want-this"new housing égenéy to de%‘/elloﬁ.- |

| I.Tdo not ‘wivSh to create the impression 1n this Cévrnmittee‘

that this 1s a st.a_rtlingl.yvnew pfo,pos'al‘.‘ A sﬁccessful rhiddle i-nbcv:o‘me_'
housingbprogram has geen rti.n iﬁ New Yorkfor a number of y_éars and -
Governor Rockefeller ha"s won approval' fromﬂhis Legislature’ in.
thist‘p.rrérit. session to ’expanci it »considé.‘rallaly. prérnor Romney -
in Michiéan Bas_dnde}rfakve'n avsimi.lar‘ program, as has Governor .
Volpe in Ma‘.'s‘sagh‘us-étt‘s. 'fhis is‘nqt a public‘.prqgra.i'r} in the -
se’nse‘tha"-t thé State w111 ;do chs_truyqv’gi.val o;:j,‘c:)p‘ér:‘at.te ;"é'pta} ;init_s,‘

“a'nd :thié- is ;not. é.vn‘ ekp‘enditdré pvr‘ogr-ajrfr”l‘.» It 1s an 1nvestment pr}c‘agﬂfar»n’vv»‘ '

. which dbe_isv,:vno.tft’av.‘x the Ibudgéf of the ._S£a£e..ag§'w3ich 'h(‘)p‘e.:s"to’ |
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entice private buildersﬂinto7areas for which they are not‘now -
building.’ | | |

| I do not wish to-dwell onnstatistics”in this statement
but f will make available'to the Committée for the record;ahconf
siderable amount of data ev1denc1ng thls need. Let me summarize
it by saying that there is in New Jersey today from the best
statistics we have available, a need for.at least 100, OOO low &nd
middle income rental unlts of the type that could be built by
this program. We will ‘ot come anyWhere_close to meeting neecs
of this magnitude in the first years of this program nor will we
rush to bulld or rehabllltate units for the sake of StatlSthS.
Rather, our desire is to ‘make major breakthroughs in rehabilitation
and‘construotlon, and our. aim will be to make a significant demon- w
stration to‘members of the Legislature and to the‘Statevatularge
of what this creative teamwork between public and privatevseotors
can accomplish. | : |

| I woula'like £o mention briefly some of the questions-

which I knowhcome'up in connection with”consideration'of a bill
of this'kind."Obviously, the first is, how do we define-a .mid-=
dle income family? This"proposedlleoislation uses a formula which ,
states that total family income shall not be more than six times
the monthly rental in one of the houSing'units except for larce
famllles, in whlch case the famlly 1ncome can be seven tlmes the
rental To illustrate: Using a base flgure of $29 a room, wblch
we estlmate w1ll be the cost per room of garden-type apartments,

~a four-room apartment would cost $116 a month and on an annuzl

basis, $1392. By our formula, a famlly of four with an income
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;of $8352 or under would be ellglble for such an apartment Re— iihgv
habilltated houSing should prove to be conSiderably cheaper and g

) hlgh—rise houSLng w1ll be slightly more.l A data table which has
'pbeen prepared for us, w1ll be submitted for the record - Our alm ‘
"primarily is’ to reach people 1n thls $6000 to $9000 a year »al—7i»

‘ ,ary range who w1ll make up the bulk of the cllentele, but the.if'

_formula would permit ‘some people w1th 1ncomes 1n excess of 12 000
Y .

- a year to enter these unlts although ‘these w1ll represent an 1n-"

.s1gn1ficant percentage of the total number of tenants. Opponents
of the legislation can be expected to. make much of this high
’1ncome level but a flex1ble formula as is proposed here to de-“‘
':fine middle income is essentlal if we are to‘achleve our purpose.
‘ Building costs'and_other economicvindlcators do not stand still. ,;
They have caused_many,melleconceived Federal programs to fall

by the wayside because arbitrary limits have been outstripped o
by our surging economy. While it is imperative that we have

this flexibility; thereuare other ways in which we can 1nsure,v
that this program will~not create competition for’the,preSent.
.markets served by the building”industry. We'can and‘are will—a{
1ng now to make an absolute commitment that by admrnistrative
‘regulatlon we provide that no family w1ll be eliglble for occu-
pancy in a. unit under thlS program where there is. an equal avail-
'able accommodatlon at the same or lesser cost in the v1c1n1ty.»
bThis, we think, is the appropriate way to deal w1th the specter

’of unfalr competition which we. 1ntend to av01d at all costs.;_v'"‘l
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It might be well for the Legislatuﬁe’td conSider:through this
Committee a statement of intent thét‘this legiélation is not: -
intended to compete with private eﬁferpfiséq We would be happy
to accept and work with such .an inﬁent.

There are two other builﬁ-in safeguards against abUSé
in this legislation. One is the réguiremént that the‘municipal
governing»boay must Certify by resdlution the need for new con-
‘struction or rehabilitation and thatA; mortgage’commitment nay
be made only on a finding of neéd;sJ
| : Finally,bthere is one major safeguard}built'into‘this
" legislation and that is the workiné of the bond market itself.

" As I have said, State éppropriations are not here éommitted nor

"~ is the credit of the Staté pledgedfbehihd these bonds. They musts
rise or fall in the financial market on their own merits; The
major leeway which is provided in this undertaking‘is our beiief
that these bonds will market for th_per‘cent under the going
mortgage rate'and that that fwo'pé¥ cent will make possibie con-
struction and rehabilitation in areas where it is not possible,
given the state bf today'é finances. Our ability to sell these
bonds at such an interest rate'andjour ability to continue any
operations will depend on the scrutihy of the financial community
of the worth of these bonds, and Ybu can be sufe.that that scru-
tiny will be a close one. | )

;'have tried to touchvonionly»some of the major issues
of this iégislation. I should maké at.least the general'cbmment
 that this impetus‘to the home building and’rehabilitation'indus?
try comes at a time when it will be'of'significant‘importance
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to the health of the New Jersey and the national economy, when
it will create not only needed homes but needed jobs and needed
oapital for a construction industry which has been somewhat dor-
mant in recent months. The National Government in its polioies
recognizes this. This is the cornerstone of our program and

I will be happy to answer any questions that may be raised on it.

The Demonstration Grant Law of 1967

1
The housing development and demonstration grant pro-

posal would create within our Department a revolving and demon-
stration fund with which to encourage privatetenterprise and
non-profit groups to joinvin the redevelopment of our commnnities.
It is frankly experimental in nature but it mirrors the thinking
that is going on in many areas of our nation today. Senators | Y
vJavits andrKennedy have joined forces to create‘such an urban
development corporation for the Bedford-Stuyvesant area of New
York. Senator Percy has made a similar proposal for construc-
tion by the National Government. Private enterprisee in/eoop-
eration with public agencies have embarked on similar courses,in
Pittsburgh and Detroit. ﬁasicaily, we hope to stimulate with

a similar input of public funds the organiéation of urban de-
velopment-corporations in crucial areas of our State. We would
expect private capltal to come in at three or four tlmes the

rate of the State investment and that the total capital so ralsed
wouldrmeet the down-payment requlrements under FHA and. other
Federal:and State programs. Thus, an investment of $2 million
bybconcerned‘private enterprise in a community might trigger
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$20 million in mortgage funds for construction or rehabilitation.
The interest of private enterprise in the problems of city re-
newal and rehabilitation and code enforcement might trigger break-
throughs in economies of scale which would put much of c1ty re-
building on an economically viable pasis. New Jersey, a late
starter in the field of housingnand:urban development, should
capitalize on the experience of others and move with the greatest
vigor in this new area,of,public-priv;te combination. ‘The bill
would.aiso aliow for appropriated fnnds to bevused on a revolv-
ing basis to make non-interest bearing loans to non-profit and
limited profit housing associationsyinterested in building and
’rehabilitating’housinglfor low and middle income families.

