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ASSElVIBLY, No. G5(·j 
-----

By .h <'nthl~lli!'ll 1\1 1:.\~. B.\~~.\~0 .. \~s<·tnhlyll'ornnn 1\LEI:\, 

.\~~<'tnhl.ntt•'tt \ll,:IWI\, \\'(IOII~;o;;, I·'I:II':I>LA:-'1>, HICIL\IW­

~(1:\, I'. (i. :-;TJ•:W.\HT, IIICI\S, IIYXJ<.:S, IL\1<:1:, COLMWI:JHI, 

Blll/~'1'1':1:\, .UCI\:\1.\:\ all<! (l\\'1<:~~ 

HPfl'tTt·d to Collllltilll'u 011 .\lu11iei pal Gol'el'lllllent 

.\:.. .\cT lo n·gnlall', <·onlrol mul stabilize n•JLis in certain mrenw­

''IHII<'<''· t·n·alillg· a Bnn·nn of H<'ttl L<·n·ling- in 1lw D<~parliiH!Hl 

or l'oll!lllllllit~- :\ l'i'ni rs, and S\1] J]lll'll1l'lll ill,g- <·haptl'r 27]) of Tit!P :i:.l 

ol' tltl' H<'Yis<'d Statutes. 

1 BEn E'i ICTEIJ lnJ !he ,..,'r'uofc a111l 01'1/f'l'al .·lssc1111Jly of the State 

•) 
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., ... 
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:~ 
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., .. 

uf .\',·11' Jersey: ··~ 

1. 'l'lti' ad shall lw bw\1'11 and lli:t~· he <•ite<l as the "f~mr>rgene~· 

Ht•nt LPI'rling ,\d." 

2. Th<• Le,g-i,Jatnr" hereb~- 1inds all(l deelan•s that a Herious 

pnh!i(' t•mcrg<'lle~· rxist:; due to a <·ritieal shortage of hou:;ing space 

witlJin the Sial<' nncl !hal stwh shorlag·p ma~· reaeh snch lm·ds as 

to rrqnin· t'lltel'g'<'lH!~- rc>gulations for tlw stabilization and eontrol 

of re1ll s. 

3. It is hereh~- cleeln n•d to be in 1 he illterr;;;t of the hf'nHh, snfety 

alHl g'l'lll'l'al 1n•lfare of the peopll• of :Ye11· ,Jen'<'Y to prr1·ent in­

crpa,es in rc>nt which are cxorhitant, ;;pcculnth·e and uuwnrrauted, 

whi('h itH·n•aRP~ nn· eansin~ ~e\'Prt' hnrrl~hips upon ten:mt;;, nn<l 

to proiP<·l perROtts liYing- in this Stale from nndne impnimwnt of 

their ~l:mclnrd of li1·ing- rlnring- thP l10nsinp; cri~>iR. 

4. ,\s n~ed in !hi~ :IC't: 

a. "lfou~ing" ~Jl::H'<'" lllPan~ tktl· portion of a rlwdling-, rented 

or o!'f't•n•d for rr1it fot· li1·i1tg' allil rhn·lling purposrs to one in­

di,·iclnal or fmnil.1· unit log-t·llH•r ll'ith all priYih·gt·~, ~c·rl'ices, 

:i J'nrlli:,hitL!~~. J'nmi!un>, •·qnipJn<•nl, 1':11·ili!ie~ a11<l impro1·emPnls 

li enmH·r·tl'<l with then:'<' or o<·eupa1H:.1· of ~<neh porli011 of I he propPrty. 

i h. "lh·l'lling·" nu·:tns :llly huilclin;,· or ~1 rndun• or trail<•!' or 

."l lnud u~•·•l as a traill'r p:trk n•lll,•d or ofl'l'l'l'd for n•11l lo one or 11101'l' 

!I l<•llanl~ nr l':n11il~ nnils. 1•:\l'lll]'l<'d !'rout 1his :L,t'l an· pnhli•· housing 

i 



10 :111<1 dllt·llin!~ cp;lt't' i11 :111!· llitdt·l, hoft•l or :111,1' oflit'J' pl't'llll:Ct' 

11 ]'rilll:tril.l c<t·n·iw~ t r:JJJ~it•Jil g·tlt'""'· or l'or I'Oillllll'l'<'i:d JHII'JIO"I's. 

1~ , .. "~lultiplt· dllt·lliliJ.(' IIH·au:-; nny huildin;.!: or c;fJ'llt'tiJn• of Olll' 

1:; or JJJort· c;f"rit•c< :111d :111\· land <I}'Jllll'fl'll:lllf tlll'rt•fo, 1111d any portion 

I·~ tlH·n·ol', i11 ,,.llil'll tlll'l'l' or lliOI'I' uuih of dwt·lliug- c<Jlll<' 1' arP o<·eu­

];J pit·d, or arl' inft•JII!t·d to'"' lll'I'IJ]'i1·d h.1· thrt'l' or IIJOrl' JH'r:-;ons who 

Hi li1·t· illdi'Jil'lldi'Jil!.l· ol' l':t<'h ofhl•r; ]ll'ol·ill<-d, that tlii:-; d•·fi11ition shall 

1/ 11ol h1• l'tlJJ,.;f l'lll'd to i1wlud•• an\ ltuilding- Ill' :-;( l'lll'fllr<• tll'fin<'d n:-; a 

lS holt•! in tlti:-; :11'1. or l'l·g·i:-;fl'rl•d ;t:-, a l1otd ~Vith th1• CoJIIIllis,.;iolll'l' 

1~) ol' ('oiiJlllllllif;; .\tL1ir,.; :1:-; prmid1·d in tlw ''!loti·! :11Jd .\lnltipl•· 

:20 lhn·lling· L:11r" (I'. L. IDti/, e. /ti; (' .. -J:J:l:L\-1 l'f s1•q.), or o<·<~upit>d 

:21 or inl1'lld1·d to lH· ot'l'll}'il·d I'Xl'ln:-;ii·,.J:-· :1,.; :-;udL 

'1'1 d. "llou,.,ing· .~t:lf,· of t'lllt'rg·I'IH'~·'' nw:111:-; :1 l':ll':\11('.1' r:tl•• of hoth-

:2:1 ing· "]':''''' ol' ],•,.;,; th:tn ;Jr,;. 

:2-J. , .. "\':ll':IJI<'!' r;Jit• of hnJJ,;ing· :-:p:ll'l'" nw:Jns th:t!. JH'I't'l'llf:tg<' of 

:2:i hnu~in;~· "Jl:H'<' :11.:1il:dtl1• for rt·nt to ff'll:llJf,; 11·hidJ ic; llllO<'I'lljli<'d 

:2ti and ol'i't•n•d for rent. 

:21 f. ''.\1nihhk t'()r rt•JI( to tl·n:JJJf,;'' !lll'aJJ,; lit for ltahitntion a,; 

:28 dt•lin··d h.' Stat•· or l1w:t! hon,;in~ incJH•etion aud lw;dth codes and 

;Z~j offered for rent. 

:10 g. ''Prief' illllPx" Jll<.·an,.; tlw "<'OllSlllllPI' pricl' inth·x" (all itf'm,.;) 

.'11 for Uw reg-ion of tlw Fnit<•d Stat1•;; of 11·hieh northern Xew .TC'r:'t'Y 

:1:2 or "onthC'l'll Xe\\· Ji•r;;ey is a part, pnhli:-;lwd periodically by tlw 

~3 Bureau of I~ahor Stati~tics, 1~nitcd State~ l)eparttnent of I_jahor. 

:1-! Tllf• i1H.lcx to lie applica!Jle in an~- part icnl:tr case arising- pursuant 

il;) to this act shall lw df'tt•rmilH'I1 h)· the Bureau of Rent LPveliug 

~6 c:rea 1 I'd h:· this act. 

3. ImmcdiatPiy aftt•t· thi,.; act tak(·s cfrect, tho Commis,;ionor of 

2 Community .l\ 1Iair;-; shall tldPrminC' the Yaenncy ratP of housing 

3 space from tlw latrA aYailability stntistics furnished hy the l;nited 

± Stat cs Deparl!JJPnt of Hou,;i ng a ncl F rbn n Dt'Yrlopmcnt, based on 

;) postal Yacancies. Atmu:lll,l' th"reaftC'r the Commi,.;;;ioner of Com­

(i munit.1· A IT airs shall compll'ie a Statc11·idc• c;uri'<'Y hy c~ount?, to 

7 determine the \·ac:mc:: ratP of housing ,;pac1~ in the State. 

1 fi. 'J'h;· Commis;;i(IJJ<•r of Co1nmunity .\ fi'airs ;;hall report annual!)· 

2 to till' (]o,·t•nJor fh1· ,.;ll':tuc·.\· l':ltl' of hou,;iug· ,;pa<·e in Xt>w .Tcr.w~-. 

:; \\'i!hiu :;o days following· thl' dd<•nuination by the C'oJumi:-;,;ioner 

4 of Coili!IIUllity .\ffairc; that then• exic.(,.., ill this ~tall• a housiug 

:> state of emergt;m~y tlw Uon·n1or ~h:tll jc;,;ue a prodamatiou 

·(j adi1·ating- the rl'llt 1<~n·ling pro1·isinus of :'<'('( iom; S, ~l, 10, 11 allll 

7 12 of this nd in tho."" eotlll(il',; \\'IH•rt· a houc.iug ,.;faft. ol' l'llll'l'g'l'IH~)-
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,.itll\1'1" of ( 'tlllllll\lilll,\ .\li:JJJ" .. llt:tl :t 11()\l:.ill:~: l:tlt· .. f 1'1111'1.!',1'111'.\' )Ill 

loJJ~~··r 1'\i· 1; i11 :tny l'fllillly, 1111' tl0\1'1"11111" ,.hall i:.:.J\1' :1 Jliiii'I:IIJI:ilillll 

cll':tl'l i1·:d iug 1111' 1'<'111 ],•n•liu.~ prm·i:;ion,. of'"'''' ions~. !l, 10, II :1111! 

1~ of !hi,; ad in IIJ:d t·ounl~·. 

.\ lllllllit•ip:dil.l 111:1." '"'1'01111' 1'\1'11111<-d froJJJ !!11· 1'1'111 l•·l'l'!i~~;~ 

prm·i,·ion:. of ;-;l'dioiJs S, !l, H,l, 11 and 1:! if llw gO\I'I'IIiJJg· lwd_1 

S dl'il'rrnin•·s lh:tt a lwm:ing s!:t\1• of t·nH~rgl'll''." clrll';-; not I'Xic,t i11 

!I said lllllliit·ip:dil.'·, and :ulopls a rr•solu!ion to tiJ:tl 1·fTr·d. TIJr• g·r,, 

10 Prniug hod~· :-ltall hold puhlie lwaritlg-:; prior to adopt io11 of a 

11 n•:,olution \\'hidt ll'ott!d 1'.\l'llldt~ fill' llllllli<'ipalit~· frotJI ilw pro 
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yj,.,ions of this al'!. l'nldi•· IJO(il'l' shall],,. gin·n aftl'r pnJ,Iir~ ]JI'aring· .• 

h:tl'l' ltl'<'ll !Jdcl and prior to adoption of a r1·solution 1·.xdnding- tlw 

Jllllllil'ijlality from t]ll• n~nt l1~1·Pling prm·isions of this aet. 

S. '\'hik a hou,:ing· "tak of emergetil',l' PXi:-;h, i•stahlishuwnt o!' 

I'l'llls ll1•t ll"l'l'll a landlord and a ((•uant lo 11'i10lll this ad ic: applir~ahl1· 

shall lH• dl'tl'l'lllilll''llJy IJw proYisions of this ad. 1\t t.lw r:xpiration 

of' a (,•a"c or at th1· termin:tlion of a l1•asc of a ]Wrindi,·. l1:llant, no 

laudlonl JWl~· rl'qtH•st. or recei1·o fnl!Jl said tenant a ]H•reeHtag-1' 

llll'reas•) in 1'0111 \rhich is greater th:ut tlH• pen·t•ntag<~ diffpn•Jl<'" 

hl'! \\'Cl'll tlw prir·•• in<l<·x GO days prior to the: Pxpi rat imt of th1• 

l••a,;<~ mttl tlw ]Ji i<·t· indc•x GO tla~·s prior to the <lai<- tlw lpa,-e was 

<·ntl~rl'Ll into. For a pr·rioclie tr:Jwnl \\'hose lca:-:c term shall he lt•s-.. 

than 1 ~-<·ar, "ai1l l<'llaJtl shall not snJl'r~r or hl' enusl'<l to pa~' :my 

l'L'llt inneasp in a 1:..!-Juunlh peri<nl 1rhil'it PXC'I't~ds iht· a1·erag-1' priec· 

inrli'x lWl'eCitlagl' inerl'ase for !lw prt~r:etliug 1 :.!-mouth period. 

An,\- rPnial ill(:J'l':IH', or payments of su!lls other than rental, al 

a tillle otlwr than at the Pxpiratiou of a lease m· termiuation of a 

!J<'riodie lcac;p shall lw \·oid. 1\n~· r<·ntal incr0as1•, or :-:t'lHll'ah• in­

c.r<'ase Ill l'xeps,; of that antiJOrizt•d h~· tlw pro\·isions of this aet 

shail he \·oid. 

.\n.\· landlonl sl'C'kin.~· ·an iner"a"" in rPnt shall.notify the tP!Jallt 

of thP L'aknlation;. im·oll'l·d in r·ompnling th1• incn)a:;c• indnding 

tlw prict· itulPx liO days Jlrior to !hi' p:-;piration da!t• of thP l<•ast•, 

!Ill· pri<·•· iwlL"x liO d:tys prior lo lhl' daft• th<• h•asp 1\':ts Pllll'I'Pd into, 

tlw Jll'l'r'<'lllag<· inn<'llSI' i11 tlw prit·t· ind1•x, and t IH· allolralJI<• !'l'lllal 

itl('l'I'HS!'. 

l'l'riodiC' ll'llilllh ~hnll hi' notifi•·d of thl'ir r'll!TI'llt n•nt. th•· 

<·nrn·nt pri1·<• indt•x, 1111• prif'c• ind•·x 1~ lllO!ilh,.; pn·1·ion;;;, thP :1\l'l'a.~·~· 

prir~t· ind1•.x pt•n·l·tt!:l(.;l' inr'l'l'il"''· !Ill' al·,·rag·,. illlllll:tl allo\\':tld1· in 

<'l'l':tSI'. 'l'hl' failttl'l' of !111• l:tndlord lo pro1·id1• lh1• li'll:illl with 

!IIi,; infonnation sltall lltakP a11.1 innt•n;-;1• \'oid,.aud thP l••n:un shall 

!'l't'0\'1~1' :111y inr·n·:t,;l' paid nnl•·;-;s a t•onrt find,; thai lh1· Oli!Isswn 

iii 



::11 11:1~ 1'\1'1\·:i\,\1' i:d;;11': i11i11 1'1111 idJ·I·:IIil111 J\11' 11\1'111'1 

:n l'dllt'aliull :111d I'''' nl 111' ""Ill' I·: l1ip of l'~'ol"'rty. 

H. \)nrin.~· il11· •·-:i~t•·n•·t• ot' ll hnn:;in.~· st:dt• of t'llll'l','~l'lll')', n 

~ Lmdlord 111:11' :'l·t·k :1 L1x ~1Jn•l1:11·g·•· frolll 1\ic tP11:1nt )Jt't':J.tt::l' of :111 

:l in!'rP:t~t· in Jllli!Jit·ipal Jli'OJII'I't.'· tnx~·~. 'l'lw tax snrdwrgt· sh:lil not 

+ l'XC'<'t'd tlJat :11110111!1 :llllhorii'.l'd 11.\' t\11' folloll'ing Jll'O\ i.-;ions. 'l'l1" 

.J l:int1lonl ~hall di,·idt• till' innl':t:;p in the· Jll't•st·nt pmpt·rty tax Ol't~r 

G ilu• propt•rt:-· tax ol' tht• \'l'l'l'tons yt•ar h.\' tht· total '"!ll:t!'l· l't·td in 

I tht· thn·lling· to ohi:~i~: llw t:tx ilJt·rP:t~t· Jll'l' stjl!are fooL Til!: tenant 

S sh:tll not !Jl' liahlt• for a tnx ~l!r('lt:trg·e c·xc't'l'tling lbt: bx: innn·as•~ 

9 Jll'r sqnan• foot mnltipliPd l1y the· Tlllllllll'r of square• ft·c~t oceupit:d 
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h:· thr ll'l!Hilt pins a proportioJJ:1t1• ~harP 11f the• sqn:tl'l! footagt! of 

til<' 1'01lllll011 :ll'(':t>', indwling hall11·a.1·;; and grouml~ . 

. \ny landlonl ,.;:•rkin~· a tnx: snrelmrge ;;hall Jtotit\ tlw tt:Jlalll 

h:· l't•difit•d lll:1il or pt'rson:d :-c:n·iee of the c:denlations im·o]l·pd 

in c·omputing the tax S'll'C'hargu indudin;; tlw prcsc·nt property 

t<tx of tht• ,11\·l'lliil~·, tlw propc•rt:· tax for tlw tlll·r:lling for !ht· 

prt·l·ion-< :•~ar, tl11• nmnlwr of "'JlJan• fed in !lw d\\·dlin[!.·, Uw tax 

invr"a"" per "'lum·<· foot, the Humber of square feet oceupiecl hy 

i ht• t ennnt, flH· propodiowlic~ slw re of comn10ll area ehargcd to 

thl' tenmll, aml 1he maximum allowahlc surcharge. Failure of the 

lawllord to Jli'O\'idu the t.cwmt "·ith this information ~!tall mnb· 

any tax: surehnrg•· l'flid and the tenant >ihall reco\·cr for any tax 

sureh:trge paitlnn]l'S::i a court finch that the omis:-:ion \\'ll.ci exeusablc· 

taki11g iJ1to l'on~ideraFon the O\I'IIC'r·~ gootl faith, <·duc·atiou, and 

e:x1l'lli of OII'IIl'rship of proprdy. The tax surcharge uach h'll<tllt 

i" liahl•• for .'-'h:1lL lw paid iu 1~ month!~· paymrnts. 

The tax surcharge slwll 11ot be eom;idcrcd rent for purposes of 

computing eost of ]i,·ing rental increases. 

In the e\·ent of a tax appeal, the portion of the tenant's tax ~\11'­

charge not bring paid by the landlord to the governmcut will he 

held in a separa!L~ interest bearing account. 

ln tlw en~nt that Ow appeal is sneeessfnl aud.tlJC tax: is reducccl, 

thP tenant shall l'l'C(~ivc: :iO';;, of the monuy held in escrow togetlwr 

with the accnwd interest of the total amount after dl'ductiug all 

expenses from said appeal. l'ayulcni t.o the t(:nani \\'ill be made in 

the: form of a eretlit against the monthly rent or a eheck mad•~ 

payable to the tenant. 

10. There is lwrehy created in the New ,Jc•rsL'Y Department ol' 

Conmmnity ~\Jfairc: a Dnn·an of Heni Len~ling. 

'l'hc Bureau of Hen! Lc:Yding ic: ht•rcby grmlled aml shall han 

and exen·.i~e, in addition to other powers ht:rPin gran!Pd, all the 

iv 

• 



5 

!"> ]Hl\\'!'1':-- ll<'<'P~,ary nJHl appropriate to enrr,v out and t!Xeenh• tl>r· 

6 ptuposP~ of this lH't, itwlwling hut not limitPd to, tho pO\n~r: 

7 a. •ro determine proePdnre for and to rondud a survoy which 

R will arcnrnh~l~· df'to'rminP th<' vaeane;c rate of hou~;ing- space in 

n (~aeh county; 

10 h. To is~tH' and promnlg-atP sttrh mlcR and regulations aR it 

11 dr•(•ms neceR~nrr to implcmrnt tlw pnrpof'P~ of this net, which 

12 rules and rPgnlntions shall have the force and pffect of law until 

1~ re,·iscd, re}wnled or amell(1cd from time to time br the hm·eau in 

14 the exercise of its di:-:erPtion. 

15 c. To suppl~· information and assiRtH>wP to landlords anrl tenants 

Hi to hPlp tlwm f'omply with the proviRions of this act. 

1 11. A landlord mn)· sPek a service surcharge hecause of suh-

2 stantial inerPasPs in SPITices, fumiture, furnishings or equipment 

:1 he is providing. Tlw count~' district court shall determine the 

4 amount of service finrchnrgc allowed, if anr, after consideration 

5 of the eost of tlw inereased servier, the necessity for the service, 

(i the hendit to the tenant, the purpose of this act, and othcor relevant 

7 infonnatio11. In any C\'etit a scotTicr surcharge shnll not exceed 

8 PI:!/~ of the tenant's rrnt. Any landlord seeking a service sur-

9 charge fihall petition the eourt after setTing notice i1pOI1 the tenants 

10 h~· c·crtificd mail or pcrf'onal ~enice of hifi intent to seek a service 

11 snrehargc. Thco comt c:hall give reasonable opportunity to be heard 

12 to both landlord and tconant hcforc making a determination. 

1 12. A landlord may ~ecok a capital improYemcnt surcharge for 

2 any eomplrtecl major capital imJH'OYement. The landlord shall 

3 notif~· each tenant of the total cost of the completed capital im-

4 pro\·ement, the number of y(•ar~ of useful life of the improvement 

5 as claimed hy the laudlonl for purposes of depreciation for income 

{i tax purpose><, the an~ragc annual cost of the impro,·cment, the 

7 total nnmlwr of sqnarc fed in the dwelling, the total number of 

8 square feet occupied b~· the tenant, and the proportionate share of 

~) the square feet of the common areas eharged 'to the tenant. In 

10 calculatiug the capital impro\·enHmt surcharge the cost of the 

11 capital improvement shall be divided by the number of years of 

12 useful life of ~aid improvement to determine the a\·erage annual 

13 cost of said im1n·ovcmunt. 'rhe total square footage of the dwelling 

14 shall be divided into the annual cost of the improvement. and 
',,. 

15 mnltiplicd by the number of sqnan' ft:wt occupied by and charged 

Hi to the tenant iu order to determine the capital improvement snr-

17 chargl'. 'l'ht> eapital impro\'t>meut smchargc shall not exceed 1%'/c 

1 o of the tenant'~ rent. A landlord seddng a capital improvement 
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1!1 ,;ur••li:lr··.•· 111:1\ J11'1111ot1 1l11· ,.,,11111.1 <i1-11w1 ''"111'1, :1t't•·1· li1···t wdil'y 

~ll i11~ :ill 1<'11:1111< h.1 <'1'1\lli•·d 111:1il 01 i"'~''OI1:tl ,,,·nit·•· of l1is inlt~ntion 

~1 to st•<'k :1 <':ipit:tl itnpro\.<'111<'111. c,lll'<'il:lr~··· and th<' c~al<:uiation'-' il1-

2~ Ynh·t·d in di'!Pnninin!~· tl1<• snrt·harg<'. 

:2:1 Tl~t• !'Ollrt IIJIUII ~"t tin~ of a ht•n ring <i:ilt• sludl gil'<' l't'<ISOII:tblt· 

:H oppnr1nni1.Y tn hr lwnrd to l1oll1 hndlord a111l 1<'11:t111 11t'fon· rnaking 

~.-, a d<'l<'rminatiotl. 

1:~. 1•:\·t•r.l t'ottllt.l· distrid ('OIIrt slt:dl !tal'<' .inri:-.didiou to !war 

2 nud dP1<·nnint• an :ll'tiou, n·;..;·:lrdlt•,.c; ot' till' dollar all!OIIllt i1tvnl\'l•d, 

:: b~· a tt·n:mt :tgain"t hi" bndlord to l'<'t'O\'t•r !'Pill paid in t•xe<'-"S of 

+ tlH· nmonnt anthorizt·d nttd<'r this :wt, to <'nfon·p and asst:ss dam­

,J a!.!,·<·~ for :1 la11<1lord ·,., failnn• to Jll'ol·id<' .st•n·i('t·s all(l to l!laintain 

li pr<'lllist>,.; snh.iL'l't to tit<• provisions of this net as n•qnirt>cl lllld<'l' 

7 a lt•a,.;t• in onlt•r to m·oicl lh<' purpo;:t> :md int<'nt of this nd, and to 

8 n·quirP th<· landlord to 1'<'11<'\\' a )pasr or pn·misps snh.i<'Ct to thr 

9 proYi:<imt;: of this aet C'XC<'pi for good c·alt,cc• ,.;hmnl as lwrC'inaftcr 

10 ch,finl'd. l~nr:.· t·onnty distriC't <'Onrt shall han ,inris<lidion to lwnr 

11 and d<'lrnnin<' an a('tion n·gnnllt•,-,s of 1h<' dollar amount inYoh·rd, 

1~ ll\· n landlord "''<'king a st•n·i<'<' m· <':q1ital impro\·Plll<'llt .'<urrharg<'. 

l:l .\ tenant or l:111dlonlmay ap]H'nl a dec:i;.;ion of tlw <·mmt~· <list rid 

1-!- court to th<' Superior Court, Ap]lellatc Di,·i~=;ion. 
•. ~ 
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1·1-. l'ndcr no circmn;.;tanrr,.; c;lJall a scJTicP surcharge or capital 

im]WOY<'IIwnt snrl'hargc he consitll'I'Ptl rPnt for pnrpo~Ps of fnturP 

1:-l. ln t]w,.;e <'OUIIt ic·;; wh•·rr thP fir;:t ."ll!Te~· of tlw Dc·partment 

of Comnmnity ,\Hair,; dl'tennine;.; that a housing state of (:Illc>rgency 

exi,.;h, no l<uHllonl shall, aft('r tlll' issnm1ec of the Gon~mor':­

proclamation charge a11~· rPnt in l'Xf'l',.;s of what hr wa:-; rPceiving 

011 .J mmar:.· 1 of tlw :·l'ar thi;.; act is approYrd, l'XCept for increases 

anthorizt•d h:· ."-l'ctiom. 8, 9, 10, 11 and 12 of this act. 

Hi .. \n;· ]alllllonl n·-r.-.1t1ing a hou;-;ing sp;lct• <luring a housing· 

stat<' of Clll<'rg<'llC':· shall not charg<' a new tenant a higlwr rent or 

tax surehnrge than lh<' mnximum lH' was pt•nnitied to ehargc the 

]H'l'Yions i<•nant undt•r sl'dions S, !l, 10, 11 and 1:2 of thi;.; aet. 

17. Tht· 011 uc•r of a hon,.,ill,!!; span~ or dwt'lling lwing nP11·ly eon­

s1l'IH:Il•d and n•tltt•<l for tlw fir~t tim<' ,;hall lw c•xempt from thP 

pro\·t,.;Jons of this act. A11~· suhs<'qll<'ll!. r<'ntals ,;hall hL' suhjed to 

this act. 

11-1. ;\o a<·tion or pro<'<'t•ding to n•co\'<'1' ]lO"·"<'>'sion of an:· housP, 

~ lntildin!.!,', lnnd or t•'ll<'llll'llt lt•as<'d !'or n•sidt·l\1 ial pnrpo,.;t's whic·h 

:l is <'O\'t'J't•d hy th1• pro1·isions of this al'! ma:o· ht• ntaintaittl'd <'X<'<']ll 

-l upon tl~t• follo\1 iug gi'Oitllds a~ good <':IllS<': 
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a. l•'ailun· on lht• part of lht· !Pliant to pay n·ut dut• and ow1Hg 

undt•l' lht• }past' whl'lht·r till' sallll' lw oral ot· written. 

h. 'J'hl' tenant has h!•Pn so di,.;ord~~rl.v as to dl'st roy tlw JH':we and 

quil't of lht' landlord or othl'r l<·nants 01' o<·t·.upants li\'ing in thl' 

house or nPighhorhood. 

c. 'l'hl' ll·Imnt hns willfully or by reason of gross m•gligeuce 

ennsed OJ' allowell destrndion, damage or injury to the premises. 

d. Thl' tenant has !·on:.;isft•uti~· Yiolal<·d tlu· landlord's rules :md 

n•gnlatious g-oveming- said prerni;;l's, providing such rules nre 

rpasona hh· aml ha \'l' het•u acct~pted iu writ i11g b~· the tmmnt or 

111ade a part of the lew;e. 

t·. ThP lt·nmJt has ;;nhstantinll~· hn•a!'hl'!l or violall·d anr of the 

l'0\'('1Iants or agn!C'Illents contained in the lease or the premises 

whPl'l' a right of n•!•nt r~· is reserv<'d iu the lease for a \'iolation of 

sneh eon'Jtant or agrl'emcut. 

f. The 0\1'1H'r :-:Peb to hoard up or 1lPmoli:·d1 the premise because 

h<' has h1'!'ll eitPd h~· lo1~al or State hom.:ing· or health inspectors for 

substantial \·iolatious nl'f'eeting- the health and safety. of teJJants 

and it is <·conomicnll? unfeasible for the owner to Plimi11ate thl' 

,·iolatiollR. 

g. 'l'hP ow1wr or a uwmher of thP O\\l!l'r'R ini'fnediatc fmnily 

sePks to occnp,\· thr premises. "Inmwdiate family" shall includP 

child, part>nt or spoufw. 

h. The owner RrPks to rrtire permanently the unit from the 

housing- market heenus1• a contiitnPd operation of the housing 

aeeonnnodation woulu impoRe a11 mH1ue hardship upo11 him. 

19. Ever~· owner of any multiplP dwelling shall maintain the 

following records whieh ;,;hall lw a\;ailahle for inspection by the 

public during usual lmsiness hours at the owner':;; principal place 

of business within the State: 

a. A li,.;t showing all housing spaeP vacant and available for 

rental, including the loeation and mnnher of rooms cmitaincd within 

Haid houRiug space. 

!1. A list ;.;howing thP JHilll<' m1d la,.;t known addrPss. of evPry 

applic·ant fo1· a honsi11g ,.;pac(• ol't'('l'l't1 for rPnt hy the owner. 

tog'Pfh,•r with ILl' location of hon..,ing spacp,; songht to he rented 

hy Uw applieant, the dal<' on whil'h tlw appliention for rl'ntal was 

nHH1e, and t]H• prP:wnt moiilhl:-· rental fo1· said housing- space. 

20. During- a hon~ing ~tate of Plll('l'g'l'lJeY a landlord shall main­

tain ilH~ samP standards of spn·i<'l', maintPnaneP, furniiHrl', fumish­

iug-s and PqHipnH·nt in thP honsing- nnit as lw prm·itl<•d or was 

n•quin•d ~~~- Ia\\· o1· ll'<l.'-'l' at tltP dati' thP !Pas<' was PlliPr<'d int.o. 
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·' .\ "·' iudi\'idual 1t•JI:ttlt or a ••bt:-;:-; ol' tPnanl:-; 11'110 is not r•·<:f•t\'111,!_; 

ti :-uJ,,._t:tlltially tht• saiiH' :-;taHdnrds of ~wr\'ieP, JllaintPilllll<'c, furniiun!, 

l'ttl'iti,·hings, or PqnipliH'IIt IIIII,\' hll\'t: thP <'<llllll~· distrid c·ourt. flt·-
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t•·rtnint· lht• n•asonahlc- I'Pitlal \'aluP of the housing unit in ,-inw of 

t hi" delieil'IH'Y. 'l'lw tenant or rlnss of tl:11anl.s shall pay the I'Pason­

:tltl•· n•11tal \'ahw at~ full paymPJtt for nmt u11til tlw lnndlord 

dt•JIIon:-;1 ra(p:-; to tlw <·ourt. that tlw cl<·fi•·iPHey has het•n eorrcc1c<l. 

:!1. :\ t<•Hant. or das:-; of l<"nants ma~· hring an a('iirm in county 

di,._t rid <·our! allegi11g' all liHauthoJ'iz<·d ot· illegal rcut incrNlHC or· 

(:tX Slll'<"fllll'g'(! 01' SPekill!{ tfte rdlll'll of JIIOJteys paid ill C!XCI'SS of 

III•· n~nt or tax surchargP anthoriz<:d hy this act. 

:!:! . ..\ willful \'iolation of au~· pr·o\'isio11s of this ad, including 

hut uot limill•d to the \\'illfnl filiug with the county clistriet. court 

of any ma!Prialmi:-;slalt•lllPllt of fad, is a misdemeanor . 

:2:1. .\ ny pro1·ision of a lcasr or other agn:enwnt whereby an~· 

prol'i,ion of thi~ act is wni\'Ccl shall lw deemed against public policy 

and 'hall he Yoid. 

:!-L [f an~· pro\'ision of this ad or the applic.ation of such pro­

vision to :m~· pers011 OJ' i!in.:nmstnnce is declared hwalid, such 

im·:tlidit.'· shall not afl'••et other pro\·i,.;ions or application!-> of this 

net wltil'h ('all lw 3'i\'Pll pffce1 ; and, to this end, the pi'ovi~ions of thh; 

ae1 ;11'<' tl(•dnretl to be Ren'rablc. 