A great deal of expense_goes into the preparation of 1}
an application for mortgage funds under a Federal program or the
proposed State program. A church group, for exampie, in order
to qualify must have considerable work done by an architect and
an attorney, have detailed,information on land acquisition, need
and all of the technical data whichimake for a successful appli-
cation. The appiication process alone for a project which is
going to make a substantial contribution to the community may
‘vcost $40,000. This kind of investment prior to application with
no guarantee of approval is enough to discourage many well-moti-
vated'non-prOfit-groups from thinking abont such projects. %e
would propose to lend these funds fn§advance of commitment to
such sponsors-with the proviso that;upon formal commitment of

mortgage funds by State or Federal agencies, this advance would
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beconme paft of the mortgage énd be repayable to the‘State.‘ If
for some gdod faith reason the projéct is neVer‘brought to com-
~pletion, the’loéh would be written off as a grant. With this
flexibility, we think.We één encourage significant contribﬁtions
on the part of noanrofitbgroups and business ehtérpfisé sc ﬁhat
the'housipg'we build and the rehabilitétion we undertake Will
be-aesthetic’contributions to our communities.

I would be happy to illustfate somé of the undertak-
ings that would be made possible by these grant funds.  For ex-
.ample, a group of businesses in Newark could form a limited profi£
corporation with édvances from the State. They might buy up 30
houses for rehabilitation'purposes, receive a mortgage commit-
ment from the State, and invest, lét's'say,7$20,000 each in re-
habilitation of these homes., Upon completion of the rehabili~
tation, these companies might desire to get out of the actual
process of being landlords for the projects and they might spin
them off to a non-profit church group, in the meanwhile provid-
ing technical assiétance to the church group in the maintenance
and adminiétrati&e areas of housing manageﬁent. The business
group then would have made a major contribution to housing in
Newark, at the same time making a limited profit but obviqusly’
less thén what they could make on ﬁhe open market but one which
would be compensated in other ways by a contribution to the com-
muhities of which they are a vitai part.

\

\ ' 105 A



~-10-

STATE, AID FOR URBAN RENEWAL

This bill is intended to hc“‘lp municipalitics undﬁrtakc the
extensive grban renewal projects so vi‘éally needed to rejﬁvenate the
cities 6f New Jersey.

New Jersey municipalitieg which want to uﬁdertake urban
renewal proje;cts are requi:fed by i’éderal law to provide up to 1 /3 of

: 3 ‘
the total project cost of any urbah rene\%yal]pr_oject. This local share
: _ reQuirement is often a heavy burden to ﬁhe small municipalitiés of this
state, and may even be an equally hea\}f'burden upon the largef

municipalities with aggressive and far reaching urban rcnewal pians.

This bill recognizes the State's role in h‘elping/ redevelop its communities .

and puts us on a_par with our neighbors énd a good many other states |
which have been giving such assistanCQ for yeafs. The billv requires
the Commissiéner of Community Affairs to make gré.nts‘frmh a\}ailabie
funds according té priorities'established“in accord with 3 statutor}}

s

standards:
(1) The need of the applicari‘t ‘/rnunicipality for State Urban
Renewal Assistance;
(2) The extent of blight in the applicant municipality;

(3) The benefits to the area or region which will re‘sult.'
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Grants uhder the bill are limited to 1/2 of the apélieant ﬁuricipality's
local shate, except‘where thefﬁrban renewai ptoject will be Leed by
a state or local publlc institution, in wthh cases the érant may
equal the mun1c1pallty s local share requlrement Grants uncer theu
bill are to be made by the State Treasurpgr from a special aeceunt
knowh as the State Urban Renewal Assistance Fund. -

“Assembly Bill No. 768talso has provisions designed te prcteet“
the pubiic interest by minimiziﬁg changes in the reuse ofban urban
renewal project assisted with a grent under the bill, and by
attempting to prevent conflicté‘of interest by-employees'of the
departmeht with regard to the acquisition of land with a grart b
made under the bill.

ThlS bill, 1f enacted should give the municipalities of thlSv
state the impetus they need to make the most use of federal nonles
available for the planning andbexecutlon of urban renewal prcjects.
To the extent that this bill-Will enable the municipalities'telmeke
the maximum use of available federal monies, those municipalities
are one step further along the road towards becemihg the new

cities, townships, and boroughs we would all like to see them become.
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RELOCATION ASSISTANCE LAW

The proposed Relocation Assistance Law is an‘integral
part of our,housing program. It ié obﬁious ﬁhat aé the preséure
grows. to redeveldp our citiés, théﬁﬁumber of iﬁdividuals, fam—
ilies and busigesses diSplacedjwili continue to grow.’ It is only
‘fair that Qe make provision to pro#ect thesé people who are tem—
porériiy displaced. | t 1

This bill attempts for the first time to provide uni-
form prdtection for people and busineQSes‘dislocated by the re-
developmént activities of State and:local go#efning‘bodiesuv
The legislation Would require everylgovernmental agency which
displaces people‘or businesses from their property to'forﬁulate
and implement a.Woikable relocation assistance program which
would include at a minimum pinpointing responsibility for such
;elocation‘and providing to the,peoéle‘affected adequate infor-
mation oh their rights. The bill'wéuld further require the gov-
‘ernmental body displacing pedélé to‘make relocation assistance
payments on a schedulevequal'to theulevel of present Federal
‘payments; i.e., $200 to an individual or family, $3000 to a busi-
ness or non-profit organizgtion, and $4000 to the operator of a
farm. | | |

This bill is fé: from a final solution to the érowing
problem of relocation. The major responsibility is, of course,
to provide édequate alternatives, and we hope that other pieces
of our prosted legislation, éoupled3with Féderal:programs, will

help to meet this need.
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We do,not feel that the commuﬁities should have to
bear the entire COSthf this relocation, and when we have had‘
time to formulate standards and tovmeasure the.dimepsioné cf
the problems, we Wi11 propose'that State aid for reiocatiOr funds .
be placed in the budget in the next fiscal year. Our feeling‘
bis that in many instances relécation costs can be added to proj-
ecﬁ/costs and amortizéd>ove: long per}ods of time under mortgages

or bond issues.
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G\OVERNMENTJAL. fiMPLOY‘EES INTER CII'AfNGE ACT
Although fhcrc has been %ﬂmh discuvss:j.on m r’eccrﬁ yecars of
the developing “cvobn_cep"t of creative Iedcr%d.isnn much remains to bc doie to
bmlak'e that c‘onc‘e‘pt“ # woﬂiing reality - ()‘1“)‘01 m_ajo\r step in the casy inter-
change of ¢;1dployees betweér} .leve,ls"lof bglover'nmen't._ In essence, this 31L1
simply authorizes governmental units of‘lthis' State or any of its political =
subdivisions to sbend‘any (Sf their employees to Coxnparablé govbernmenta.'l units
of this Staée or of another state or of the federal govlern.ment, ‘atn'd to
receivé_an erﬁplbyee from 'another“goverhmental unit of this State or from
another state or frofn the federal f;{;overnxpexi.t. The bill providés that New
Jersey participating. employees ’sha.llv always be cecnsidered employees .of
this State or its subdivisio.nsv notwithstanding the fact that they may bg
working outside of the State. In addition; “‘ this .bill provides that a participat-s
ing empioyee of this Stéte retains all the rights that accrue to him under the
Laws of this State. Thus, Assembly Bill No. 763 completely protects the
rights of participating employees of a Nvew‘= Jersey governmental .un'i;t ;xé to
salary, Workmen's Compensétion behefits;, Civil Ser\{ice status, ree:mploy-
mént, promo.tion and tenure.
| No employee may be assigned ulndef this bill 'unless‘ he iréely
chooses to be assigned. Moreover, the bill, as before you for yoﬁr ('.on%
‘sideration, -provides that no employee of oﬁe governmental unit may be
‘ assigned to ahother governmental unit for rﬁore thé.h 12 months. Thé bill‘
directs the Civil Service Commiséion to‘ptrc'?‘mulgate»rules and regulations
for carryihg out the provisions of #he bill, #nd dirécts the Civil ,Sczijvi‘cc

Commission to assist New Jersey governmental units to participate in
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4 govcrnment employee interchange programs under the oill
This blll if enacted prOVides governnental cmnloyees
~of this State an opportuntty, not presently available, to kroaden
their exposure to the problems of making covernment work in other
states and ‘in the United States In addition, this blll 1f
enacted would enable governﬂental units of this State to chll
themselves of the expertise of governmental emoloyees of other

V4
states or of: the United States.

' REVISION OF THE 1904 TENEMENT HOUSE LAW

The proposed Hotel and Multiple Dwelling Health and °
Safety Act,.if enacted, would greatly strengthen our ability to.

' /multi-
provide safe, adequate houSing for those who live in family unitg
This bill has ‘been drawn in an attempt to remedy several defects
~of the present Tenement‘House Law, which has remained virtually
unchanged Since its enactment in 1904. |

Let me highlight ‘briefly the najor prOViSions of the
bill. It authorizes the Commissioner of the Department_ofrCom-
'.munity Affairs to issue rules and regulations setting construczicn
and maintenance standards for hotels and multiple dwellings. Under
present law, any change in construction or maintehance techniques
no matter how small must take the formrof'proposed legislation to
be enacted by both the Senate and the General Assembly andisigned
by the Governor. Assembly Bill 757 would. eliminate the rigidity of

the preseut law by'vesting in the Commissioner”the,flexible’power
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of‘regulation. ’Nevertheless; intereeted paities are eccorocd
due‘proce SS of law through their righto to A hearing: bofore zhe
cOmm1551oner and through their righto to havo actions of the
Commissioner reVieweo by the courts.

| Assembly Bill 757 changes the oresont Boaro of
Housing Insoection with substantive oowers to an advisory bodrd
knoWn as the Hotel and Multiple Dwellrng Health and Safety Board
which wouldvbe*esked to lend its'gobd(counsel and advice to :he
Commissioner ae he“considersAthe content of rules and regulaz:ions
to be issued under thevbill. This shift'in the neture of tho
Board's functions is in keeping with the h,.tsent trend to maxke
State Government\utiliée‘citizen —-%member Boards as advisors
representative of the public intéreet, rether thanvas substantive u
enforcers‘ofAthellaw. —

This bill authorizes the Commissioner to requira the
owners of hotels and multiple dwellings to register with the
Commissioner. .This simple device of registration will greatly
aesist the efforts of the Bureau of Housing with respect to anforce-
ment of the provisions of ‘rules and regulations issuecd under this
bill. In.addition, Assembly Bill 757 pinpoints one party =---the
owner -- as,having.the responsibility of cOmplying with rules,and
regulations issued by the Commissioner. fo‘clearly ﬁocusing
responsibility, and by identifying the party upon whom that
responsibility rests, this bill.should greetly ease the problems of

enforcing the provisions of rules and regulations issued undar it.
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) Many mun101palit1es of this State havc attempted
- to outflank the rigidity and defects of ‘the present Tenement house
:Law by adopting their own buildlng and maintenanCG codes fcr
“multiple dWellingS;v These well intended muniCipalities ‘have un-
wittingly 1ncreased the burden on builders and contractors who
must conply With standards Wthh vary from mun1c1oality to |
municipality. In addition, these'mnnicipal COdes Often fail‘to
»dovetail as,closely‘as they.might with the present'Tenement[HOUSeg
Law. AsSembly Bill 757 attempts to cut into this hodgepodge of -
building and maintenance standards. ‘Hopefnlly the consistent use
"of a set of building and maintenance standards which'will ke
uniform throughout New Jersey will ease the burdens of builders
and»contractors, and will solve some of the problems often
raised.by financial institutions and casualty insurance carriers.
Finally;‘ASSembly Bill 757 as presently drawn
greatly'strengthens the enforcement machinery which is now availahle.
Whereas the penalties under present law are in no sense a deterrent
to major violators,of our safety code, the bill we propose wonld
increase the penalties so that they would become a significant
. factorain the mind of a violator. It would proVide even stiffer
oenalties for repeated violations of the law and swifter‘and
surer means of enforcement. Equally as important, the present bill
authOrizesbthe Commissioner to give directiaaand.guidance to
muniéipal.officials, who,,we'trust; will_assnme an evenvgreater

role in the enforcement of these regulations.
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While I have no'deiusidn that fhis billhwill sclve
all of New Jersey?svproblems in.this'area, I do believe that its
enactment will conSﬁituté the firstvmajor.stepftowardvtﬁe solution
to those problems in 63vyears.v ‘

These, then, are our pfoposals,’ As>I have indicated,
they are a beginning, but we feel the§ wili enable us to demon-
'strate their merit tb the ciﬁizens of New Jersey in a relatively‘
short period of time‘and that they wilivshow that State govern-

ment intends to keep faith w?th itslcommunities.
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THE CI1TY OF WILDWOOD
WILDWOOD-BY-THE-SEA
NEW JERSEY

RALPH G. JAMES
MAYOR -

March 29, 1967

Hon. S. Howard Woodson, Jr., Chairman
County Municipal Government Committee
Trenton, New Jersey

Dear Sir:

The City of Wildwood urges the adoption by the Legislauire of the State
of New Jersey of Assembly Bills 768 and 770, which would be most beneficial
to all municipalities of the State.

Under Assembly Bill 768, a qualified municipality could secure State
aid for Urban Renewal Projects sorely needed in at least 50% of the“®ost thereof
and as much as 1009 of the cost of renewal for portions of such projects to be
redeveloped for public uses. In addition protection would be afforded to
displaced persons by finding suitable accommodations. This matter of relocation
has always been a stumbling block in Urban Redevelopment and with the facilities
for possible elimination of this problem Urban Renewal of our cities could go
forward with much greater force and effect.

Under Assembly Bill 770, mortgage financing for the construction and
-rehabilitation projects for housing moderate income families would be provided -
to qualified housing sponsors,and thereby expedite new housing facilities which

are sorely needed for the families whose levels of income are not adequate.

We heartily support such legislation and trust that everything may be
~done to bring about its approval.

Very truly yours,

RGJ:dm




. H Phllip nanan
74 Wilson Rosd
~ . Princeton, N J

' Assembly Bill #770 goes a long way towards providlng
for middle income groups housing which is in short supply and
which there is little or no likelihowd private capital will f
build, It 1s a8 pleasure to support the bill. RN

However, in its present form the b1ll fails to
state explicitly two 1mpovtant permisslons., ’

1) The b11l. does not provide for economic mixture -
"that 18, for housing both low and middle 1ncome ‘people within
any given project. One of the major psychological advantagoa

of the lateet faderal legislation on housing is that such
mixtures are not only permitted but encouragsd. From ths
tenant's point of view, as well as for the economic viabllity

of various projects, this has significant effecta: It removes :
what many peovle consider the etigma of living in fa&erally e
assisted housing, It allows tenants whose earnings rise TR
above low income limits to shift into middle income status ° RRNRIE
without threat of eviction, thereby givlng them 1ncentive to 'j~:
better thelr situations.~, X : o

Assembly, #770 does net prohibit such mixtura, nor ;V“‘
does it explicitly permit it. In my opinion the bill would be
rstronger Af 1t specifilcally encouraged non-profit organizations
to ooooperate with local Housing Authorities to achieve economle
m,‘xoa’ : . ' y : W B . Lo . ': ’
: 2) The bill &oes not provide enabling legislation
for Section 221 (a) (3) of the Federal Housing Act. As matters
stand now, a New Jersey nom-profit organization operating under
an FHA loan can secure lccal tax abatement only through the -
Limited Dividends Corporation Act, which requires a dsclaration
of blight., No such declaration is required by federal lagis- _
lation, and in many 1nstanees 1t is 1napp11cab1e or 1nappropriate.