:,!:-,, 'l'hi,.; aet being l!cees~ar~· for the welfare of the State and its 

iuhnhit;ml,.; sh11ll he lihcmlly cons!ruell to cffpctuatc the purpose;;; 

th(•rcwt'. 

:!(i. This act shall take e1Tl'd immediate!~· aftPJ' Federal regula­

tions, pur,.,uant to tlw "Eeonomie Stahilization Act of 1970" (P. L. 
!ll-:179) a:< extended],~- P. L. 9:2-8 lul\·e hPen rl•moYed and shall he 

opera tin• for 4 ycars from sneh eJfeeti1·e date; provided, however, 

that if within HO days prior to the fourth mmiver:·mry date of said 

t•ff('r.ti,·e da1<' the CoBmJi,.;siOlll'l' of Connnunit~- Affairs shall deter­

mill<' and •~crtify to IIH' Go\'l'l'llor· that there eontinncs to exist in 

an~· eount~· o1· l'OIIntif's a ,.;late of lron,.;iug emc>rgeiwy, then this act 

;-;h:dl l'l'lllain OJH'I'H1 i\·l' for au ntlditioual 1wriod of 4 yp;u~~. Ondpr 

Ill 110 <'irc•tmJ;;talle!~s :-;hall thi,.; aet l'Pillain opPratin· heyoud the eighth 

II anuin~r:-;ary date of the et'fcdil'e datP thereof. 
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ASSEMBLYMAN FRANK G. MEGARO (Chairman) : Good morning, 

ladies and gentlemen. I wonder if we could come to order. 

Before we begin the hearing on the Rent Leveling 

Bill, Assembly No. 656, I would like to make a few intro­

ductory remarks. It is certainly appreciated by this 

Committee that so many people have come out and wish to 

express their views and the opinions of their respective 

governing bodies on this important bill. 

I would like to introduce the gentlemen at the head 

table. We represent the Assembly Municipal Government 

Committee. On my left and on your right are Assemblyman Arthur 

Manner from Union County and Assemblyman Robert Veit from 

Bergen County. On my right and on your left is Assemblyman 

Alexander Menza from Union County. And I am Frank Megaro from 

Essex County. 

In presenting testimony, I will announce that the 

list for the morning and afternoon sessions has been 

formulated. However, if you wish to be heard at this hearing, 

come over and register with Dr. Spires Caramalis, who is 

our Committee Secretary. Dr. Caramalis, will you kindly 

raise your hand so that everyone here can see you. He is 

on my right. He has a yellow pad and you can register on 

this pad your name and your affiliation, if possible, a.nd we 

will put you on the program in the order that you sign up. 

We would wish to move this hearing along rapidly. 

We want to cover all the points and we don't want to cut any­

one short. But I would like to ask the persons.testifying 

if they could limit their remarks to a maximum of five 

minutes. I think you can perhaps say all that there is 

to say in a formal statement in five minutes. 

After that and after you complete your statement, 

the members of the Committee will perhaps ask questions and 

bring out additional points. 

We urge you in the interest of time and in the "-, 

interest of developing good suggestions in the way of 

legislation to avoid being repetitious. I know from what 
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I have heard, a lot of comment is similar throughout 

various parts of the State and I would just say that it 

would be helpful if you could keep your remarks that 

might tend to be repetitious to a bare minimum. 

We are anxious to hear your suggestions on improve­

ments or revisions in the law which would make for a more 

efficient operation 'of the Local Rent Leveling Bill. 

One final word, if you have prepared testimony, 

please present it to the stenographer and we would appreciate 

having copies distributed to the members of the Committee» 

It will be helpful in allowing us to follow your remarks. 

I '"''ou1.d ask you to please refrain from any demon­

strations in the form of cheering or clapping. Thank you 

very much. 

We will announce the list of speakers for the morning 

session and we will call them in that order. 

The first speaker will be the Honorable Anthony deFine, 

followed by the Honorable Ann.Klei.ni· Honoltab1e Chri.stopherJiitckman, 

Honorable Peter Mocco, Honorable Edward H. Hynes, Honorable 

John F. Curran, Honorable Burt Ross, Honorable Albert E. 

Logan, Honorable Byron M. Baer, Honorable Matthew Rinaldo, 

Daniel Gaby, Michael Levin, Robert Brune, Mrs. Bess R. Gollin, 

Ellsworth Morgan and Alexander Feinberg, and the Honorable 

Thomas Dunn, May9r of Elizabeth. 

I will call as the first speaker the Honorable 

Anthony DeFino, Mayor of West New York. 

Mayor, before you testify, Mr. Robert Veit, a member 

of the Committee, would like to read a letter into the 

record. 

ASSEMBL'YMAN VEIT: Thank you, Mr. Chairman. 

This letter was composed by me and I think it will 

be self-evident after it is read: 

(Reading) 

"Dear Mr. Chai::.l:nan: 

11 I would first like to thank you for the opportunity 
~o read this letter into the record of these hearings 
so as to clear the air regarding my personal position 
on the issue under discussion today. 
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11 Rent control is without a doubt the most contro~ 
versial and emotional issues that our cormnittee 
has had to deal with this year. It is one tha·t can 
have far-reaching effects for all the tenants, 
homeowners, and landlords of the State of New Jersey. 
For this reason, I feel it essential that I disclose 
my personal circumstances for the record. 

"My employment is that of a real estate salesman. 
I deal solely in the sale and rental of industrial. 
office properties. I work on a straight commission 
basis, deriving no income whatsoever from any rea2_ 
estate transaction other than those just metnioned. 
My employing broker is the Alexander Surm:ner Company 
of 222 Cedar Lane, Teaneck, N.J. For the inform.ation 
of the committee and the entire Legislature, the 
Alexander Summer Company is one of the larger land­
lords in Bergen County and New Jersey and also derives 
income from the management of apartments that they do 
not own. 

"Given the status of my present employing broker, I 
would like to state that I am publicly committed to 
holding a complete and open public hearing on this 
issue so that all the assembl~nen and women will 
have in this testimony a complete airing of both 
sides of this issue on which to base their vote. 
As a matter of fact, I think you, as Chairman~ will 
agree that I was one of the principal members of the 
committee that was pushing for public hearings 
on this issue. 

"I would like to conclude on one note and that is 
that I hereby give notice that any argument presented 
today on the part of either landlord or tenant that 
has a weakness in it will be attacked. Because this 
issue is so far-reaching, we must guarantee to the 
Legislature that they have facts and not simply 
opinions. 

"Sincerely, 

Robert C. Veit." 

Thank you, Mr. Chairman. 

Our first speaker is the Honorable Anthony DeFine 

from West New York. 

ANTHONY D e F I N 0: Members of the 

Committee, members of the Assembly here assembled and 

citizens: At the outset I would like to indicate that 

Mayor Meehan is unable to be here today. He has asked 

that I read a prepared statement which I will make available 
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to you. I am reading this statement on behalf of Mayor 

Meehan of the City of Union City. 

(Reading) 

"We, in Union City, are faced with a situation that 

can only be termed unbearable. 

"For those of you who are not familiar with my city, 

let me briefly explain the background. Union City, together 

with its neighbor, West New York, comprise the largest 

single Cuban refugee community in the United States outside 

of Miami, Florida. This is a result of the tremendous 

influx of Cuban refugees over the last six or seven years. 

In that relatively short space of time, Union City has 

become one of the most densely populated communities in 

this country. 

11 Gentlemen, our population density factor, according 

to the 1970 census, is forty-seven thousand people per 

square mile. 

"Now you can see what it means to cram 47,000 people 

into a total area of only slightly over one square mile. 

"Even aside from the obvious social problems created 

by such overcrowding, this condition is virtually a 

hand-engraved invitation for the rent gougers to ply 

their unsavory trade at the expense of those citizens 

least able to afford it. 

"In the two years since I took office, I have received 

numerous complaints from citizens, not only about r :,::;.t 

increases but about the under the table fees that have 

been paid to superintendents before an apartment can 

even be looked at. 

"Now I applaud the spirit of the bill before this 

Committee~ but there are one or two points which I would 

prefer to see clarified. 

"Under the bill as it now stands, it would appear 

that the emergency condition which is a prerequisite for 
1 re~t leveling' would be determined on a countywide basis. 

Unde::-= .such a system, Union City's need could not be met 
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unless and until the entire county was in similar straits. 

If this is, indeed, the intent of the bill, I suggest that 

the members of this Committee consider amending Paragraph 

7 to make such determination a matter for local review. 

"I would also like to address myself to the section 

of the bill which deals with the permitting of rent 

increases to cover municipal tax increases. I hasten to 

say that I have no objection to such a proposal per se. 

However, it seems to me that this Committee and the Assembly 

as a whole might address the related problem of tax 

increases as a direct result of capital improvements. 

"It is, in my judgment, grossly unfair and very poor 

planning to penalize a man for improving his own property 

at his own expense. On the contrary, it should be the 

business of government to encourage rather than discourage the 

private property owner to keep up and improve his property 

in such a way as to reflect credit on the entire community. 

Either as an amendment to this bill or as a matter for 

separate legislation, I earnestly urge the Assembly to act 

in this area." 

I wish to make it clear that that is Mayor Meehan's 

statement from Union City. 

I concur generally with the statement. I would like 

to address myself, first, to the needs of the people which 

I represent. We also have felt the impact of the Cuban 

refugees. In fact, we receive hundreds of thousands of 

dollars in impact funds for our educational system. 

We have a situation in West New York where apartments 

are overcrowded. We have recently signed a contract with 

the State of New Jersey for a housing inspection program 

which is acting as an indirect census. We have found 

intolerable conditions. 

I want to tell you as the Mayor of West New York, 

on a daily basis I have people come into my office - the 

a_g~ed, the young, the low-income people. those least able to 

afford it. Even those who are public employees who earn 

$10,000 a year with four children cannot pay, gentlemen, 
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$250 a month for a two and a half room apartment. They cannot 

take increases of $25 at a time, despite the Internal 

Revenue's declarations to the contrary, and there has been 

very little enforcement of these rules. People cannot 

continue to pay these rents and there is definitely a need 

for a Rent Leveling Bill of this type" 

I wish to say that I support this bill. I have some 

questions on portions of the bill, but I would support any 

bill that will address itself immediately to the pressing 

need throughout the County of Hudson, at ~east. I have 

had the opportunity to review a Rent Leveling Bill of the 

Town of LakP'\""ood so I would imagine the problem exists 

also in South Jersey. 

This is a tremendous problem in my community and 

it 'has reached crisis proportions, gentlemen. I think you 

will receive testimony from members of tenants 1 organizations 

who have had petitions signed by many, many people. 

I want now to address myself directly to the bill. 

First of all, in paragraph 5 of the bill, page 2, there is 

reference made to a statewide survey by county. I understand 

the legalistic reasons for the enabling statute to have the 

State backing up the municipal ordinance. However, I do 

think that the control should not rest solely within the 

State powers" 

As to the survey, I see that in paragraph 7, on page 

3, a mt:~nicipality rhay become excluded from the rent .:eveling 

provisions. Why not then have an amendment which permits 

a municipality to appeal to.:the: D ine·c ct o,;r co;f . 

Community Affairs so that when his community is in dire 

straits and has reached tl:a 5 per cent level, he can 

petition for the rent leveling program to take effect in 

his rnunicipali ty.:? After alL gentlemen, while I have the 

greatest amount of respect and confidence in the Department 

of Corrmunity Affairs, the fact remains that it is the 

3.nd the Board of Commissioners or the Mayor and Council 

.:t .>rrirnuni ty that knows the day-to-day problems of its 
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people. Please vest that power, at least the power to 

request, in the municipality. 

With reference to another item, which I think strikes 

at the very heart of the le-gal concept of property, which 

comes out of a serf-Anglo Saxon society, the 30-day notice 

to the month-to-month tenant, I notice on page 6 of the bill 

there is reference made to the causes for possession where 

a lease is involved. I do not agree that this sh~uld be 

the only situation. On a month-to-month basis, you know 

as a matter of fact when the action is brought for eviction, 

the court will give &n additional 30 days or sometimes 60 

days. Why not once and for all destroy this arbitrary 

power of a landlord to simply give a notice of eviction 

that tenancy must be terminated within 30 days, and let it 

be still on a 30-days' notice, but the vacation of the 

premises on a 90-day basis. 

I know this will not cause hardship. Because we 

are referring to the people~·.whb have the most serious 

social problems:.. Of co~rse:• all the .other statutory rights 

should obtain in the 30-day notice. Give some protection 

to the people who pay the bulk of the expense, the tenants. 

And I am a taxpayer. I own my own home. But I know that 

the majority of the expenses are forced upon the tenants. 

Because every time there is an increase in taxes or capital 

improvement, the landlord shoves it on to the tenants. 

I am not condemning him for that~ he has to make a profit. 

I think that the Assembly should sometime discuss, without 

infringing upon the freedom of business, what a legitimate 

profit is. So I ask that the 30-day notice be reviewed. 

Reference is made to bringing actions before the 

District Court. I think every community or every county 

should have a board similar to the OPA Board or the Rent 

Control Board before the rent control legislation was 

declared unconstitutional. I think that the board should 

act as an intermediary prior to court action. We in West 

New York have formed a Tenant-Landlord Board and we have 
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ir-1 cooperation with many landlords solved many problems. 

It is also a question of understanding. 

I believe under Assemblyman Orechio•s bill, No. 418, 

an authority would be created in the local governing board. 

I ask the Committee and the Assembly to consider that. 

Not to take any more of your time, I simply state this 

in closing: Gentlemen, I recognize the problems of the 

Legislature and I recognize the fact there must be a balancing 

here of two very important interests, the landlord's and 

the tenant•s. Notwithstanding that fact, when the crisis 

reaches the proportions it has in the State, when the 

mayors of ~ommunities are powerless to help, when there 

are situations where there is low-income housing which 

destroys the ratables, such as under the FHA, - and West 

New York has a middle-income housing project in which the 

tenant of a two-bedroom apartment pays $375 a month and the 

taxes are only 10 or 15 per cent of the profits, after 

expenses - when these situations obtain and when a community 

is so overcrowded, such as West New York, where you have 

43,000 people in less than a square mile and where people 

come into the office of the Mayor - and I am guided by the 

Chairman 1 s admonition to avoid emotion, but it is an 

emotional problem because we are dealing here with the basic 

right of a man to have a place to live,- it is time for you 

to take immediate action on this bill and stop once and 

for all the situation that obtains in my town where ~"'leople 

take money that should be used for food for their children 

and clothing, to pay an enormous rent bill each month. 

Please give the tenant a break. Give him a break once and 

for all and le·t this Legis '.ature be the type of Legislature 

that it has been in the past, ahead of its time~ Thank 

you very much. (Applause) 

ASSEMBLYMAN MEGARO: Thank you, Mayor DeFino. 

I have asked the members of this audience not to engage 

hand-clapping, cheering or whistling. I would ask 

·.-e~~:~e~:J.,. "C.;~l·e here today to refrain frorn doing this Sl Thank yo11 
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very much. 

Any questions from the Committee? ~sserribl¥ffiim Veit? 

ASSEMBLYMAN VEIT: I just wanted to clarify one 

point. I am not too sure on it. Did you say you were 

in favor or were not in favor of passing on higher taxes and 

improvements to the tenant? 

MR. DeFiNO: -- under the structure of this bill. 

But I would like to see a greater refinement of it. There 

is no question in my mind there has to be a limitation. 

On the other hand, I am also for some tax relief in the 

form of holding down the assessed value for the landowner. 

You can't expect the man to have the full brunt of it. 

ASSEMBLYMAN VEIT: Holding down the assessed valuation? 

MR. DeFINO: In other words, when there is a home 

improvement, the tax assessor immediately increases the 

assessed value and he pays higher taxes. Where the improve­

ment is such that it benefits the community, legislation 

could be enacted or an amendment put in this bill whereby 

the municipality could give a credit to him and not increase 

his taxes, with the proviso that he would not try to increase 

:the rent. 

ASSEMBLYMAN VEIT: I see. In other words, then there 

would be a dual evaluation policy for the community, one 

for the homeowner and one for the multiple-dwelling owner. 

MR. DeFINO: And I recognize there are tremendous 

difficulties. 

ASSEMBLYMAN VEIT: One other question: What do 

you consider is a reasonable profit for a landlord in your 

own mind? 