1 therefore respectfully suggest that enabling
legislation for 221 (4) (3) either be incpcporated ‘into Aeaambly, .
~#770 or tramed as a sepa?ate billo o | :
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SU_BMITTE]?' BY EDWARD HENDRICKSON

The Mercer HoUsiné Associates, a corporation duly
forhed under Title 15 of the Laws of New Jersey, suﬁpofts
Assembly Bill No. 770. |

The Mercer Housing Associates was formed to improve
housing conditions in Mercer County; and, more particularl&,
to undertaké projects which would rehabilitate housing
in lower’income‘éreas.ﬁ There is an enormous shortage of
housing at rentals that low and middle income families
can_afford; A massive construction and‘rehabilitation'
program to'supply the needs must be Undertakeh. The
number of households that are deprived of sound; uncrowded
hqusing or of hpusing at rentéls-reasonable in comparison
with income has reached érisié proportion. |

Assembly Bill No. 770, which would create the New
Jersey Housing Finénce Agency, would be a major step in
overcomiﬁg housing problems that facg Mercer County, since
no present plans exist whiéh will come close to déaling
with the eﬁormous problem.

It is urgent that Assembly Bill No. 770 be passed.
Constructing or rehabilitating_low—coét housing by non-
brofit,Agooperative, or limited dividend sponsors can
be done successfully. For example, in the/Washington,b
D;C., area é total of 300‘units were. constructed under

Section 221 D3 of the Federal Housing Act of 1961., The
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Urban League reports‘thafla totai df 1;446 such uniﬁé

are p;esently,undericonstrugtiph,anq'596”gniﬁs.havev
applications pending. The Weét.lléthiStreét Corporati@n_(
in New York City hésAshown that the sgheme.“aglproéogedﬂ o

' in:Assembly”Bill No. 770 is feasible and workable.”

P

Assembly Bill No. 770 would enable the Mercer Housing
Associates to obtain a revolving fund, said fund being
used to acquire land;andlconstruét and rehabilitate

buildingS»fér occupancy by lower iand middle\incomé:families.
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»Leslle Blau (:ompany

REALTORS
MARCH ?9, 1967

Mr. ERNEST ERBER, ARca DIRECTOR
RegtonaL PLAN. AssociaTioN

605 BROAD STREET

Newark, New Jersey 07102

Dear ERNIE:

| HavE READ A-T770 AND YOUR PROPOSED STATEMENT FOR THE PUBLIC
HEARING TOMORROW. | FULLY SUBSCRIBE TO YOUR STATEMENT, As |
D!D TO THE ORIGINAL POLICY WHEN DEVELOPED A FEW YEARS AGO. BY
YOUR SUBCOMMITTEE ON wHICH | ServED, WiTH MiL ViesSeER AS CHAIRMAN.

IN THE COURSE OF -OVER |} DECADES AS A REALTOR, DEVELOPER AND
INVESTOR WITH EXPERIENCE I'N MOST OF THE CITIES OF OUR STATE,

| HAVE HAD MANY OPPORTUNITIES TO OBSERVE AND REFLECT UPON THE

HOUS ING MARKET 1IN New JERSEY. NEVER IN MY LIFETIME HAVE | BEEN

AS CONCERNED WITH THE FUTURE OF OUR OLDER CITIES AS | AM NoOw.

YOUR TESTIMONY ONLY BEGINS TO CONVEY A SENSE OF THE TRULY DESPER-
ATE PLIGHT OF OUR CiITiESe MoOST OF THEM HAVE MADE MAGNIFICENT
EFFORTS TO RENEW THEMSELVES, IN THE FACE OF GREAT ODDSe THEY CAN
NO LONGER DO IT WITHOUT HELP. THE DAY WHEN THE CITY couLD PAY

ITS OWN WAY, AND ALSO PROVIDE A LUSH TAX SOURCE FOR COUNTY AND
STATE GOVERNMENT iS LONG SINCE PAST, BUT OUR TAX STRUCTURE ODOES
NOT REFLECT THIS CHANGED RELATIONSHIP,

THE COSTS OF RENEWING A CITY ARE A SEVERE DRAIN UPON ITS TAX
RESOURCESe THE CcITY'S SHARE OF FEDERALLY=AIDED URBAN RENEWAL IS
ONLY ONE COST, THOUGH A SI1ZABLE ONE. THE REPLACEMENT AND MODERN=
tZATION OF FACILITIES THAT ARE UNRELATED TO RENEWAL PROJECTS, SUCH
AS NEW SCHOOLS, UNDERGROUND UTILITIES, FIRE AND POLICE STATIONS,
PLAYGROUNDS, STREET WIDENINGS, PARKING LOTS, HOSPITALS, WATER
RESOURCES, INCINERATORS, LIBRARIES, SWIMMING POOLS, ETC. BURDEN
THE CITY WITH HEAVY INDEBTEDNESS AT THE VERY TIME WHEN THE RATABLES
ARE BEING REDUCED TEMPORARILY BY CLEARANCE, AND PERMANENTLY BY
EXPANDED TAX~FREE USES, ESPECIALLY URBAN EXPRESSWAYS. THE ciTY's
CAPITAL IMPROVEMENTS ARE ALMOST ALWAYS ACCOMPANIED BY AN EFFORT

TO RAISE THE LEVEL OF PUBLIC SERVICES GENERALLY, AND THIS 18
REFLECTED IN AN INCREASED OPERATING BUDGET. THE RESULT OF THESE
OUTLAYS 1S TO PUSH THE PROPERTY TAX RATE UP TO NEARLY CONFISCATORY
PROPORTIONS, DEPRESSING VALUES, DISCOURAGING !NDUSTRY, PROMPTING
OUTWARD MOVEMENT AND DISCOURAGING INVESTMENT; RESULTS WHICH RUN
DIRECTLY COUNTER TO THE PURPOSES OF RENEWAL.
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A sTAaTE PROGRAM .TO FlNANCE CONSTRUCTION OF MODERATE RENTAL
HOUSING IS ONE FORM oF ASS'STANCE TO ‘OUR CITIES THAT CAN HELP
REVERSE THE TIDE, IN BOTH MY POLIT!ICAL AND BUS'NESS PHILOSOPHIES,
| BELIEVE AN FREE ENTERPRISE AND MINIMAL GOVERNMENT S CERTAINLY NO
LESS SO THAN ANYONE ELSE WHO HAS EARNED HIS LIVLIHOOD IN THE
DEVELOPMENT OF REAL PROPERTY. Bur i HAVE ALSO THE GOOD SENSE TO
RECOGNIZE AN EMERGENCY WHEN | SEE ONE. | LOOK FORWARD TO THE
PRESERVATION OF OUR CITIES AND THE NORMALIZATION OF HOUSING
|NVESTMENT IN THEM, INCLUDING THE CONSTRUCTION OF MOOERATE RENTAL

OUSING WITH PRIVATE FINANCING BuT UNTIL THEN, | AM PREPARED TO
SUPPORT ANY SOUND AND PRACTICAL PROGRAM TO PLACE THE FISCAL ,
RESOURCES OF A PUBLIC AGENCY AT THE D'SPOSAL OF PRIVATE SPONSORS
WHO WISH TO CONSTRUCT TAXABLE MODERATE=RENTAL PROJ!‘.CTS IN OUR
CITIES,

| SHALL BE GLAD TO HAVE YOU APPEND THIS LETTER TO YOUR STATEMENT
AT THE HEARING ON A~ 770.

SINCERELY YOURS),

PRESIDENT

LB/sps
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FAIR HOUSING COUNCIL = i
(OF BERGEN COUNTY o

,. R E TR ORI B STRee. — eCEIEBs G es
107 Maln Street Hackensack, New Jersey - Telephone 489-3552

~ March 9, 1967

Mr. Arthur Zinkin :
New Jersey Office of Economic Opportunity
State House Annex

Trenton, New Jersey

Dear Mr. Zinkin:

We understand that Governor Hughes intends to submit to
the Legislature for ite consideration a bill providing for the
construction ¢f low and middle-income housing. This organization
wishes to go on record as expressing our support of this proposal. )

In our work, over the past number of years in attempting
to assist applicants, predominantly Negroes, to obtain homes and
apartments on a non-discriminatory basis, we have been greatly
frustrated by the complete lack of low and middle-income housing.
At least one-half of the calls  for help directed to our council by
families attempting an exodus from the slums come from applicants
who cannot afford any of the existing decent housing in Bergen County,
We believe also that word of our utter inability to help these people
gets around and, therefore, there are many other such families who
don't even bother to call,

In short, there is a great need in Bergen County for low
and middle income housing. Until such houcing is in adequate supply
in our county, as well as throughout the state, all the fair housing
legislation and the administrative machinery to enforce it is useless,
to that portion of the population that needs it most

T

Donald Horowitz
Chairman of the Leglslatlon Committee
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'LEARING HOUSE: OPPORTUNITIES FOR INTEGRATING COMMUNITIES
89 CENTRAL AVENUE e EAST ORANGE, NEW JERSEY e 676-0060

SPONSORS::

URBAN LEAGUE OF ESSEX COUNTY
AMERICAN FRIENDS SERVICE COMMITTEE
(NEW YORK METROPOLITAN REGION)
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DIRECTORS:
LINDA GROVER
PRESIDENT

MATTHEW T. FORBES
VICE PRESIDENT

ROBERT M. LANDE
TREASURER

EDITH ROOD
SECRETARY
CARL FLEMISTER
BARBARA HOOPER
SONDRA THOMAS

THREE TWENTY-FIVE COOPERATIVE, INC.
325 CENTRAL PARK WEST :
NEW YORK. N. Y. 10025

TEL.: 663-9008, 865.0131

March 24, 1967

Hon. Paul Ylyicaker

CommlsSJOner of Cormunity Affairs
State Hous

Trenton, New Jersey

Dear Coumissioner Ylvisaker,

I understand that the Governor's budget, currently
before the State Legislature for avproval, contains nro-
vigion for rehabwlltatlon of &xi sting hous ing, as well
as construction of new low-cogt housing. Let me demonstrate,
by describing our unmque project in kanhattan, how vital,
how succes“ful and how necessary is rehabilitation as a
tool in any urban renewal program vlanned tc echieve the

objective of providing decent, varied, and adeguately

sized homes at rents which ar be nald by pres sent
occupants of the site.

Our T-storey 20 famllv e]evat'ﬂ bwlluwn’, 65 vears
0ld and rather badly run down, was slated for demolition
as part of the much-studied pilot West Side Urban Renewal
Programn. A number of tenants, despite promises of first
priority in new midéle-income housing on-site, felt .
strorr]v that the building offered irreplacable housins,
and could be made safe and attractive. Apartments
cortawned 7 rooms, 1+ baths, high ceilings and thick
brick walls off:ring »nrivacy and quiet. Thus we launclied
a 4 year campaign to save our hores, culminatings in a
most sueccessful, and most delicious "7 storey" »nrosressive

‘dinner, to lech nrege ard city officials were invited.

After reinspection by an outside team of architects, the
City agreed that the house would lend itself to renovation,
and they offered to sell the property at their cost; that
is, the actual condemnation price Daid to the former landlord
(who had refused to considsr repai-s). We did not ask for,
nor need, a write-down on the land. We turned to the
Federal UOUS“HU Administration for financing, arid received
a 30 wvear mortgage under Section 213 (Cooperative Housing).
This enabled us to pay for the tuilding and land ($230,000)
and the rehabilitation ($130,000) with downwgyments of
$200 per recom (a very low cash outlay for the tena ts)
Thusy an owner-investment of $25,000 secured a $391, 000
mortgage. The carrying charges were also kept withi

limits which present occuparits could afford ($26.50 per
room per month including electricity). (This figure is
higrter than it would need to be in most cases, for we are
on prime real estate land frontings on Central Park and
acquisition cost was high). We were fully occupied (and
therefore incoune-vroducing) throughout construction, which
was done in winter, and 25 children, including my own
newborn, survived very nicely, with only an expert knowledge

123 A



-2 =

of tlhie building trades to show for it (and a new and beautiful
hore ). An outline of the work done, wit: costs is attached.
Bagically, we replaced all mechanical systems in the building -
»lunbing, wiringe, etc., and avoided all cosmetic frills. Our
construction cos t per room, was $1107 ~ about half the average
renovation cost in a "gutting" job, which retains merely the
shell of a building. We had no displacement of families, with
its attendant problems. We have had more than 150 applications
(unsolicited) for apartments, many of them from,unhaqby OWNners
of high-rise co-op apartments under congtruction in the area.
Rising costs are bringiml these 8tate-aided projects in far
above their original carrying chqrge estimates.

In my view, tliere is no way you can dmplicate the faCﬂlltles
offered large and growing families by older structures. When .
razing these sound structures, and re%ulldlng completely, subsidy
by the Government must be enormous, if you hope to stay within
the $1C6 to $30 ver room class. fWe will operate with only nertial
City tax abaterent and exemption for 9 years, based upon improvements
made). There is also the case for retaining the character of a
neighborhood, an argument which is ever used to hold up progress,
but which certainly has some validity. Surely we must save some
buildings with a lit:le architectural gingerbread, with solid
oak and mahogany woodwork, with fireplaces and formal dining
rooms =—--=— especially if these features willi half the mass exodus
from cities of exactly those solid, middle-income, civic-minded
families_ who can provide a bridge between the deprived and the
wealthy;:who are ranidly becoming the only occupants of the "center
‘city" area. Statistics show that families leave the average mnodeern
01t1 apartment when their second or thlrd child arrives - residents
in 2 building like ours, with its adap+ab111ty and sna010usreqs,
tend to stay 20 or 25 years.

As a former reSident"of Red Bark, I am interested in your
forward-ltoking programs for saving New Jersey's cities from decay,
and hope progects like ours can be implemented in many small bootstran
operations; helping present rdsidents and shopowners in deteriorating
nelﬂhborhoodm, small 1andlords,»wnd qmall contractors.

T -would be Verv banhv to supnly adfitional financial or
Zechnical data on our nrogect or to&apnear in person, to answer
aues tlon . : ‘ B

Verx truly yd rs,

2 ﬁ);;a Gfg;ir”“a

Attachments
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ITEM OF WORK

Electrical h

....325 COOPERATIVE,

INC.

325 CENTRAL PARK WEST

NEW YORK, N.Y.

10025

BREAKDOWN OF COSTS OF MODERNIZATION

DESCRIPTION

New Termination cabinet, service
switches, bldg. main, socket meters,
new risers, circuit breaker panels,
kitchen appliance outlets, master
bedroom air conditioner outlets,
conversion of pull chains, addition

.of receptacles in rooms inadequately

wired, new fixtures, cutt1ng, re-

'movals and patching, rew1r1ng of

babement.
TOTAL

New Federal Boiler FM 850 New York
Shipley E 100 0il Burner, new pre-
heater, thermometers, sump puwp,

- Heattimer, controls,: flxed ven-

tilation, fire proofing, exhaust
fans, smoke alarm for air pollution,
new squence draft control, pump

sets on burners, FP2 Fireye,

"electrical wurk, repairing, removal
-and replacement of certain radiators,

valves and steam risers as shown on

COSTS
$13,225.00
1,903 .94
1,000.00
500,00

- 2,000.00
200.00

3,000,00

400.00

- 800.00

- TRADE:
"Elect. wiring
# . fixtures

Masonry (necessary

to rewire bldg.)

CONTRACTOR'S

FHA REQUIS.
ITEM
NUMBER

#28
#29
# 3

Carpentry (necessary . .

to rewire bldg.)
Plastering
Rubbish removal
Painting :
Cleaning Apts.
Dem011t1on '

$23,088.94 _,:

$12,050.00
150,00
1,000.00
250,00
1,000,00

200.00
~ 200,00

plans, all cutting patching, rcmovals, -

filling, re-capping chimney.