MR. DeFINO: I wouldn't comment on that. There are 

a lot of variables there. It depends on the value of the 

investment. It is not an easy thing. But I know that I am 

100 per cent for the type of system I live under. I feel 

that we should make a profit. I think when it reaches 

the proportions of gouging or a return higher than 25 

per cent, there should be some investigation of that. 
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ASSEMBLYMAN VEIT: So you say in the mid to high 

20's is considered gouging in your opinion? 

MRw DeFOE: I am not saying that, Assemblyman. 

I don't know. I am not a real estate man. 

ASSEMBLYMAN VEIT: O.K. Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mayor DeFino. 

Our next speaker is the Honorable Ann Klein, 

Assemblywoman, Morris County, District 10-B. 

I would ask the speakers, if possible, to limit 

their remarks to five minutes. 

ANN K L E I N: Mr. Chairman and members of the 

Committee, I am Assemblywoman Ann Klein, District 10-B, 

of Morris County. I am here to ask your favorable consider­

ation of A 656, an act to regulate, control, and stabilize 

rents in certain circumstances. I am a co-sponsor of 

this bille 

During the few months I have been in office, I have 

received more mail, telephone calls, and visits concerning 

tenant-landlord relationships, excessive rent increases, 

poor maintenance services, and other tenant complaints 

than have been generated by any other single subject, or 

• 

even by all other problems combined. I have with me a folder 

containing forty-eight such complaints on which my legislative 

office has kept records of all correspondence and contacts 

we have had with tenants. This is only a portion of the 

number we have handled since January, but it is an accurate 

representation of the types and degrees of tenant problems that 

we have reGeived each day. 

This may seem surprising for Morris County. My district, 

half of Morris County, is thought by many in New Jersey to 

be a district composed entirely of homeowners. In fact, 

however, of the total number of people housed in Morris 

County in my district, J9,.ooo or 35 per cent of them are 

renters, At the same time, the apartment vacancy rate in 

n:y county is now estimated to be less than 1 per cent. 

My experience has shown that even in Morris County, then, 
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one of the less populated and most affluent of all the counties 

in New Jersey, the housing shortage has indeed deprived many 
persons of their right to decent and affordable housing. 

I would like to emphashe that I am not an advocate of 

f,0vf'rm~wnt ext('nclin0 its jurisdicti.on into pPopl.e's l.ives any morE~ 

than is absolutely necessary. I believe that we need less, not m0rP, 

bureaucratic intrusion and control. But I also know that when condit:ions 

exist ~..rhich seriously threaten the l-Jelfare of many of our citizens, 

~.;hich jeop~rcHze their Hell-being, their peace of mind, and their 

a hili ty to sun•ivf> that goveTnment has a responsibility to intervene 

for their protection. Alongside our deep belief in a free marketplace, 

then, on~ that i.s based upon the laws of supply and demand, is also 

our af,e-old belief that there are certain necessi.ies of life which 

cannot be denied to people by a sensitive and responsive government. 

One such necessity is for decent and affordable housing. In my 

district, as in districts throughout this state, this necessity ~ 

being denied. 

In my district, rental apartments are usually in large garden 

apartment complexes, which are owned and operated by absentee landlords. 

I will present evidence to show that many of these out-of-state land-

lords are exploiting the tight housing market to extract whatever 

profit they can, that there has been no concerted effort by landlords 

as a group to exercise any self-discipline or self-regulation over 

the demands made upon tenants and that, failing the intervention of 

government, these tenants are the helpless victims of a situation 

not of their making. Our continued indifference will mean excessive 

and continued hardship and deprivation to thousands upon thousands 

of people, not a small portion of whom are our senior citizens who 
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h;.vc :lb~C'Ilutely n0 other :recour!;e ,,rhatsoever. And, in arldi.tion, I 

wi.ll shm! that' the fed~ral r.uic'ldines for stabilization in regard to 

rent are n fraud and a hoax which, instead of helpinR to hold the line 

on rents ns upon wa~cs, have actually encouraged increases beyond the 

uormnl Pxp~ctRtions of landlor~s. . . 
r wn1ld lil~e to dtP ;: ff'\-1 example:; of t-he eompla ints we h11vrc kH.l:· 

(1) Jn!lU:Hy 21.1. i-it·. V, I-!orristoHn, a rnan 82 !'E!tlrs old. 1·'ife is 

77. Tnconc j_:.; ~;222 ner month. Rec:eived notice that his rent inc.rf!:u;;f'd 

fron• $100 to Sl2S -- n ~S% incrense. The reason given by the landlord 

m!s his incn~ase in local taxes. Our invcsticaHon ~hoHed that the 

incrcnsc in taxPs from 1970 to 1971 on the landlord's 14-unit aparbn~nt 

ho\lsc ,.:as $948. t:r.. V' s share, i.f accurately and fairly apportioneri, 

,.?Ould be less th:m ~6 n month -- not $25. The Internal Revenue Service 

reported that since the tenants in this building are on a month-to-

month basis there j s no ''guidelines" control on the landlord's right 

to 5.nc.re~se to any amount he ,-;ishes. This elderly and not well couple .. 
dro~ped their telephone nncl their insurance in order to pay their 

rent. They are living on social security 

(2) Mr. s, of Parsippany, received a notice on Ja~uary 1, that 

h:i r- rr:nt ,,mr, increps~d from $180 to ~200 a ~onth and that he must 

deposit ;:n N~d5.ti.on~l $50 t.ouards his security. ~·ihen he and his 'tvife 

"t-;ent to the r,;anage:a~nt, two ,.;eeks later, on January 15, to sign the 

neH l(~,qse they uere told that a change had been made: under the neu 

• ' 1 • 
f,UHll~.1nes their rent ~"auld be increased from $180 to $212, and that 

thE-y 't.Jould now need an additional $68 for their security. This Has 

an JJ;~: ir.cr£.ase. Furthermore, the landlord offered a "good tenant" 
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clause, which is not legal, in which the rent, at the discretion 

of the landlord, might be $200, instead of $212. 

(3) Mrs. N., Morristown, was advised on March 3 that 
on the date of expiration of her one-year lease, her rent 

would increase 21.9%, from $205 to $250. This was in conformity 

with the maximum allowed under the federal guidelines then in 

effect. She was also told that should the real estate taxes 

increase in 1972, she would be billed her pro-rated share. Nothing 

was said about "in the event of a tax decrease." 

(4) A letter 'from the Tenant's Association of f.lizabeth :i.n 

l·iay, 1972, calls to our attention that landlords are now inserting 

in their net·7 leases a clause providing for an automatic percentage 

incn~as~ •·•hen the federal gufdelines are terminated. In one such 

case the monthly increase tdll be $47.75 per month, while still under 

the same lease. 

(5) Feb. 2. Mrs. A. in Parsippany wrote that in her 

complex her rent had gone from $135 to $195 over a six-year 

period, which is not too excessive. But she is now notified 

that in two months her new rent will be $225, a $30 increase in 

one year, and she can only have a one-year lease according to 
the landlord. 

(6) Dec. 6. Miss B., a retired teacher in Morristown­

you know they don't have much income - received a $45 increase in 
rent, from $155 to $200, or 29%, in a very old garden complex. 

(7) bn the same day, 'Nrs. D., in another Morristown garden 

apartment, one that is no more than 5-years-old, received a 33% 

increase, from $300 to $390. 

(8) Anoth~r complaint was that tenants i.n a Randolph apartment 

were being required to pay a $50 -a-year fee for a formerly free 

n;irmning pool. 'ivith 250 apartments in this complex, that adds up to 

$12,5.00 in ne~.;r yeEJrly sHimming pool fees. The tenant wrote that in 
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the past tl,,o-and-a-half years, her rent had ,r;one from $120 to $180. 

Up 'iO"~ -- and nou she H;\S he ins threatened with eviction if she 

didn't pay for the pool, l-7hich she doesn't even use. 

(Q) nrs. G., ;in Norristmm: rent ir1creased in one year frora 

$200 to $2~0 ~- up 25~. 

could go on ~nd on. Wr kno~ that in all of the cases we 

i:.'JTH11c, the rent increAses are never accompanied. by·· an increase 

~:ervice.s to the tenant. Nor are they numerically justified by 

... increase in the landlord' .s property tax. l~e have kept the Intecnr,J. 

( \·~nue ;)ervice more than busy ~.;i th the referrals He have made. In 

; '"" t cases, land lords w.erc actina lli thin the federal guidelines. In 

others they were not. We also found that in rnariy cases, one office 

cr the IRS had one interpretation of the guidelines and another offjce 

h~d an entirely different interpretation. They have tried ~ery hard 

to help. But they are under great handicaps. One IRS agent told ne 

that he operated under a federal directive that did not permit him 

t0 tell the tenant KhP.ther or not his comolaint is justified! 

An artic1.e in the norris County Daily Record on Nay 26, describes 

the latest federP.l rent guidelines. I ~vish to quotP. it to you as P..n 

0 7·:nnple- of til<:! utter chaos that ac~mpanies every new attempt of the 

:7·ederal Price Cm:unission to rule in this matter. 

But I won't quote it to you because I know you would 

like me to speak a shorter time. I have it he.re in writing 

for you. If you read it, you will see how very confusing it 

is. I have to do a lot of research before I know exactly 

how it will apply to these tenants who have complained to me. 
Because at the expiration of a two-year lease certain things 

apply and you can•t get an increase of more than 8 per cent. 

But if you are at the expiration of a one-year lease, the 

rules don't apply. There is a tremendous amount of real 
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hardship and confusion going on because of the really poor 

way in which the Federal guidelines operate. 
The reason I am trying to emphasize this is that it 

bothers me that this bill does not go into effect until the 
termination of the Federal Price Control. I think the Price 
Control is not operating to protect the tenants and that the 
State, because we have such an excessively bad housing 
problem in the State, must have its own legislation and must 
do it now, not when this stablization act goes off. 

(Following is the portion of Assemblywoman Klein's written 
statement which she did not read.) 

".Sor1e tenants lo.•ill get lower rents or longer leases under a 

nell Price r.o·nnlission rule announced last week.· If your two, thre·e, 

or rrore-yc.ar lease is expiring this year, your landlord must give 

you tuo choices: 

"1. A one-year lease with an 8 percent increase. 

, "2. A lease of the same length as the expiring. lease, but E~t 

uhatever higher increase i.s allowed by the Price Commission rent 

.::uidelincs. 

"Also, if you have renewed your lease since December 29, the 

ruling is retroactive and you nay insist your landlord renegotiate 

if the increase was more than 8 p~r cent and if a one-year lease 

r~~l8ced a longer one. 

''Starting ,.,i th July's rent, such tenants can get a rent 

reduction, but no refunds for the past rent that·was over 8 percent. 

"Tenants still on old two or three-year leases must also be . . 

given 'their cholr.e nf terms when those leases expire. 

"Rent r,ui.delines p,enerally give landlords a flat 2.5'7. increase 

on yearly leases plus a~ increase to coincide with higher taxes and 

municipal charges. 
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"federal rent controls do not apply to luxury apartments, single­

family lhvellings or units of four or fewer apartments." 

If you think this so8unr1s confusing, and it does, I can assure 

you that the regulations themselves will be even more difficult to 

understa!ld. Confusion will reign. \Je will get more calls and justifiable 

com?laints. ~ 1r.: will give the Internal Revenue Service mo~e unwanted 

business. It sounds to me as thougk all the cases I have cited, persons 

,,Tho received e 19~~, 20~~, 25~~, <'lnd 30% increase since January may he 

~ntitlcd to a non-retroactive reduction, but I'll have to do a lot of 

research ~cfore I CAn he sure. 

I've .tried to explain ~vhy, although 1 basically c!o not like 

the> idea of rent-controls, I feel we must overcome our reservations 

and act as a state to give people needed protection. in this very 

irrpoc~~nt ~conomic sector, ~n places where the housing.market is so 

t:i.t;ht th::\t tenants are literally without any choices· at all. You will 

no doubt hecr testimony against this measure from persons who ~Till 

clai.m that the very idea of rent leveling or "control" goes against 

the r:rain of a. "free market." But I put it to you that in a free 

housing 1narket, any tenant can negotiate \vith any landlord for housinf 

nntl thc.n, if the ner,otintions fail, r,o else~o1here for hfs housine. Tn 

t~f'\v Jer~ey, thP. tcm;~nt h::ts no plncc else to r,o. Ther(! is no need 

for Tl!'!',oti.;~tion fro!ii the lnndlorcl' s point of view as the tenant has 

no har;r;aininr, position at all. He ~pay lvhat is asked, 'Y"hether 

or not he crtn pny i t4 ThAt is no free market. In addition to the 
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\·corking people \.7ho arP. on frozen wages, there are the elderly who 

nrp on social security, and the welfare recipients on flat rent 

r.rnnt~ of $100 or less who are literally facing starvation or eviction 

~hilP we fail to act, These are the renters of New Jersey. And we 

must either be prepared to limit the increases in rents or extend 

rubsidy to those Hho are caught in this intolerable situation. In 

L"!ct, things are so bad that it is an open question as to whether 

~e should probably do both. 

I would like to add I notice there is some cost involved 

in this bill in setting up an agency in the Department of 

Community Affairs and I don't think there is any fiscal note 

attached to the bill. I thought I would just call that to 

your attention. Thank you very much. 

ASSEMBLYMAN MEGARO: Thank you Assemblywoman Klein. 

Any questions from the Committee? (No questions.) Thank you. 

Our next speaker is the Honorable Christopher JaCkman, 

Assemblyman, Hudson County. 

C H R I S T 0 P H E R J. J A C K MAN: Mr. Chairman, 

I am Assemblyman Christopher Jackman from Hudson County. 

I come here representing my county. As you know, we 

have heard from Mayor DeFino of West New York. I have the 

privilege of representing the 12 communities and to convey to 
this Committee the wishes of Hudson County. 

I am a co-sponsor of this bill and I have sat on many 
hearings. I think this is my fifth hearing since I have 
been an Assemblyman. I have made every one of them. I am 
getting to the point now where I wonder whether when we 

have these hearings, something can truly come out of them. 

I think we have waited a long, long time. I know the 

pressures that my colleagues sitting before me are under 

and I know there is going to be continued pressure here from 

both sides. 

I am not going to go into any long dissertation. 

I think Assemblywoman Klein covered the statistics pretty well. 
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But I broaghtwith me today a young mayor of a very urban 

city. I would like to reli::-.quish my rights to this young 

man to give him an opportunity to convey to you the wishes 

of his people, He happens to be the Mayor of North Bergen, 

Peter Mocco, who is doing a commendable job in his community 

and is representative of approximately 60,000 people -

high-rise, small apartments and what have you. 

I want to make this very clear to my colleagues. I 

don't want to see rent control, per se, to the extent that 

a landlord is not going to get his just dues.. But I can 

tell you, based upon some of the statistics - and I know 

Mayor Maceo c..a.n convey them a little bit better because he 

is on the scene every day in the week - that the rents some 

la.ndJ.ords are charging have gone far beyond the exorbitant 

rate. Some,·ihere along the line we have t.o bring thP..m 

back so our senior cttizens and the peo:plF.: who can't 

afford these rents are not going to be gouged. 

I am saying very clearly there c;J.re many, many good 

landlords who recognize tenants have a limited amount 

of money, but somewhere along the line they are far out­

numbered by the absentee landlords. 

So with your permission, my colleagues, I would like 

to relinquish the rest of my speaking privileges to the 

young mayor from North Bergen. I thank you very much 

for ym.:<r kindness. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Jackman. 

Next will be Mayor Mocco. 

P E T E R M 0 C C 0: A.ssemblyrnan Jackman, Mr. 

Chairman and n·e...'nbers of the Committee: A year and a half ago, 

as an attorney, I brought an action representing eight 

defendantsft These ~ .. Iere senior citizens who had received 

triple rental increases and tl:ey had absolutely no way of 

raising the rnoney. In July of 1970 ·through May of 1971, 

WE-~ fs-ught the case from the District Cou::r:::-t to the Appellate 

D:iviz:i(.l!1, from the l\ppellat;e Division to t.he Supreme Court 
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of New Jersey. The issue was: Can a rental increase be 

unconscionable? The•cSuj:r~~, Court;~:,a.aid, it is not for 

our determination and we will not rule on the issue~ 

I believe, particularly for the Township of North 

Bergen which has over 60,000 inhabitants, the greatest 

majority of which are tenants, the issue of an unconscionable 

rent increase is a reality. 

We have exhausted the judicial approach. Therefore, 

we turned to••.our own town and enacted local municipal rent 

control. As part of that ordinance, we created a Rent 

Control Commission. The rent control ordinance is presently 

in the Appellate Division of our State. Superior Court, being 

tested for its constitutionality. 