TOTAL

$14,850.00

. AN

Heating
Excavation
Masonry
Damproofing
Concrete floors.
& cement work
Misc, iron &
struct steel
Rubbish removal

-

#+ 8
#13
#10L
#17
- #31
#32a

et -
N

S
B .
N EW e

S
ot
&



325 COOPERATIVE, INC.
325 CENTRAL PARK WEST
NEW YORK, N.Y. 10025

BREAKDOWN OF COSTS OF MODERNIZATION CONTRACTOR'S

FHA REQUIS.
ITEM OF WORK DESCRIPTION Co COSTS TRADE ITEM NUMBER
Plumbing Hot New brass mains and risers, new hot and $26,309.00 Plumbing hot #26
Water Supply cold brass or copper crotons, 16 hew water supply i
toilets, new bathtubs (where old ones : 1;500;00 ' MaSonry' o # 3
were on legs), 9 new wash basins, 9 new 1,000.00 = Concrete -  #5
‘kitchen sinks, removals, installations 3,000.00 Misc. millwork #- 8
cutting, patching, plastering.- ‘ - & carpentry o
L . 2,100.00 Plastering #13
700.00 Rubbish removal #14
4,000.00 Painting #17
500,00 Cleaning Apts. #31 °
$,900.00 Demolition o #32a
TOTAL $39,609,00
Tile & Bath- Ceramic wall tile on entire wet wall $ 4,000.00 Tile & bathroom #19
room Accessories 6 ft. around tubs to eliminate unsan- accessories
itary conditions, To provide ceramic .100,00 Rubbish removal #1b
flooring and six inch base in bath- 1,000.00 Painting : #17
et rooms and toilet comparteents. To ‘ 100,00 Cleaning #31
~ provide medicine cabinets. 300,00 Medicine cabinets = #25
- : B ' 750.00 Carpentry . # 8
TOTAL $ 6,250.00 S
Fire Escapes New fire escapes to replace outdated $10,000.00 Fire escapes #11 .
& Fire Passage steep angle "double rung" type pre- 1,94€.00 Masonry : # 3
o viously existing. ~ ) 250,00 Damproofing # b
_ 1,000.00 Painting o #17
$00.00 Demolition #32a
300,00 - Misc. iron #12

TOTAL - $13,286.00

L. Page 2 -=
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ITEM OF WORK

Fire Protection

¥ gct

Kitchen
Modernization

New Windows

325 COOPERATIVE, INC.
325 CENTRAL PARK WEST
NEW YORK, N.Y. 10025

BREAKDOWN OF COSTS OF MODERNIZATION

DESCRIPTION

To provide fireproof self-closing a-
partment doors; to eliminate wood stud
partitions and wood flooring in cellar;
cinder-block partitions in cellar; con-
crete cellar floor to replace wood
floor in cellar.

TOTAL

Modernization to bring building up to
present day standards.

TOTAL

Woddframes,ésash,/glazing, weather-
stripping, caulking, hardware.

COSTS
$ 3,200.00
500.00

1,000.00
2,000.00

1,377.00

- F25.00
1,500.00
~1,000.00
1,200.00
1,000.00

3oy

$12,882.00

$ 2,000.00
'1,750.00
600.00
1,000.00°

$ 5535060

$ 6,200.00

650.00

 TRADE .

‘Metal doors

& frames

Steel stairs
Masonry
Concrete floors
& cement floors

‘Misc. iron & struct
steel (angle iron)

Rubbish
"Painting

Finish hardware
Demolition

VAT flooring in

connection with

replacement of
. _
doors

Refrigerators
Kitchen ranges
Kitchen cabinet
‘Misc. millwork
& carpentry

Windows, frames
& glazing

Misc. millwork
& carpentry

Page 3 -
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CONTRACTOR'S
FHA REQUIS.

ITEM NUMBER -
-#10

#12
# 3
5#15

#12

#14
#17
#18
#3Za
# 7

- #22
#23
#24
# 8

#9
#8



¥ 60T

Item of Work

Architect
Bond

325 COOPERATIVE, INC.
325 CENTRAL PARK WEST
NEW YORK, N.Y. 10025

BREAKDOWN OF COSTS OF MODERNIZATION

$9,000.00

1,100.00

Un cajeqoer

Totals of Item of Work & Cost

Wiring
Heating -
Plumbing

Tile & Bath-

Fire Escapes

Fire Protection
Kitchen Moderniz.

New Windows
Bond

‘Architect

$ 23,082.94
14,850.00
39,609.00

6,250.00
13,458.00
12,802.00

"-53350.00 -

- 9,050.00
1,100.00
% .1 85.,00

ped

$125,§25.9
9,000.00

i33

$133 ?)gs 94
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325 COOPERATIVE, INC. - Page 5 -
325 CENTRAL PARK WEST .
NEW YORK, N.Y. g

BREAKDOWN OF COSTS OF MODERNIZATION

In addition, the following sums were spent on 1tems not falllng into
any of the above categories: s a

Damprooflng exterlor of building. ;  8 25b.00

New concrete yard =~ - v - 500.00

Carpentry for lobby o R : 85.00

‘New roof v - - - 2,920.00

Misc. hardware - - S 125.00

New self-locking bldg. entrance doors 860.00

Elevator work = ... ~1,025.00

Misc. apt. floorln .- . . 2,100.00 . :

eI J 2% 1.7 585,00
%ﬁAlsc, some of the items in Exhibit X (extras letter) incurred during s " Te

the course of the work did not seem applicable and are not listed in
our totals. :

- This.will certify that the forgoing was prepared with
‘our advice and from our records and is to the best of
our knowledge a true and accurate breakdown of costs.

GRAPHIC ONSTRUCTION CORP.
~. By Sidne Sllversteln
e



Crass OF SERVICE . ‘_ ) SYMBOLS
This is. a fast message ) i \ ) DL =Day Letter
9 unless its deferred char- ; '
- NL =Night Letter

acter is indicated by the W. P. MARSHALL, TE l E R. W. McFALL
proper symbol. ' CHAIRMAN OF THE  BOARD PRESIDENT LT = {ntemanonal
‘ etter Telegram

The filing time shown in the date line on domestic telegrams is I.OCAL TIME at point of origin. Time of receipt is LOCAL TIME at point of destination

1104A EST MAR 30 67 PAl21

P NKC053 PD 2 EX NEWARK NJER 30 1045A EST

ASSEMBLYMAN S HOWARD WOODSON JRy CHAIRMAN COUNTY AND MUNICIPAL

GOVERNMENT COMMITTEE, CARE SAMUEL ALITO STATE HOUéE

ROOM 30 TRENTON NJER

VERY MUCH REGRET UNABLE TO ATTEND HEARINGS YOU HAVE FULL SUPPORT

OF NEWARK IN YOUR LEGISLATIVE EFFORTS TO IMPOROVE AND EXPAND
" STATE AIDS FOR HOUSING AND FINANCE WE FIND A GREAT NEED FOR .
HELP WITH HOUSING FOR FAMILIES OF MODERATE INCOME IN NEWARK
NAND STRONGLY ENDORSE PASSAGE OF ASSEMBLY NUMBER 770 AND RELATED
BILLS PROVISION OF LOW INTEREST FINANCING FOR SUCH PROJECTS }
PLUS SEED MONEY HELP TO NONPROFIT SPONSORING GROUPS WILL STIMULATE
CONSTRUCTION AND ADD GREAT FLEXIBILITY TO OUR TOTAL HOUSING
PROGRAM IN NEWARK

MAYOR HUGH J ADDONIZIO NEWARK NJER

™

~

(00).
SF1201(R2-65)
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f7 Crass oF SERVICE

"I This is a fast message

. SYMBOLS
DL =Day Leger
unless its deferred chat- NL =Night Letter

VAV ; Y
Y ¥ y B, S L N
s - R. W. McFALL e
~ acter is indicated by the W. P. MARSHALL ¢ ! E ! EGRAM Precinen ITe International
proper symbol. CHAIRMAN OF THE BOARD RESIDENT Lcuet Telegr:

The filing time shown in the date line on domestic telegrams is LOCAL TIME at point of origin. Time of receipt is LOCAL TIME at point of destination

11194 EST MAR %0 &7 PBO7Y

1 ATAOLY PD ATLANTIC CITY NJER 30 1050A EST

 COMMISSIONER OF COMMUNITY AFFAIRS * -

 STATE HOUSE WEST STATE ST TRENTON NJER |

" WE THE MEMBERS OF THE MIDTOWN COMMUNITY ACTION COUNCIL URGE
"THE PROMPT ENACTMENT OF THE LEGISLATIVE PACKAGE DEAL PROPOSED
 BY COMMISSIONER YLVISAKER

MIDTOWN COMMUNITY ACTION COUNCIL

YLVISAKER
(13)q]

. SYMBOLS

" Crass.OF SERVICE o i .
. - ) DL =Day Lerteg

‘ - . 4 . ‘ - NL =Night Letter
Ww. P. MARSHALL LEGRAM ,“ W Mcn‘,‘u_ T g ——
CHAIRMAHN. OF THE BOARD TE ) PRESIDENT - N 1 T‘Z}'rlt[:r?:lr_l?:;rim

The filing tum c ‘shown in the date line on domcsuc telegrams is LOCAL TIME at pomt of om,m Time of rec upr is LOC AL TIME at point of destination

This is a fost message
unless its deferred char-
acter is5 indicated by the

proper symbol.

1004P EST MAR 27 67 PB282

“P MKB551 ML PD 3 EXTRA NEVARK NJER 27 = |

'HON & HOWARD WOODSEN JR, COGHAIRMAN JOINT GCOMMITTEE -
STATE COUNTY AND MUNICIPAL GOVERNMENT STATE HOUSE TERNTON

NJER

SIR. THE DEPT OF MoJs VETERANS OF FOREIGN WARS OF THE UNITED

STATES VISHES TO PUT THEMSELVES ON THE RECORD AS FAVORING THE

PASSAGE OF THE FOLLOWING ASSEWBLY BILLSS ATST, AT63, AT6S,

AT66, AT67, ATE8;, A7T0. VE FEEL THAT PASSAGE OF THIS LEGISLATIGN

VILL BE BENEFICIAL TG HUNDREDS OF THOUSANDS OF URBAN NEW JERSEYANS

AND THUS T9 THOUSANDS 6F MEW JERSEYS VETERANS | |
VIMCENT L BRIMKERMOFF COMMANDER DEPT OF NJ VETERANS OF FORELQHN

VARS OK THE UNITED STATES |

AT57 AT63 ATES ATES ATET 768 TT0 |

SKIZ01(B2-to)
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'NEWARK CHAMBER OF CO ERCE
505 BROAD STREET « NEWARK - N J. 07102 « PHONE 62-_1—6888 m / fé f

Henry W. Connor
Executive Director

March 31, 1967

Mr. Samuel Alito, Director
Legislative Services

State House

‘Trenton, New Jersey

Dear Mr. Alitq:

I had to»léave the he;riné'of the Committee
on County and Municipal Government yesterday and did
not have a chance to pfesent the Chambet's poSition;

I wonder whether you could include the enclosed state-
\ .

ment in the record?

Sincerely yours,

iy & G

Henry W. Connor
- Executive Director

HWC:pej -
Enclosure
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Statement by Henry W. COnnor, Executive D;rector of the Greater Newark
Chamber of COmmerce.» March 31, 1967

To: The COmmlttee -on COunty & Munic;pal Government - - -

A. 770

The Greater Newark Chamber of Commerce has supported a state middle
income housing program since 1962. At that time the success of the
Mitchell-Lama Act in New York and the unmet needs for middle income
housing in Newark, led the Chamber, in cooperation with others to draft
a middle income housing bill which was later introduced in the Senate
by Senator Robert Sarcone of Essex (Senate No. 200 of 1964). Assembly
770 is similar to the bills we have supported in the past-and the
Chamber, therefore, supports the principles embodied in it with one
.~ exception. We believe that the new housing under the Act should be
restricted to blighted areas. This would insure that the ‘housing would
be built where it is needed most and where it is now most difflcult to
attract private ;nvestors.r S

Section 8 on.page 7, lines 28 through'BzuShould read as follows:

The agency may grant applications for loane
only in connection with housing projects to be
constructed in blighted areas as defined and .
determined pursuant to the provisions of Chapter
187 of the laws of 1949 (C.40:55-21.1 et seq.).

In making a determination on a loan appllcation,
the agencv shall give consideration’ to.....r

. A. 768

The Chamber has also supported state aid for urban renewal and
drafted a bill similar to A. 768 of 1967 which was intxoduced in 1964
by Senator Richard Stout (Senate 320). We noted at that time that
both our neighboring states, New York and Pennsylvania, made contri-
butions to local urban renewal programs. .

‘Since no funding is provided in A. 768 it is important to make it
clear that payments may be made retroactively when funds are available.
We therefore recommend the following amendments to A. 768:
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Section 3,'

-2-

at page 2, lines 3 to 5 is amended as followss

municipalities by making capital grants
available to encourage municipalities to

‘initiate new urban renewal programs and to

meet the current costs of existing urban
renewal programs and where feagible and

- desirable to expand such (ex1st1ng urban

- Section 4.

Section 8

Section 8

renewal) programs.

(e) at page 2, line 25 is amended as follows:

of the United States (.) . and shall include

for the purposes of this act, expenditures

or appropriations made or contracted to be

made prior to the adoption of this act.

(b) at page 6, line 12 is amended as follows:-

as are or shall be used for or by institutions -
owned and operated by this.....

(b) at page 6, line 12 is amended as follows:

not limited to, institutions of higher learning,
state and local schools, parks, open spaces and

neighborhood centers;.....

~ 135 A



STATEMENT RE HEARING BY THE
STATE LEGISLATURE ON
ASSEMBLY BILL 757
"HOTEL AND MULTIPLE DWELLING HEALTH AND SAFETY ACT OF 1967¢

March 30, 1967

East Orange is presently studying each of the six
bills that are now before the members of the Legislature
designed to implement a broad program to meet certaln baslc
urban problems of the State. - - :

We are whole-heartedly in sympathy with- the efforts
and stepped-up interests in the State in the area ‘of community
affairs. We welcome the energetic and 1nnovat1ve approaches
now being suggested. We believe as much as anyone in action
and the necessity of not deferring unnecessarily steps to
‘eliminate chronic and long-standing illnesses. But in so doing,
we are convinced that the success of the various programs is
dependent -upon their being well conceived and caréfully prepared.
Much of the proposed 1eglslatlon deals with the basic commodity
of housing and; in ‘the case of A-757, not only with new
construction but with the malntenance of existing housing. This
is a highly sensitive area and in making the basic changes
proposed, full attentlon must be given to the effect that this
1eglslatlon can have on the present shelter for milllons of
residents of this State. ‘

We believe that A~-757, embodying as it does a totally
new approach. to property maintenance in almost every type of
dwelling except for single family homes and two-family -
ownernoccupled homes, -is not yet in form ready for adoption
by the State Leglslature. : s :

May I first express certain basic concerns with the
bill as it affects municipalities of the State of which ours,
of course, is an example? The City of East Orange has had a
Housing Code for eight years and a Property Maintenance Code
which incorporates housing, commercial, industrial and other
types of properties, for six years. This code provides
comprehensive regulations for maintenance of property throughout
the City. The City has engaged an inspection force, has estab-
lished a new department and has most recently initiated an
intensive house-by~house code enforcement program in cne.
section of the City covering 3,000 properties and 10,000 in
population. This program has been undertaken with Federal
assictance and combines code enforcement with special mortgage
financing, architectural advice and public improvement —- all as
a total neighberhood 1mpxovement effort.,
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I

A-757 would have the effect of replacing local
property maintenance codes (such as the one East Orange has -
in operation) and local administration with a new blanket of
regulations prepared by the Commissioner of Community Affairs
and under his direct supervision and control. It would
arrogate to the State complete and comprehensive regulations
governing all "multiple dwellings" and "hotels". 1In a city
such as East Orange, these terms would embrace the overwhelming
majority of the city as it includes all types of dwellings
except single family homes and‘ownerroccupied two=-family houses.