But I can tell you from my own experience regarding 

our Rent Control J~ommissionr this Commission was initially 

set up with landlords and tenants - that the sad fact .is 

that it is almost impossible to find landlords that are 

going to be truly concerned with the needs of the tenants 

as long as the dollar motive is paramount. And I have not 

found any charitable landlords in North Bergen. 

I believe that it is the absolute duty of the 

Legislature of the State of New Jersey to enact rent leveling 

legislation. We have over 8,000 senior citizens in North 

Bergen, The greater majority are on fixed incomes under 

$3,000 a year. It is virtually impossible for these 

people to survive under the present free market of rental 

space. 

I would leave with this final thought to the members 

of the Committee and to all those in the Legislature, that 

North Bergen is a community with over 26,000 registered 

voters. They need rent control and I would beseech you 

to be responsive to the needs of these people who are 

trapped in an urban setting with no relief in sight. 

Thank you very much. 

ASSEMBLYMAN MEGARO: Thank you 1 Mayor Maceo. 

Assemblyman Veit has a question~ 

ASSEMBLYMAN VEIT: Mayor, has there been any new 
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construction of apartments in you~ tow.'l of North Bergen 

2~. say, the last three or four years? 

JYI..AYOR MOCCO: Yes. We l:ave had a number of different 

types of construction. Basically, North Bergen is now the 

scene of the luxury high-rise. We have been fortunate 

through HUD and, I might coiTL.'1lent, with the aid of Senator 

Harrison A. Williams to have senior citizen buildings of a 

high-rise nature, lo·w-income, erected in North Bergen. 

The fastest-growing population in North Bergen is the 

tenant population. The figures for North Bergen indicate 

we are probably the fastest-growing community in Hudson 

County. V!e; saw approximately a 10, 000 population growth 

in the last ten years. 

ASSEMBLYM~N VEIT: But other than government-sponsored 

~lo·,::s:.ng a.nd luxury high-rise, you have had limited 

const::::·u::::;tion, v.·ould yot~ say, in multiple-dwelling units? 

MAYOR ~!IOCCO: We have a.lso seen the construction 

of the garden-·style apartment bui ldL:1gs. The apartment 

units aren't as numerous as the high-rise" I would estimate 

approximately 2,000 garden-type u::1its have gone up in the 

last ten years .. 

ASSEMBLYMA.:.l\J VEIT: Thank you very much. 

ASSEMBLYMAN MEGARO: ~!Y more questions? (No response.) 

Tha~k you, Mayor Mocco. 

I would like to introduce another member of our 

Committee, the Honorable Assemblyman from Essex Cc- .... nty, 

Anthony Imperiale. 

The next speaker will be the Honorable Edward H. Hynes, 

Assemblyman, Bergen County. I guess he will be a late 

arrival. 

We Wlll move on to the next speaker, the Honorable 

John F. Curran, the Mavor of the Borough of River Edge. 

J 0 H N F C U R R A N: Mr. Chair.1nan and members of 

the Mu.nicipal Af:f::airs Co:r.mittee: I want to thank you for 

:cccc~cding me the opportur~i ty to come l:ere today in behalf 

·'::he people of my com.'1mni ty. 
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I firmly believe that it is imperative that the 

tenants in my town and all over this State be given some 

relief through legislation A656, from what I consider to 

be an excessive rent charged by landlords. 

The people of River Edge and all over the State are 

crying out for your attention and,as government officials, 

you must not be insensitive to the needs of the people. 

Those of us who are on the first level of government at 

the Mayor and Council level are faced with this problem 

on a day-to-day basis. Our whole government administrati'~)n 

on a local level is geared to service the needs of home­

owners. Therefore, we are unable to act in a meaningful 

way to help tenants without proper legislation. We had 

no alternative in the absence of State legislation in 

January of this year but to pass a rent leveling ordinance 

in River Edge. We had an injunction against us to implement 

that program and it is now in the courts. But we recognize 

the problem to be beyond the local level and beyond a 

regional level, and that is why I am here today. 

Reference is made quite often to the slums in New York 

City and it is said the rent conrol law is the basic reason 

for this condition. Having lived in various areas of 

New York City for more than 30 years, I feel I am qualified 

through experience to know that rent control laws alone 

did not cause the deterioration of that city, rather it was 

a variety of social and economic problems, such as raw 

poverty, unemployment, broken homes, alcoholism, drug 

addiction, lack of educational opportunity, increased crime, 

lack of sufficient housing to accommodate an explosive 

population and a general over-all break down in the community. 

Rent control was least of all the root cause of conditions 

in New York City today. And, by the way, apartment houses 

that were built after 1955 are not under rent control. 

Let me call your attention to a situation where 

landlords, absentee landlords, in River Edge appealed to 

the County Tax Board for a reduction of assessed valuations 
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for the years 1968, '69, '70 and '71, a one million dollar 

reduction in assessed valuation, $52,000 of annual taxes lost 

to homeowners and tenants. 

This didn't happen as a result of legislation 

which has often been threatened would happen. This happened 

prior to any, since there is no legislation on the books. 

After the landlords won their appeal in 1971, it was at that 

time that they increased the rentals far beyond the 

increase in the cost of living, as high as 50 per cent per 

unit in many instances. However, in many instances, the 

maintenance and services have not increased but have decreased. 

In addition, the landlords in 1971 passed on the small 

increase in municipal taxes to each and every tenant on a 

pro-rata basis, which came to $35 or $40 per apartment. 

The natu~al lavv of supply and demand in housing has become 

unnat·u.ra.:. during the past couple of years. Tl;lis has been. caused by 

few housing starts, tight ~ortgage ~oney and a general break-

down in marketing conditions. It has always been this 

nation's policy to establish stabilization when supply and 

demand become excessively unbalanced. Recently, the President 

of the United States saw fit to stabilize the economy by 

initiating guidelines in an attempt to level the inflationary 

spiralling of the over-all economy. Unfortunately, that 

program has failed .in regard to any rent stabilization. 

In an attempt to justify their positions, lanC' .. :_ords 

are unfortunately pitting homeowner against tenant by 

stating that the homeowner must pay the cost for apartment 

dwellers to live at what is considered to be an artificially 

low rentalo 

The assessment formula for income-producing property 

as compared to homeo\'otner property is totally inequitable 

and, if anything, the homeowner should be incensed by 

the unfair trea·!:ment on the part of the law in that regard. 

All real property should be assessed at true market 

".ralue. From our country • s inception, real estate has 

t:l·~?a'.c'S been the greatest investment opportunity. Now because 
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of this emergency and the lack of supply, it has become 

a bonanza~ 

I would like to draw your attention to a remark that 

was made in the Wall Street Journal not too long ago in 

that regard. "President Nixon's freeze has made hot stocks 

out of a real estate investment trust. Chrysler Trust 

listed on the New York Stock Exchange has jumped more than 

31 per cent since the Administration's August 15 decree, 

far out-pacing the 3.3%gain in the Dow Jones Industrial 

Average. The investment stocks :·.in real estate are counterparts 

of mutual funds. But instead of investing in stocks, these 

trusts must derive at least 75 per cent of their gross 

income from real estate transactions. The reason for the 

big market play is that they enjoy an unusual dividend 

status. By law, they must pay out as much as 90 per cent 

of the net income to shareholders each year. So while 

President Nixon has been using moral persuasion on other 

companies to hold the line on dividends and roll back increases, 

many real estate trusts have been going about happily 

boosting their payouts." 

The landlord has an advantage far in excess of 

any tenant in that he can now pass on his yearly increase 

in taxes to the tenant on a pro-rata basis. He can get 

an increase in rentals based on the cost of living, which is 

fair. The landlord can appeal to Rent Boards should his 

maintenance cost and mortgage interest increase. The land­

lord can refinance his entire complex at a higher interest 

rate, taking equity out, which is done on many occasions 

and appealing to Tax Boards to increase rentals to absorb 

the increased interest cost. 

There are other corporate and personal tax advantages 

that the landlord has built into his investment which the 

homeowner does not have nor does the tenant. You know 

as well as I do that there are joint ventures formed, 

partnerships formed and big corporations where it is 

conceivable - it is conceivable - that an investor can 

23 



invest in an apar~~ent complex, suck out the depreciation 

for his personal tax return, not pay any personal taxes or 

certainly reduce them from a higher income bracket down to 

a lower one. In addition to that, the corporation will 

operate at a loss so it will never pay Federal income taxes. 

There are many tax benefits in this so-called bonanza. 

In closing, as a businessman, I agree landlords 

are rightfully entitled to a reasonable return on their 

investment. My concern, however, is that landlords charge 

excessive rents during a period when the demand far exceeds 

the supply. Some landlords are taking unfair advantage 

of residents, particularly those on fixed incomes, who have 

insufficient funds and nowhere else to live and who are 

living under the fear of eviction. These are people who 

have li>,red in River Edge for many years and who have con­

tribtlted tc the gro"Nth of our community. They are proud 

people who love their surrou~1dings , their families and 

their friends, church and associations, some of whom once 

owned homes in River Edge and when their fru~ilies grew up, 

they moved into apartments to spend their sunset years 

peacefully. 

The homeowner. concerns himself - and I as a homeowner 

do - when my taxes increase $80 or $90 a year. Put yourself 

in the place of a tenant who has just received a $70 

a month increase, and that has happened in many cases in 

River Edge and I can outline them, but it would take coo 

much time. I have a booklet here. 

It has been said by government, why should we concern 

ourselves with tenants when they only make up 18 per cent 

of our population in River Edge, although they make up 25 

per cent of the units? We must remember that we are bound 

together as a community and as a State, for that matter, 

in which weakness or disease in one part inevitably spreads 

to the whole. And when 18 per cent of our people are in 

t.~:·oahle, we as a government and as a people must be more 

·::::<:-:2r~ jt::.d t concerned& We mu.st have the will to act and 
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the courage to act. 

I urge passage of this bill today, not because it is 

the polotical thing to do, but because it is the right 

thing to do. Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mayor Curran. 

Our next witness is the Speaker of the General Assemblv 

of the State of New Jersey, sponsor of Assembly 656, the 

Honorable Thomas H. Kean. 

THOMAS K E A N: Mr. Chairman; members of 

the Committee and colleagues: My statement will be relc.tively 

short. I think there are experts in this field here 

today whose knowledge far exceeds my own. 

I do, however, appreciate the opportunity to appear here 

this morning to testify in behalf of my bill, A 656, the 

Emergency Rent Leveling Act. I think it is incumbent on 

a sponsor to always come before a Committee to give some of 

his thoughts on the bill and perhaps some of his reasons 

for introducing it. 

I think, Mr. Chairman, there can be little argument 

over whether or not a housing emergency exists in New Jersey. 

Those of us from the urban areas of the State are well 

aware of the exceedingly small number of housing units 

available and -- because of this shortage -- the oft'times 

exorbitant rentals charged for them. 

The tenant, if he can afford the rental, is immediately 

placed at a disadvantage by the knowledge that if his 

rent is increased -- with or without justification -- his 

chances of finding other suitable rental quarters at a 

fair price are extremely remote. 

It was because of this vise in which many tenants 

find themselves that I introduced this bill. In the past, 

we have always been markedly reluctant to have government 

interfere with private enterprise in this or, for that 

matter, any other regard, being content to let the law of 

supply and demand rule the market. 
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Unfortunately, this law has become lopsidedly over­

balanced with the demand far outrunning the supply in many 

areas. And, as you know, Mr. Chairrr:..3.n, under such circum­

stances, any commodity experiences a rapid increase in cost. 

A 656 says· first of all very clearly that a housing 

crisis does exist in the State of New Jersey. The Federal 

government has defined a housing crisis. We don 1 t have to 

do it for ourselves. The Federal government says a 

state of emergency in housing exists when the vacancy rate 

is between 3 and 7 per cent. According to HUD's figures 

last year for the State of New Jersey~ the vacancy rate 

was 2. 7, even ·1nder the 3 per cent. There is no question 

that this emergency does exist. 

We also recognize that there are some unscrupulous 

landlo~ds w2o are taking advantage of this crisis to reap 

enormous profits through exorbitant rents or rent increases. 

At the sa..."'1le time I Mr a Chairman I A 656 recognizes 

equally as clearly that conditions va-::..y greatly in different 

areas of New Jersey. Conditions in my home county of 

Essex, for instance, cannot be compared with those in 

Cape May County in terms of availability of rental housing. 

Consequently, written into this legislation is the 

stipulation that a housing survey be conducted throughout the 

State on a county-by-county basis to determine where crisis 

situations exist. This bill does not impose a rigid strait­

jacket formula on the State as a whole, merely becau~e it 

is determined that a housing shortage exists in one 

section of the State. 

Further, if the emergency provisions of this bill 

were to be invoked, it would not eliminate rent increases. 

The bill provides that in an emergency situation, rent 

increases could be made, but they would be limited to the 

percentage of increase in the consumer price index, the 

so-called cost-of-living scale. 

Aside from the so-called freeze imposed by the 

i'~c1.C2::-a1 government, there presently exist no limitations on 
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rent levels. And I share with Mrs. Klein my doubts on 

how effective that freeze has been in holding down rents. 

I have been given to understand that many tenants in 

New Jersey have already been notified that, once this 9'freeze" 

is lifted, their rents will be increased automatically and 

many times greatly. 

I feel strongly, Mr. Chairman, that those individuals 

who are renting are entitled to some protection from 

unjustified increases in their rents. 

This bill, in providing for regulation and stabilization 

of rents rather than outright rigid controls, is eminently 

fair in my mind to both tenant and landlord. At the same 

time, it seeks to -- and, in my opinion, accomplishes --

the goal of putting an end to unwarranted and speculative rent 

increases which are hurting the tenants. 

I would be more than happy to answer any questions 

on the bill the Committee might have. 

ASSEMBLYMAN MENZA: Mr. Speaker, a few questions, 

please: One, you say, there should be a state survey 

by counties. Would this require an expenditure of money, 

which would mean it should have a fiscal note? 

ASSEMBLYMAN KEAN: This bill would require a fiscal 

note, yes. 

ASSEMBLYMAN MENZA: Has one been called for? 

ASSEMBLYMAN KEAN: One has not been called for by 

the sponsor. I would be glad to call for one myself or the 

Committee, of course, always has that privilege. 

ASSEMBLYMAN MENZA: Also, as I read the bill, there 

are four situations where a rent increase can be had: one 

tied in with the price index; one tied in with the tax 

increase, on:e relative to incre.ased services, and one 

relative to capital improvements. Is that correct? 

ASSEMBLYMAN KEAN: That's right. 

ASSEMBLYMAN MENZA: On what basis do you arrive at 

the increase in the price index as guaranteeing a fair 

return on the landlord's investment? Why the price index? 
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ASSEMBLY~AN KEAN: The price index we stuck in there 

as the best over-all indication of what was happening to 

people's cost of living. Now I recognize that some costs 

rise more rapidly than the price index~ some costs rise 

less rapidly than the cost index. The cost index is simply 

an average of the cost of living that people have to live 

with day to day whether they are hiring plumbers or buying 

grocerieso This is basically why this figure was picked. 

There seemed to be no other fair figure that I could come 

up with. If the Committee has suggestions as to a fairer 

method of doing this, I would certainly be glad to entertain 

them. 

ASSEMBLYMAN MENZA: There are other bills pending 

~he AsseiTbly and the Senate regarding a certain percentage 

retu.rr2 on '::he investment. Did you take that into consider­

ation? 

ASSEMBLYMAN KEAl~: I did not. We could, of course, 

determine arbitrar:-ily a. return on investment. I would 

generally be against that. I don 1 t think it is r:-ight to 

write into a piece of legislation that everybody is going 

to make blank amount of return on their investment. I 

think that is not quite right. The majority of landlords, 

an awful lot of landlords, in this State treat their tenants 

extremely fairly and have good relationships with them. 

This bill is only designed to get those who are comy.letely 

unregulated at the moment and a:r:-e taking advantage of the 

housing shortage. I would not want to write an absolute 

figure into the bill. 

ASSEMBLY~ MENZA: Thank you. 

ASSEMBLYMAN MEGARO: Any other questions? 

ASSEMBL~AN \~IT: Mr. Speaker, do you have any 

personal opinion on what is a fair return for a landlord? 

ASSEMBL"i'11/L'"1l\f KEAN: No. I am not in the business 

myself. I caz1 give you estimates on what would be a fair 

::..·~ · .L:'r' in other businesses, but every business is special 

cr"t :) i '::;s:elf. I would leave that to somebody who deals 

day-to-day with the business. 
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ASSEMBLYMAN VEIT: Can you tell me in your words 

why you think this bill will not discourage increased 

construction of multi-unit dwellings in the State? 