Article VII, Section 25(b) of the Act is intended to
supersede any ordinance or regulation of any municipality which
is in any way inconsistent with the provisions of this Act.
Under the recent case of Verona v. Shalit, 92 N.J.
’Super. 65 (Essex County Court, 1966), this type of language was
‘held to preclude a municipality from enacting an ordinance which -
was more restrictive than the State regulations. 1In other
words, this Act would repeal all provisions of the Property
Maintenance Code of The City of East Orange which went beyond
the regulations of the Commissioner and if the Shalit opinion
is upheld by the appellate courts (briefs have now been filed
in the Appellate Division), any effort of a community to
regulate property in an area which the State has the power to
regulate but fails to exereise may be construed as inconsistent
and therefore invalid. R.S. 55:10-15 which presently authorizes
more restrictive standards or terms in local ordinances would be
repealed by Article VII, Section 28(a). 1In brief, this
particular section of the statute would reduce local housing
codes and property maintenance codes to be a mere echo of the
~Commissioner's regulations or, at best, a local “secondlng of
_.the State's motion". ‘

: ' There is a whole body of statutory law and case law
that ‘may well be swept away by the substitution of the COmm1351on-
er's regulation for Home Rule in this vital area of local
administration. :

. The bill gives sweeping and all-embrac1ng powers to
_ sthe ‘Commissioner but yet places the burden of leg-work and the
- costs of 1nspect10ns on the municipality (Article VII,

"»Sectlon 21). It in effect transfers the Building Inspectors

and Housing‘Code Inspectors from local control to becoming an
arm of the new State agency. '

We do belleve the State has an 1mportant and vital
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role to play in setting standards and directions for property
maintenance throughout the State, partlcularly in those areas.
.where codes are lacklng or enforcement lags,n

ApprOXimetely seven years ago in dealing with a

‘specific aspect of the Tenement House .Law, the City proposed
an amendment to the law which would, for a certain portion

of the jurisdiction of the Board of Tenement House Supervision,
exempt certaln classes of propertleu from inspections: by the.
State agency and from direct State regulatlon where a municipal-
1ty made a suitable showing that it had local. regulatory
ordlnances and staff sufficient to admlnlster its own program.

By this device the Board would establish standards for 1nspect10n
and enforcement and could withdraw the exemption upon failure of
the munlclpallty to live up to the standards. However, during
such time as the mun1c1pa11ty s operation was satisfactory, the
“administration and enforcement would continue to be local rather
than state-wide, minimizing the red tape and duplication. This
also would have the effect of minimizing the burden on. the State
‘where there was adequate 1ocal supervision. A further: beneficent
effect would be that property owners would. not be- ‘subject to.
~ two levels of inspection which mlght well come into conflict to
the bewﬂderment of the property owner caught in the middle. (

We agaln urge that the current overhaullng of A-757
utilize some concept such as that expressed here. rather than
centralrzed and remote State control over all of the. volumlnous.
‘details of property management and dlscretlon in publlc
enforcement. : , :

i< 3

, A-757, in repealing the existing Tenement House Law
and substituting a new "Hotel and Multiple Dwelling Health and
Safety Act", broadens the area of State concern from three-
family to two-~family structures as defined. State regulations
would, one year after adoption, extend not only to new or
converted dwellings but to all existing dwellings that fall
within the definition. It even extends State. jurlsdlctlon to

the installation of equipment and services. - Just to cite an
instance under Article IV, Section ls(a), approval of the °*
~Commissioner might be requlred for the installation of an

‘air conditioner in a two-»famz.ly house which is not owner-occupied.
Every equipment, structure, system or device. for any property '

N _falllng within the. scope of this bill would require approval by

the COmmLSSLOner before the lnstailatlon could be made. -
Perhaps the law may not be adminietered‘ae minutely as
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we presently foresee but Article II, in providing for powers
°‘to issue regulations and rules, does not even provide for
exempting equipment, structures,\systems or devices with

which the Commissioner may not wish to be involved. The
mandate of the law as written requires that plans and
specifications be submitted for their "construction" and the
Commissioner must act on them. Neither the terminology
"equipment, structures, systems or devices" as utilized nor the
word "construction" is defined so, consequently, the meaning
may well be the subject of State regulation or ultimately of
litigation. The law requires all such dwelling units to be
registered with the Commissioner and requires annual inspection
of hotels and inspection of multiple dwellings every five years.

The paper work imposed by the bill may well become memeseweusmc.

implying not only salutory regulation but burdensome red tape.

Again, this day-to-day work and the cost of it are

- to be borne primarily by the municipality. The application fees
are to'go to the State, again illustrating the disparity between
local communities bearing the ‘burden and the State assumlng the

'control and the benefit of the fees.

The'bill in some areas goes into unnecessary detail as
to filing fees, periods of time for hearings, for securing
- compliance, etc. Much of the detail is unnecessary and may only
lead to undue straight-jacketing in the bill's administration.

There are innumerable other questions raised by various
sections of tlebill which we would be happy to analyze in more
detail if this bill is to be restudied and revised. There are
such technical matters as an erroneous citation in Section 29 of
Article VII in which there is a reference to Section 27 where
Section. 28 was intended. These incidents can be quickly resolved
provided that the underlying jurisdictional and administrative
questions are resolved.

We emphatlcally request that this bill be glven careful
,con51deratlon, that it be revised, and that the Legislature
entertain appropriate legislation to reform the Tenement House
Law as we basically concur that such an overhaul is long overdue.

‘Respectfully submitted,

WILLIAM L BRACH,
City Counsel,

TR

The City of East Orange New Jersey.

WLB: cp

139 A



" Office of:
TOWN MANAGER'

TOWN OF NEWTON

NEW JERSEY

© 383-3521-23°

March 30, 1967

Honorable S. H. WOodson, Jr., Chaiﬁman
Assembly Committee on =

County & Municipal Government

State House

 Trenton, New Jersey

Desar Assemblyman Woodson: =

The Town Coun011 of the Town of- Newton has author:zed
the Town Manager to represent the Town of Newton at a. public

'hearlng, on various pending community a”“airs bills, before &

Joint Senate and Assembly Committee, In the event:the Town
Meneger is unable to testify, the Town of Newton would like
this letter made a’ part of the hearlng record.

The Town of Newton is particularly 1nterested unpending
1egislatlon to provide State Aid for Urben Renewal, exchange
of personnel, demonstration programs, and relocation assist-
anceo

Newton is an old, small, self- ontained communlty@ It
is the County Seat of Sussex County and ma jor shopping &and
service center for much of Sussex County and & portion of
Warren County. As an indicstion of its importsnce; as T

: center, 1965 retail sales exceeded $32 million dollers and

1966 street and off street meter revenues were over $22,000,

On a smaller scale, Newton has all of the problems of
lerger central core citiesyj including limited outlying subur-
ban development, We hsve blighted areas, narrow streets, poor
traffic circulation, problems of topography, ::: streets carry-

" ing traeffic in excess of design capscity, substandard struc-.

tures, and limited financial resources. The Town must finance
all of its activities on ebout 19% of the total tax revenues,

We have adopted g Building Code, Fire Prevention. Code,

Housing Code, Unfit Building Ordinance, Zoning Ordinance, Flec-

trical Code and Plumbing Code. We recently began a Systematic
Code Compliance Program. We sre considering thea doption of a
Property Maintenance Code,
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- Honorable S, Ho.Woodson, Jre =2= S wMarch 30, 1967

We have completed a Community Renewsl Progrem snd authore
ized @ Survey & Planning Application for the first of possibly
six (6) desirable renewal projects. We have, through a repre-
sentative citizens committee, made a determined effort to im=-
prove downtown (tree planting, alley surfacing and lighting,
minor building exterior improvements, improving Town entrances).
This self help renewsal program has met with some success.

In order to finance desirable and necessary renewal pro-
. grams, we need financial assistance., State Aid, supplementing
Federal Funds, would be most helpful to us. :

We believe Newton, as well as Jersey City and other large
0ld central core cities, would benefit grestly from the enactment
of legisletion to provide State Aid for urban r enewal, relocation
agssistance, demonstration programs, and the exchange of staff
servicess

Very truly yours,

~.,

- A‘:ﬁ% _
- Dana Whitman, Jr :
Town Manager .

141 A