ASSEMBLYMAN KEAN: I think probably the first and 

most obvious reason in my mind is that new construction 

is exempt under this bill. In other words, it would not 

come under its provisions, therefore, encouraging new 

construction. 

We have a number of bills now pending in the 

Legislature and we have the Governor's Message on housing, 

all designed to encourage construction. I don't know how 

this bill would affect any of those pieces of pending 

legislation or any item of the Governor's Message. I 

don't see how, if this bill were law, it would change 

what the Governor has said at all. 

ASSEMBLYMAN VEIT: Your point is valid that new 

construction does not come under this bill. But isn't it 

a fact that two years from now a new Legislature could 

.pass an inclusion bill? 

ASSEMBLYMAN KEAN: Yes. 

ASSEMBLYMAN VEIT: And, if 9ne were in fact a developer, 

one~ight be somewhat cautious about making any new invest­

ments because of that fact. 

ASSEMBLYMAN KEAN: I think that is speculative. 

Yes, a new Legislature could include new construction under 

this bill. If this bill were to pass, a new Legislature 

could also repeal the bill or the bill automatically repeals 

itself if the housing shortage ends, which we all hope for. 

The best result that any of us on either side of the 

controversy could envision - the best thing that could 

possibly happen in the State of New Jersey would be the 

end of the housing shortage. And if the housing shortage 

ends, this bill automatically dies. 

ASSEMBLYMAN VEIT: So in your opinion then this bill 

does not discourage new construction? 

ASSEMBLYMAN KEAN: I don't think it does. 
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ASSE.MBL'Y"MAN VEIT: One other question, Mr a Speaker -

the price L1dex, is that arrived at on a. regional basis 

as •.vell? 

ASSEMBL'i'MA.~ KEAN: Yes. 

ASSEMBLYMAN VEIT: By county or by northwest region 

of New Jersey or how? Do you know how it is arrived at? 

ASSEMBLYMAN KEAN: I can't give you the exact way 

it is arrived at. I know there is a regional basis for it. 

ASSEMBLYMAN VEIT: You are not sure whether it is 

by county? 

ASSEMB~iY~N KEAN: I can't tell you. 

I am sure we will be able to 

determine that during the testimony. 

ASSEMBLYMAN KEAN: I should know~ I don't. 

ASSElV!BLl:YiAN l,]EIT: Thank you. 

ASSEJ'\ffiL':{MA:c~ IM:PERL~LE: I would like~to ask, if 

this bill were to be passed, hen"' do yc,u think it would affect 

cities like Newark that are dyi::1g ir: populat.ion where land 

has been vacant for almost eight years and we can t. get 

contractors to come in and build homes now? How would 

it affect that type of city? 

ASSEMBLYMAN KEAN: My feeling is that the cities, 

the urban areas - Newark, of which I represent part.· -

Irvington - have been hit hardest really by increases in 

rent to people that cannot afford it. I think that has 

been one of the reasons for flights of people from the 

city. 

Now your question is directed to new construction. 

Again it gets back to AssemPl~ Veit'_s question: Do I 

believe that this bill will discourage new construction? 

No, I don't. I think the passage of this bill and the 

guarantee that some~oody who moves into an apartment building 

is not going to he faced in on(e, two or four years with double 

or one a.nd a half >cin-es, or what have you, the rent he thought 

he Vc·'a,s getting intG when he moved into the building, is going 

t:c1 e:r:cc/:.:..:::.·age people t:o move into rental property, not discourage 
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them. 

ASSEMBLYMAN IMPERIALE: One other question: How do 

you feel that we can justify stabilizing rents when we 

won't really be aware of what the cost of fire and liability 

insurance, fuel, maintenance, etc. is going to be? How 

do we stabilize these things? 

ASSEMBLYMAN KEAN: Of course, these things do go into 

the so-called cost of living. Some of these things rise 

more rapidly than the cost of living - no question about it. 

Some of them are going to go down hopefully. We have been 

wrestling with the cost of insurance in this Legislature, as 

you know. We hopefully are moving into some areas where we 

can do something about it. The cost of fire and police, 

of course, is borne by the municipality and is written 

into the tax load that the landlord and the tenants jointly 

bear. 

ASSEMBLYMAN IMPERIALE: Don't you feel that rent control 

works hardest on the inner-city poor which may cause an 

actual contraction of housing stock? 

ASSEMBLYMAN KEAN: I don't, Assemblyman~ I really 

don't. I think it is the poor people, the people who are 

living on fixed incomes, the older people, who are being 

hit hardest by the present situation. I think that this 

bill is not only going to help them, but it is a necessity 

if they are going to maintain any kind of quality in their 

lives; because : G f the small incomes they have, they are 

paying a percentage of their income for rent that they 

just can't afford. Eventually comes the rent increase and 

they don't have the income to afford it. You see this again 

and again and again. I see it most vividly in Irvington, 

but I am sure you see it in parts of your district as we all 

do. They want to be sure that if they have to pay an 

increase in rent, that increase is justified, that it is 

not an increase in rent that is going to be given because 

somebody is making an excessive profit. They want to be 

assured and under this bill they would be assured. If 
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they got an increase, they would know that the increase 

was justified. They would know that the .landlord was 

making a profit that he was entitled to and was not 

making a profit that he was really not entitled to. 

Right now, he has no idea. 

ASSEMBLYMAN IMPERIALE: One final question: How do 

you feel this type of legislation would fit in with the 

present tax proposal that Governor Cahill is trying to get 

in, in o·ther words, where tenants can now make certain 

claims with rents paid in? How would it affect the 

people then? 

ASSE']VlJU~\"'MAN KEAN: I think it would fit in like a 

glove, very frankly, because one of the best ways that 

we can determine Under the proposals of the Cahill 

actm.:i~1ist:::atior~, we would have to determine exactly what 

a .landlor:\i was making, at least as far as his taxes went. 

Because we would ha.ve to determine what percentage went 

back to the tenant a The best way we ·~ould do that is to 

have a Rent Stabilization Law in my mind. It would be the 

easiest way and it would be the least expensive way for 

the State of New Jersey. That's why I say, if this bill 

were to pass, it would fit in very well with that. 

ASSEMBLYMAN IMPERIALE: Thank you. 

ASSEMBLYMAN MEGARO~ Mr. Kean, one question: Newark 

has many senior citizens' units sponsored by the Federal 

government and other housing sponsored by the Feder 

government, in which the rent is based upon ability to 

pay. How would HUD feel towards any new development that 

would be for private purposes on rent stabilization? 

ASSEMBL~MAN KEAN: I don't really know. I have 

HUD 0 s figures, but I haven't t.alked to anybody about HUD. 

As far as I know, on bills of this nature they haven't 

taken any po.sJ.t.J.o:tto I really can 1 t answer your question. 

I would think it wm:..:...d help tharn because it would enable 

rnr:.:::,~ peop.:l..e to live in private housing and less people to 

:'~:L·,"e :x .. der the sponsorship of HUD, which is something we 

all desire. 
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ASSEMBLYMAN MEGARO: I ask this question because of 

the great amount of building that will be able to come 

into Newark under the Housing and Urban Development. 

Corporation. I was curious how they would feel about 

this •. :' .. In ,no way was I trying to stump you with any 

questions. I appreciate your comments. 

Are there any other questions? 

ASSEMBLYMAN MENZA: Who would oversee the rent 

increases and determine whether in fact they are based on 

the four propositions contained within the bill? 

ASSEMBLYMAN KEAN: This sets up a bureau within the 

Department of Community Affairs. 

ASSEMBLYMAN MENZA: Where is it? 

ASSEMBLYMAN KEAN: On page 2. 

ASSEMBLYMAN MENZA: Well, the way I read the bill, 

Mr. Speaker - perhaps I am in error - it only states that the 

department will conduct a survey and make a determination 

as to the state of emergency. But where does it set forth 

the procedure for this? 

ASSEMBLYMAN KEAN: The actual procedure is on page 

4, down at the bottom of the page: "There is hereby created 

in the New Jersey Department of Community Affairs a 

Bureau of Rent Leveling." Then it goes on with what the 

Bureau of Rent Leveling would do. 

ASSEMBLYMAN MEGARO: Any other questions? {No response.) 

Thank you, Mr. Kean. 

Our next speaker will be the Honorable Burt Ross, 

Mayor of the Borough of Fort Lee. 

B U R T R 0 S S: Mr. Chairman and members of the 

Committee, approximately half of the people living in 

Fort Lee, the Borough I serve as Mayor, are tenants. 

Needless to say, that number is growing every day. No 

issue more vitally affects them than does Rent Leveling, 

and it is because of their unanimous support for rent 

leveling legislation that I appear before you today. 
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The Fort Lee governing body passed without a dissenting 

vote, a local rent leveling ordinance. This bi-partisan 

supported ordinance, similar t.o wha-t: has been passed by a 

growing number of municipalities, is now a test case in our 

courts. If this legislative body were to act now, many 

of our communities would save expensive court costs, and 

our tenants would have uniform protection. 

I do not intend to dwell on the need for rent leveling. 

It should be obvious. &~ individual signs a lease, and for two 

or three years his apartment becomes his home. He invests 

in it with wallpaper, carpeti::1g, built-ins, etc. His 

children e~:~~ ;~_1 in the school systero., he joins a fraternal 

organization, and perhaps his wife gets a job in town. Before 

long, they establish good friendships. They join the local 

~_:l:urc~"'~ cr synagogue, learn the best places to shop. They 

have become good, actJ.7e citizens of the community. 

In a couple o:f years, the lease expires and the land­

lord jacks up the rent 35 per cent. The t.enant' s income 

has not risen proportionately, and he is forced to move. 

But how many more times may his family have to suffer a 

costly uprooting because of someone's greed? The avaricious 

landlord, knowing very well how difficult it will be 

for the rooted tenant to move, charges every cent the 

traffic will be~r. 

The rent leveling ordinance passed in Fort Lee prevents 

this type of rent gouging. It recognizes that most ._a.ndlords 

are responsible men intent upon making a reasonable return 

on their investment. But it also protects the tenant against 

the landlord whose greed knows no limit. 

One might: argue that the free enterprise system 

thrives on the uninterrupted interplay of supply and demand 

something I an1 well aware of as a stockbroker, or at least 

I think I arn a stockbroker~ Sometimes on days like this, 

I donn t kn::)w. But n t it true that the government 

x>e:;:r ~-at~2:S to some extent almost every major element of 

,- today? The law of supply and demand is constantly 

tempere,j to protect the public, as well it should be in 
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the realm of rents. 

Now I would like to address myself to the tactics 

which opponents of this bill unsuccessfully used in Fo:ct 

Lee; for you can be certain that they will continue to 

employ shady means to accomplish their immoral ends. 

You must remember at all times that this legislatio~ 

confronts men of tremendous wealth, but of little con~3cie:n.·:'e, 

who will literally stop at nothing to gain their goals. 

When the bill was first introduced in Fort Lee, some 

of the landlords went straight to Madison Avenue and 

financed a vicious public relations campaign, specifically 

intended to appeal to people's basest emotions. Now I 

want to deviate from my prepared statement to illustrate 

something that happened this morning. 

I was sitting up there and somebody comes along 

and hands me a card that says, "Save our homes. Vote no 

on this piece of legislation. 11 The individual happens 

to be a tenant who is a real estate broker in town. So 

when he talks about "saving our homes," it is not his home 

he is talking about saving. There isn't a conceivable way 

of protecting tenants in this area of rent leveling that 

would destroy a person's home. There is no way that anyone 

can come before you today or at any other time and illustrate 

how that could possibly happen. 

What has affected the homeowners in the Town of 

Fort Lee is the tremendous high-rise construction boon 

that has taken place in the last ten years, during the 

past decade. Every homeowner will testify to this. Their 

taxes have doubled and tripled. 

If a homeowner is going to lose his home in Fort Lee 

it is because of the following type of situation.: You 

have a home and you find practically in your backyard a 

30-story,high-rise apartmentbuilding goes up. As it is 

going up, it is not a very comfortable place to live and 

even when it goes up, it is not a very comfortable place 

to live. So you decide to sell your home. And who buys 
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it from you? The landlord .. the builder Down goes your 

home and another building goes upc If you look and see where 

there has been a loss of homes in Fort Lee in the last 

decade, you will see the greatest cause of loss of homes 

has been the continued. uninterrupted kelter-skelter con­

struction of more and more high-rises. 

Back to my text. When their campaign failed, the 

landlords financed a front organization, the ostensible purpose· 

of which was to protect homeowners ' right.s. The leader of 

this movement, a fo.rmer tenant himself. said in an art i.cle 

appearing in the Bergen Record on Apr1l 15, 1972, that 

the New Jersey Builders Association had paid for a flyer, 

a press release, and the petition form his organization had 

used. Referring to the builders~ associat.ion, he said, and 

I quote,. "They said as long as we opposed rent leveling, 

they will help us out. 11 

An attempt was made by the leader of this organization 

to split the town between homeowners and tenants. Tenants 

were called transients and New Yorkers, and when all else 

failed, homeowners were told that their taxes would go up 

if rent leveling were passed. But this, too. failed and 

the ordinance was passed unanimously; 

Acti.on is long overdue,. An ever-increasing proportion 

of New Jersey residents are tenants and that will cont.inue, 

They need protection now, and they are looking to you. 

Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mayor Ross. 

Assemblyman Manner has a question, 

ASSEMBLYMAN MANNER: Mayor. you referred to the 

ordinance which was passed in Fort Lee, How long has that 

been in effect? 

MAYOR ROSS: It .is in the courts now. It has not 

taken effect. The landlords got an injunction. It is now 

before Judge Pashman and we are waiting for his decision. 

I hope that if this legislative body doesn 1 t pass 

an actual rent stabilization bill, at least the municipalities 
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in New Jersey are given enabling rights, so that we can 

protect our citizens ourselves. That is vital. 

ASSEMBLYMAN MANNER: Thank you. 

ASSEMBLYMAN MEGARO: Any other questions? (No response.) 

Thank you, Mayor. 

Our next speaker is the Honorable Albert E. Logan, 

Mayor of the Borough of New Milford. 

ALBERT E. L 0 G A N: Mr. Chairman and members of 

the Community Affairs Committee: As Mayor of the Borough 

of New Milford, I wish to take this opportunity to thank 

you for giving me an opportunity to tell you that the 

Council and I, representing the people of New Milford, 

are in favor of passing,as a temporary measure perhaps, 

Assembly Bill 656. 

It is not my intention to spend these five minutes 

given to me castigating all landlords or all tenant groups. 

I believe there are good and bad in each division. 

Unfortunately, I am sure what I have to say and what will 

be said by others today will be to a degree repetitious. 

A great deal has been said by many, many people, including our 

Honorable Senators, Assemblymen and local representatives of 

our municipalities concerning rent regulations established 

under Phase II of the Economic Stabilization Act. 

It has become apparent to all - landlords, tenants and, yes, 

even the Internal Revenue Service - that ambiguity predominates. 

No one seems to know about the legislation. As a result, 

there are literally thousands of cases where injustices 

have occurred and are continuing to occur. 

Obviously there is a need for correction and that 

is why I am here today. It is my intent then, in the light 

of all that has been said, to concentrate not on particular 

and specific cases, because there will be many of these -

and to mention cases without hearing both sides sort of 

weakens the very essence of the argument - but rather to 

talk of the peculiar problem that exists in the Borough 

of New Milford. 
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In New Milford, we have approximately 2,060 garden 

apartment dwelling units. They cover approximately 250 

acres. They are broken up into three units. 

Both locally and statewide - and I want to be very 

definite about this - we are all aware of a housing shortage, 

especially in the middle-income area. During the past 

year it has been reported to us that there have been very 

large rent increases in the various apartment developments, 

with the greatest increase being experienced in the largest 

of the three. 

We on the Council of the Borough of New Milford have 

been studying this problem, specifically the rent increases 

and the effects of said increases upon the tenants. 

A good portion of the tenants can be classified as 

citizens and are living on a very fixed income, 

with a g-:ceat many of the other tenants on incomes which 

would make it very difficult to accept a high percent in 

rent increases and still maintain wh=t might be considered 

a good standard of living. 

The Mayor and the Council are unanimous in opinion 

that some relief in the form of rent leveling is necessary 

for all apartment dwellers. They are also cognizant of the 

legal difficulties in attempting to provide rent leveling 

under a local municipal power and are looking to the 

Legislature for the establishment of a State rent leveling 

program which would provide fairness to all partier r::oncerned. 

The trouble in our apartments concerning rent increases, 

which have often been referred to as rent gouging, is that 

bitter accusations have resulted between the parties 

involved, wit.1 termination notices being served upon many 

tenants.: and with \::.he tenants having to take the position 

that the notices are being served as a method of harassment 

because of their stand in relation to such increases. The 

problem in our borou;rh,in my opinion and in the opinion of 

Council,results from the complete lack of action by the 
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State Legislature. 

We are fairly convinced that the equitable method 

of rent leveling can only be established on a statewide 

basis. In addition, it is thought that if the proper 

legislation is passed, the question of validity would not 

be present as it now exists in pending litigation. 

It is obvious from the experience of these tenan·ts 

that the Phase II Program under the Emergency Stabilization 

Program is not achieving a solution to the problem for the 

tenants of our municipality. It is my understanding through 

various reports that the Federal Internal Revenue Service is 

or has investigated many of the rent increases as they apply 

to the Phase II Program, without having come to any conclusion 

as to their validity. B~ that as it may, it is still quite 

clear that the increases permitted or allowed under this 

regulation would still not be a solution to the problem, 

especially with the possibility that the Phase II program 

might be terminated in the very near future. 

It is also evident that the housing shortage in the 

State of New Jersey will not be resolved in a short period 

of time and until that problem is resolved, it is an 

urgent necessity that some sort of rent leveling be put 

through which will benefit our tenants. 

We would like to make a very clear stand in regard 

to this legislation that we are very firmly in favor of the 

American way of doing business. The spirit of laissez-faire 

which established this country and made it the great country 

it is today enabled people to go forth and to work, as a 

result of which profit was a necessity. 

We feel that the landlord should be able to receive 

a fair and equitable return for his investment. A fair and 

equitable return is what must be decided. 

As a businessman, if I were a contractor and chains 

were put around my legs and arms as to how much money I 

could make or I was restrained to the nth degree, I would 

be very reluctant to engage in future construction and 
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.r ,.e co:nstruction might very well be t.he answer to ou:r.: 

hous2ng problem in the State of New Jersey" Therefore, we 

have to be cor::cerned w.i th both aspects of this problem" 

I feel by Deaso::J of the fact t.hat our tenants are 

in such a position as they are in t.oday that there is a 

dire need for an emergency measure to be put through, which 

will stabili~e their rer"ts. I think it is unfair that 

rent increases, as .has: happer~ed in our town, have gone 

from 20 to 65 per cent. It borders on exorbitant. Yet I 

say to you that I am in favor and the Council is in fa.vcr 

of a temporary measure of stabilizing these rent increases. 

However o we are r:::>t favor of rent control. 

So, in concluding,, I strongly urge - I humbly beg -

that the Legislature of the State of New Jersey enaoliL, 

nr-cessar:y rent leveling legislation wi t.hout delay. 

Thank ym1, gentlemen. 

ASSEMBLY1\1AN .MEGAKO ~ Thank you, JXiayor Logan. 

Any quest.ions? 

ASSEMBLYMAN IMPERIALE~ Mayor, I hea.·rd 

much reference made as to how this bill would 

citizens, particularly a stress on senior citizens, because 

it seems to be a very hot spot. Yet we know the bill 

makes provision in the event there may be an increase in 

taxes, the landlords can raise their rent then. If we 

have such a provision in this bill, how do we justify 

the increase on the senior citizens ·fuen when they d not 

get an increase in their Federal subsidy or wherever they 

get their subsidies from? In essence, doesn't that affect 

them adversely? 

MAYOR U 3&~: The senior citizen unfortunately will 

have to be affected on.e way or the other. I thin-k ~hat 
we are talking about t:/JW is how littrle can we affect thern0 

Of course J they will be aff-ected~ Any rent increases will 

affect everybody Ar·t tax irccreases in a municipality are 

bmm~.r'!. b:::· be shared by all people, whether they be tenants 

o£necwn,e;rs. I think what we are trying to do is to 
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minimize the effect it will have upon our senior citizens 

and at the same time give a fair return to the landlord 

so that the maintenance of these apartments can be kept 

at a level where the assessment value does not depreciate 

to the point where the tax returnsfrom these apartments are 

a direct reflection upon the homeowner. 

ASSEMBLYMAN IMPERIALE: One final question: I am 

asking you yol!lr personal opinion as mayor of a town on 

this. Don°t you feel with this type of legislation, in 

order for it to be implemented properly, there should be 

some sort of study, combined with the Federal government 

and State, where all concerned could be taken care of? In 

other words, this bill may appear very good now. But there 

is a part missing. There is a part that comes before this 

bill, the protection of the citizens. I am just curious 

how you feel about that. 

MAYOR LOGAN: Speaking as the mayor of the towr1 

and not for the entire council, it has been my experience 

over the last few months that the municipality has been 

on the front line for the tenants of the apartments who 

felt as though their local councils and mayors should be 

able to take some definite action, some stand on this 

thing. Many have actually refused to recognize the fact 

that it is not within our jurisdiction to so move. Yet 

if we were to go to the extremes that you recommend, Mr. 

Imperiale, I would say that we would be six months, a 

year, perhaps two years, maybe three years away from making 

any sort of a determination. 

At the very inception of my talk, you might have 

heard me say,as a temporary measure, we are in favor of 

doing something and doing it now. So the Council and I 

hope that you will enact this bill. 

ASSEMBLYMAN IMPERIALE: Thank you. 

MAYOR LOGAN: You are quite welcome. 

ASSEMBLYMAN MENZA: Two questions, please: On the 

one hand, you argue for rent stabilization~ on the other 
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hand, you argue for increased construction work. The 

argument against rent stabilization very simply is that 

it will deter future constructions What is your comment 

on that? 

MAYOR LOGAN: I don 1 t think that rent stabilization 

properly administered would deter construction. I do 

think rent control wouldo I think there is a vast difference 

between the two. I think under rent stabilization, we are 

trying to give a fair return to a landlord. Again this is 

only a temporary measure. As soon as the housing shortage 

begins to resolve itself, there will be some encouragement 

on the part of contractors or landlords to build more apartments. 

MR·~· ~MBi"l"ZR:!IH: Mayor, you stated· in your town there 

was substantial rent increases in numerous apartments. 

MAYOR LOGAN: Yes. 

ASSEMBLYMAN MENZA: You stated also that your council 

made a study of these rent increases to determine the 

effect on the tenants. What determination did you make, 

one, as to why the rent increases ana, second, the effect 

on the landlord's return on his investment? 

MAYOR LOGAN: Yes. Over the past number of years, 

due to the poor return on the investment of these landlords, 

we have had to make ad.j:uaOjeotse:rhtl tax assessments which 

resulted in rebates in taxes. Since this Rent Phase II has 

come through, the landlords in our town, and,in particular, 

one large unit, have found that their rents were fay· below the 

norm. According, as he started to increase rents, ~ney were 

appreciable increases, which perhaps might account for the 

effect that it had in a violent reaction of the tenants 

in this particular area. This is one of our great concerns. 

ASSEMBLYMAN~NZA: I am a little confused, Mr. Mayor. 

You said that your municipality gave tax rebates to the 

landlords. Is that correct? 

MAYOR LOGAN: That's right~ 

ASSEMBLYMAN MENZA: Were the tax rebates,when given, 

reflected in the tenantsf!!l rentS? 

MAYOR LOGAN: Apparently it was reflected in the 
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tenants• rents because that is his income. If his 

maintenance cost and his cost of operation were of s~ch 

a nature that the income he got was considered by the 

courts not to be a fair return on his investment, then 

the assessed valuation was adjusted accordingly. 

ASSEMBLYMAN :MENZA: I am not asking you that. I am 

asking,after your council adjusted the assessments, if you 

then made a statistical study, if you will, as to whether 

the decrease in taxes was reflected in a decrease in 

rents to the tenants. 

MAYOR LOGAN: Reflected in a decrease in rents· to tenants? 

I never said he decreased his rents. 

ASSEMBLYMAN MENZA: Stabilization of rents then? 

MAYOR LOGAN: Stabilization. We feel as though 

stabilization would give him a better return • 

ASSEMBLYMAN VEIT: Mayor Logan, does New Milford 

have an ordinance against new construction of multiple-family 

dwellings? 

MAYOR LOGAN: No. We are not in favor of and have 

disapproved any rezoning which might result in high-rise 

construction. 

ASSEMBLYMAN VEIT :. How al:out generally, take the 

garden-type variety? There is no restriction? 

MAYOR LOGAN: No restriction. 

ASSEMBLYMAN VEIT: Do you know whether or not a 

number of the surrounding communities have ordinances that 

would prohibit any new construction? 

MAYOR LOGAN: Not to my knowledge. 

ASSEMBLYMAN VEIT: O.K. That's all I have. 

ASSEMBLYMAN MANNER: Mayor, you referred several times 

to a fair return on investment and previous speakers have 

also referred to this. But to this point, we have not had 

an estimate in answer to our question as to what would be 

considered a fair return. Would you care to venture what 

your opinion is? 

MAYOR LOGAN: I would say somewhere in the neighborhood 
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of 7 or 8 per cent on his investment. 

ASSEMBLYMAN VEIT: Mayor, when the re-evaluation 

or reassessment of the apartments in your town were made, 

when they went down;and they got a rebate on their ·taxes, 

didn't that in fact mean that the other taxpayers in the 

town had to pick up that difference? 

MAYOR LOGAN: Very obviously, yes. The burden had 

to be carried by the rest of the taxpayers. 

ASSEMBLYMAN VEIT: So, in fact, because there was 

less income, because they got a lower valuation, the 

homeowners and the other taxpayers in the community had to 

pick ~p the difference. I just wanted to establish that. 

MAYOR LOGAN: Yes. 

ASSEMBLYMAN MEGARO: Any other questions? {No response.} 

Thank you, Mayor Logan. 

Our next speaker will be the Honorable Thomas Dunn, 

Mayor of Elizabeth. 

THOMAS DUNN: Thank you, Mr. Chairman and 

members of the Committee. 

I don't want to scare you gentlemen with all the 

papers that I have in front of me. Truthfully, I am not 

prepared to give a formal statement to you, but what this 

envelope does contain are letters that have been coming 

to my office for many months, indeed many years, pleading 

with me to do something about giving the tenants a break 

in our city. 

First, let me give you a very brief breakdown of 

the City of Elizabeth. We are now the fourth largest city 

in the State of New Jersey. We are the only city of the 

so-called "big six" that grew in population during the past 

ten years. I would like to say that we must be doing 

something right in our town if people are leaving other cities 

and trying to find places to live in our city. 

For your information also, as some other speaker 

mer.tioned, we have had a tremendous influx or migration, if 

you will, of Spanish-speaking people into our city in a 
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very brief period of time. So there will be no misunder­

standing about it, I might say this, that we welcome them 

and they indeed have been an asset to our city, especially 

in the area of revitalizing some of our business districtse 

In our town today, approximately 50 per cent of 

our residents are tenants, which gives me cause to make 

note of a question that was asked of the speaker before 

Mr. Kean about the possibility that if a new Legislature 

were voted into office, couldn't this 656 be knocked out 

or repealed. Well, from a political standpoint, and 

I am not being facetious when I say this, I sincerely feel 

that if you do at long last adopt into law Assembly 656 

or something even stronger than that, that you wonut have 

to worry about there being a new Legislature. I think the 

tenants of this State will show their appreciation to those 

men who vote in favor of it or something similar or something 

stronger than it. 

~ince 1969, I have been trying to do something in 

our city,and so has our city Council, toward giving the 

tenants a better break than they have been getting. 

Unfortunately, just about everything we tried has been 

ruled unconstitutional or our Law Department simply told 

us that we could not do it. 

What has happened in our town - and I am sure in 

many other towns - is that what was once a personal relation­
ship between landlord and tenant has almost disappeared, 

except in some cases where you have two-family houses or 

three- or four-family houses where the landlord still 

lives on the premise. But in our town - and I can only speak 

about our town- one of our big problems is that the big 

apartment-house complexes are owned by conglomerates and 

the tenants are not recognized as Mrs. Clancy or Mrs. Schwartz, 

but by nqmbers. For example, we have one large complex in 

our city and we are still trying to ascertain the true 

ownershi~· of that particular complex. We are dealing with 

a corporation that has been swallowed up by a conglomerate 
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and, therefore, the personal touch is no longer prevalent 

in our city between landlord and tenant, except in rare 

cases. 

We have noticed too that when we increase taxes in our 

city - and like all other governmental bodies, they have 

averaged somewhere around 10 per cent per year - surveys that 

we have conducted as the official family and surveys con­

ducted by other agencies have indicated to me concretely 

that in many cases some unscrupulous landlords have been 

making money on tax increases foisted on them by city 

governments. 

While the survey that I have in front of me is an 

old one, I would like to make reference to one specific 

situation that was brought to our attention by our Tax 

Department a couple of years ago. The report that I am 

reading from was dated February 25, 1971. Therefore, it is 

not too old. One apartment house owner in our town had a 

total increase in taxes of $10,600 for the years 1968, 

1969 and '70. He raised the rents in 1970, $75 per month 

per unit on 63 units, thereby increasing his gross income 

$56,700 for that year. This specific case reflects an 

increase of 60 per cent in gross income. Yet increases 

in taxes and other operating expenses amounted to only 

20 per cent. 

Now, in fairness to landlords, I do believe that 

this is an exceptional case of rent gouging. But we have 

been faced with an ever-increasing number of rent gouging 

cases of late, despite so-called Nixon Phase I and Phase II 

programs. 

I don't mean to be political with this comment, 

but in my opinion both Phase I and Phase II have been 

frauds perpetrated on the people of this country, especially 

in the area of rent control or rent stabilization or rent 

standards or rent guidelines. Because there is absolutely 

no agency in the State of New Jersey or any place else in 

this country, as far as I can see, that has the ability or 
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the manpower to enforce the Federal guidelines on landlords 

who wish to take unfair advantage of the situation. As 

a matter of fact, any contact that I have had with IRS or any 

other so-called authority on these guidelines only makes me 

more confused than ever. And:r ~know when our tenants and 

landlords contact the so-called authorities, they are more 

befuddled and confused than ever before. So while the 

intent and purpose of the guidelines may have been commendable 

and good, there has been definitely a lack of enforcement 

and the unscrupulous landlords have been taking unfair 

advantage. 

I am here as the Mayor, but I am also here in the 

company of a very strong agency in our city or group, known 

as the Elizabeth Tenants• Association. I am here to lend 

that organization moral support in asking you to adopt into 

law Assembly Bill Number 656. 

If I have any comment to make whatsoever about this 

bill, it is that it is not strong enough. We in the City 

of Elizabeth have been trying to get rent control for 

several years now because we have a less than one per cent 

vacancy factor in dwellings in the City of Elizabeth. You 

referred to a situation of less than five per cent. We 

have been living with this less than five per cent area for 

many years now. While we are proud of the fact that we are 

growing in population, we are saddened by the fact that 

we have no place to put the people who want to come into our 

city. Therefore, it opens up an opportunity for unscrupulous 

landlords to take advantage of it. 

This appearance also gives me the opportunity of 

touching briefly on what has already been mentioned. Someone 

questioned previous mayors of suburban towns as to restrictions 

on construction of new apartment houses, whether they be 

high-rise or the low-rise type. I think this indeed is one 

of the problems of the State of New Jersey and perhaps 

other states, that too many suburban towns are not accepting 

the responsibilities of a new culture, a new society. They 
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are not accepting low-income people into the suburban 

towns. _'BYe-zoning restrictions and other discriminatory 

practices, they are restricting the new construction in 

suburban towns that could be opened up to low-income and 

middle-income people. As a result, low-income people, 

middle-income people, and- I don't like to refer to them 

as senior citizens - I like to refer in this particular 

category to people living on fixed incomes - they must 

of necessity stay in the cities. If the suburban towns would 

accept their responsibilities and help out in this over-all 

problem, which is a problem of the total society and not 

just a problem of the urban cities, indeed I do not believe 

there woulc ~e need for this Assembly or for any other 

governmental 'agency to be worrying about the total problem. 

I respectfully ask you gentlemen to give serious 

consideration to using your influence with other members of 

the Assembly and Senate and the Governor to enact into law, 

at least, Assembly Bill 656 or indeed something perhaps with 

more teeth in it. 

ASSEMBLYMAN MEGARO: Thank you, Mayor Dunn. 

ASSEMBLYMAN IMPERIALE: Mayor Dunn, I would _ j'u.s t like 

to make reference to two statements that you made, one 

pertaining to the statement of how the tenants would react 

if this legislative body wouldcJ.ID.te in favor of this type 

of bill. I just wish to say that I have remained open­

minded and I am sure this Committee has. It is ~ncurnbent 

upon this legislative body to protect the poor as \vell as 

protect the landlords. Sometimes where legislation may 

sound good, it doesn't really serve the poor people. Concerning 

the reference to President Nixon's program, I agree that 

Phase I and Phase II are frauds. It is unfortunate the 

President of the United States didn't freeze everything 

when he put on the freeze, including taxes. 

You made reference to the migration to your city, I 

would like to ask a question that is important to me: With 

increase in population in t;he:.-c~f:.Y.' of Elizabeth, what 
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has been the increase in your welfare rolls? 

MAYOR DUNN: There has been no radical increase in 

our welfare rolls in the City of Elizabeth, despite this 

migration. It is a tough thing to gauge, however, in 

view of the fact that most of the welfare problems are 

now being absorbed by the county. But with the migration 

of the Spanish-speaking people into our town, there has also 

been a stabilization, I believe, of the Black population. 

The percentage of increase on the welfare rolls, I do not 

believe to have been increased to any great extent by the 

increase in population over that same ten-year period. 

ASSEMBLYMAN IMPERIALE: You said since 1969, you have 

been trying to give a break to tenants. Since 1969, what 

has been the increase in taxes for Elizabeth? 

MAYOR.DUNN: Well, if you take about a 10 per cent 

increase per year, I think that would be a pretty good score. 

ASSEMBLYMAN IMPERIALE: Of these unscrupulous land­

lords that you spoke about, how many has the City of 

Elizabeth ever brought in and tried for being slumlords 

and convicted? 

MAYOR DUNN: We have brought in many. In most 

cases they are the same landlords. Again, to repeat, in some 

instances, it is quite difficult to truly ascertain who 

the landlord is. The one conglomerate that I speak of has 

its main office in Chicago, I believe, and they have one 

or two local people who manage the property and, in fact, 

do not even give the management of the property to a reputable 

local real estate broker. So as far as we know, the owner 

of that property is nothing more than a post office box 

in Chicago. 

ASSEMBLYMAN IMPERIALE: Mayor, just two more questions. 

Do you have much vacant land in Elizabeth? 

MAYOR DUNN: We have no vacant land, except a parcel 

of land now of some 13 acres that we completely leveled 

with a very firm commitment, in fact, from the Federal govern­

ment that we would be able to build housing for the people 

who need it most, the low-income people. However, after 
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eight years of planning, after eight years of relocation of 

people, after eight years of demolition of everything that 

looked like a structure and everything on that land~- it 

is now a barren piece of land - the Federal government has 

violated its commitment to the City of Elizabeth and they 

have stopped us from constructing the homes that we wanted 

to build because after eight long years, some genius in 

Washington recognized the fact that the Newark Airport was 

right next to that site. 

We have vacant land that was meant for housing, but 

the Federal government will not allow us to build housing there 

now because of the noise factor coming from the Newark Airport. 

ASSEMBLYMAN IMPERIALE: One last question - In places 

like Newark, Elizabeth, etc., would you agree there are 

times where little land~ or none is provided in zoning for 

construction of new apartments? I notice a lot of towns 

and cities drag their feet in zoning. There is very little 

zoning, so there can be new construction of apartment houses. 
·~ .. 

How do you feel about that? 

MAYOR DUNN: Our city has bent backwards. We have a 

Variance Board, a Board of Adjustment, whatever you might 

want to call it. They have been extremely liberal, in my 

opinion, in allowing the construction of apartment-house 

complexes where it would not racically affect the character 

of the neighborhood. 

ASSEMBLYMAN IMPERIALE: Thank you. 

ASSEMBLYMAN VEIT: Mayor, since 1969, you have been 

trying to get some rent control you said in Elizabe±h? 

MAYOR DUNN: Well, actually it was before that. 

But in 1969, we started to notice an increase what we 

considered to be rent gouging or excessive increases in 

rents being charged tenants. 

ASSEMBLYMAN VEIT: Since that period, has there been 

any substantial new developments in the community - any pur­

chasing of old buildings, demolition - by private industry, 

not necessarily by government sources? 
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MAYOR DUNN: In just about every area, there hae 

been a stabilization of everything because of the lacY of 

land. The Port of New York Authority has taken over 

perhaps the prime land of our town, to the extent of some 

25 per cent of it. The piece that I referred to on which. 

the Federal government now prohibits construction of housing 

is vacant and will be for some time. 

In my opinion, urban renewal has been a dismal 

failure in our city as in every other city across the 

country. So we can go nowhere now except up and that 

presents many problems to our community. 

ASSEMBLYMAN VEIT: Especially for the airplanes coming in. 

MAYOR DUNN: Right. 

ASSEMBLYMAN VEIT: Mayor, have you received any overtures 

from private industry on that 13 acres as far as development 

is concerned? 

MAYOR DUNN: Yes , overtures are being made to have i·t 

rezoned for light industry. 

ASSEMBLYMAN VEIT: Light indus·try, not housing? 

MAYOR DUNN: Light industry, not housing. 

ASSEMBLYMAN VEIT: Thank you. 

ASSEMBLYMAN MEGARO: Any other questions? (No response.) 

Mayor Dunn, thank you very much. 

We will have one more speaker before we recess. I 

would like to ask the speakers to try to limit their remarks 

to five minutes. 

Our next speaker is the Honorable Matthew Rinaldo. 

Is Senator Rinaldo present? (Not present.) 

Mr. Daniel Gaby. (Not present.) 

Mr. Michael E. Levin, Lakewood Township Committee, 

Lakewood, New Jersey. 

MICHAEL L E V I N: Gentlemen, I will try to be 

very brief. My name is Michael Levin. I am a member of 

the Lakewood Township Committee, which I believe in the 

summer of 1971 was the first township to pass a rent leveling 

ordinance, which was modeled primarily on some of the 

51 



sC:l<J.;Jestions that were made in former Assemblyman Kravarik'r..S, 

bill in 1970. 

Again, just to be brief, I attended similar hearings 

before Assemblyman Brown's Committee, now Senator Brown, in 

April of 1970 here in this Chamber. It is interesting to 

note that at that time there were approximately four or 

five other people here from Lakewood and I came merely as 

a spectator, but I knew the people and they asked me to 

speak for them. They asked me to speak for them because they 

were tenants who were afraid to speak for themselves. 

I want to commend you at this time for doing away with 

that evil and passing the Tenants' Bill of Rights. 

I woula like to give you the benefit of our experience 

in Lakewood with the rent leveling ordinance. We r~ached 

-T~ decision to pass that ordinance in the summer of 1971 

because in 1970 and in 1971 nothing had been done on this 

level to give us enabling legislation. We also reached that 

decision because we were concerned th2t many, many of our 

citizens, our elderly and retired, had been, in essence, 

lured to our community by very low rents. They had been 

locked in on fixed incomes. Their buildings had been sold 

at higher prices after the buildings were filled and these 

people were forced to pay exorbitant increases, increases 

that they could not afford. 

We felt because nothing had been done, because this 

situation existed and because there was a need to fc~us 

attention on the plight of our tenants, we had to take the 

drastic step that we did. So in July of 1971, we did pass 

a rent leveling ordinance. 

I would like to happily say to you that the passage 

of that ordinance was not completely without the cooperation 

of the landlords in our town after the ordinance was passed. 

I say that because we did establish a Rent Control Board 

with two members of the Township Committee, myself included, 

and a merr~er of our Housing Authority being included, and I 

can ::eport that that particular Board did help negotiate a 
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lease between the largest landlord in town and approximately 

300 apartment units. 

I would like to comment on two of the questions that 

have been raised here this morning, those questions being; 

one. w.i·l.l more construction be hindered by rent stabilization~ 

and, two, what is a fair return for a landlord? 

I think I can answer both by concentrating on the 

fair return question. I don't think there is a definite 

answer to what is a fair return. However, I would urge 

you to do this - pick a day and come to Lakewood. We have 

many, many apartment buildings in Lakewood and we have 

good zoning for apartments. Come to Lakewood. Pick out any 

five apartment buildings built in the 1960's. Then you and 

I will try to get a list of the owners - and we can - and 

we will say to the owners, 11 Submit to us your Federal income 

tax returns. 11 Then let us submit to our CPA's these returns 

and let them do an analysis on what the return on their 

original cash investments is. Let's do an analysis and see 

what actual benefit that initial cash outlay has been. I 

think you will find, gentlemen, that the return has been 

substantial. I think you will also find if you were 

willing to trade them 15 per cent per year compounded on 

their original cash investment, they would not trade you. 

I think you will find, particularly in our town and our 

area, that apartments are built more and more by people 

who want and have to take advantage of our tax laws, our 

depreciation laws, etc. 

There was some question raised by Assemblyman Imperiale 

about there perhaps being some need for more study before 

this bill is passed. Well, I urge you to study this. But 

I urge you to pass the bill first. Because I have been 

coming to these hearings BJince'?l7P«.a>ur Legislature and many 

others have been studying it. The more you study it without 

action, the worse it becomes for the tenant. I urge you to pass 

this bill and then to study it some more. 
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In closing, I have been thinking as I have been sitting 

:::-::ere - and I am sure you are going to pass this bill because 

it is so badly needed - about some of the things youcmight 

consider after you pass it and which might be included in future 

amendments and future bills. 

Number one, Mayor DeFino and I wholeheartedly agree -

made the suggestion that whereas in this particular bill 

before you now you have put in some machinery so that 

municipalities can get out of the provisions, you should 

have some machinery for municipalities to ask to be included 

in the provisions, and I agree. I also would urge that 

there be more municipal control in this area because I 

believe that people on the municipal level are more attuned 

to the problems in their townships. However, I do recognize 

::hat there are certain political considerations about becoming 

locked in once this type of legislation has been passed. And 

I do recognize that there may be people who feel that once 

you pass rant leveling. the next thing you will do will be 

to go to rent control and rent freezing. I urge you to 

avoid this so we can avoid the type of problems that existed 

under the New York situation where there were some buildings 

thatin 1970 had rents frozen at 1943 levels, and that is 

what creates slums. I believe that rent leveling will not 

create slums. 

I also urge you in the future to provide some machinery 

to foster improvements in building and I think it is only 

fair when improvements are put in, something be passed on 

to the tenant to pay for those improvements. However, I 

would urge you, as you become more sophisticated in setting 

up the bureau which must necessarily accompany this legis­

lation, to tie in those improvements with tax depreciation, 

etc., etc., and have some machinery available to check this. 

In closing, I would like to agree with some of the 

officials from some of our larger cities here in New Jersey. 

I come from a township that has approximately 30,000 people. 

LZ\~r:p:c(,;,.dmately one-third of our township is developedo We 
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have some of the largest corporate builders now buildin;;: 

single-family homes and apartments within our townshipG 

We face innumerable problems. But I think it is only fair 

to say that if a township committee or a mayor or a borough 

council wants to have some kind of rent leveling ordinance, 

then they too must show their good faith by having adequate 

zoning laws to provide housing for low- and middle-income 

people. 

I urge you to follow up whatever you are going to do 

in this particular area -of rent leveling with the necessary 

corollary of perhaps providing in the future legislation 

whereby. municipalities who don't have adequate zoning laws 

to provide for low- and middle-income housing are not eligible 

for this type of remedial legislation. Because all the 

people of the State of New Jersey are concerned and it would 

be unfair to many, many others if you didn't follow it 

up with that. Thank you very much. 

ASSEMBLYMAN MEGARO: Thank you. Assemblyman Imperiale 

has a question. 

ASSEMBLYMAN IMPERIALE: Mr. Levin, with reference to 

your statement that we should pass this legislation and 

then study it, in the past I have witnessed too much legis­

lation that has been passed first and then studied later. 

The poor people and the middle-class people are always 

the ones who suffer for it. That is why we are trying to 

scrutinize this as much as we can. 

MR. LEVIN: My point is, sir, that a lot that is 

in this bill was before a similar committee in 1970 and 

1971, and you know you can study it to death. I think 

that it is fine to keep studying it, but you are keeping the 

status quo. I urge you to study it and at the same time, 

it is time to give the tenants a break because they have had 

their troubles. 

ASSEMBLYMAN IMPERIALE: Thank you. We have been 

tenants for many years and I know what it is to be a tenant. 

You made reference to the town from which you come. 

You have permitted zoning for single houses and for apartment 
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houses. 

MR. LEVIN: Yes. 

ASSEMBLYMAN IMPERIALE: Yet, if I am not mistaken, in 

the town you come from you have very strict zoning pertaining 

to apartments. 

MR. LEVIN: Absolutely not true. 

ASSEMBLYMAN IMPERIALE: How many apartments have been 

built in your town for law-::in!nne and middle-income people? 

MR. LEVIN: For low- and middle-income people? 

ASSEMBLYMAN IMPERIALE: Yes. 

MR. LEVIN: For private industry? 

ASSEMBLYMAN IMPERIALE: No, for the people, whether 

private industry or not. How many have you built lately? 

MR. LEVIN: We have a Housing Authority, which is a 

,:>era.rate and distinct body from the Township Committee. 

It is my understanding there has been built since their 

existence approximately 200 units for senior citizens, sub­

sidized housing, and they have built a:)proximately 100 units 

for low- and middle-income. In my estimation that is not 

enough. If I had my way - and I have been on the Corr~ittee 

for the last year and a half - I would like to change the 

philosophy on that particular Housing Authority. I am sure 

you are aware the financing up to this point has been chiefly 

Federal funds available for that type of housing. 

Now the State of New Jersey has created the New Jersey 

Housing-Finance Authority and I hope that our townsh.i.p 

will see fit to take advantage of that particular authority 

and create more middle-income and low-income subsidized 

housing. 

ASSEMBLY1'1AN IMPERIALE: Thank you. 

ASSEMBLYMAN MEGARO: Any other questions? (No response.) 

Mr. Levin, as Assemblyman Imperiale stated, the policy 

of this Committee is to study the bill and then release 

it, not to release it and then study it. 

MR. LEVIN: I understand that8 What I am saying is 

U1.at the basic elements of this bill have been considered for 
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more than two years. I sincerely believe that it is time 

now to pass this bill and not put it away for another year. 

I think it ~s awfully important. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Levin. 

In keeping with our policy of having elected 

officials speak first, we have one more elected official, 

and that is Mayor Robert Brune of Dover Township. 

ROBERT B R U N E: I would like to thank you 

gentlemen for the opportunity to speak on such short notice 

and I will be brief. 

As Mayor of the largest township in the fastest-growing 

county in the Nation, I fully support the residents of my 

community who are concerned about the tremendous increases 

in rents they have experienced in the last few years. 

As one example, rents in some of the trailer parks in Dover 

Township, I have been told, have increased in the last year 

and a half up to 86 per cent, and the people there are now 

being asked to bear the burden of the cost of sewer assess­

ments. 

We are experiencing in Dover Township and throughout 

Ocean County a population explosion. The military officials 

at Lakehurst Naval Air Station are desperately seeking housing 

for their personnel and there is no doubt we have a vacancy 

rate of housing well below 5 per cent.• 

I think the groups that are particularly hardest hit 

are the people that are in the military, the senior citizens 

that have just recently moved into our area, and the young 

people that are just starting out in life and do not have 

the means to afford their own home. 

I·applaud the efforts of this Committee for addressing 

themselves to an issue of vital concern to a very large 

group of people, not only in Dover Township and in Ocean 

County, but throughout the State. I would hope you make 

a favorable report and take into consideration the pleas you 

have heard here today. 

I thank you again for the opportunity of being 
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heard. Thank you. 

ASSEMBLYMAN MEGARO: Any questions? (No response.) 

Thank you, Mayor Brune. 

I would like to thank every participant this 

morning for your undivided attention. We will recess now 

until 1:30, at which time we will reconvene. Thank you 

very much. 

(Recess for Lunch) 
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(Afternoon. session} 

ASSEMBLYMAN MEGARO: I would like to ask all 

members of the Municipal Government Committee to please 

take their places at the head table. 

Good afternoon, ladies and gentlemen. Welcome to 

part two of the hearing on the Rent Leveling Bill, 

Assembly No. 656. 

I would like to thank you for returning this 

afternoon and I would like to reiterate that all of the 

rules pertain to the afternoon session, as well as they 

did to the morning session. 

• I would like to also mention that any written 

statements by any speaker can be presenteq to the 

stenographer and they will be made a part of the record. 

Secondlyl if there is anyone who has to leave at a 

particular time who would care to have his statement 

recorded, he can do so by leaving it with the stenographer 

and, again, it will be included in the record of this 

hearing. 

We will try to follow the five-minute rule in 

order that we may hear as many people as possible in 

this afternoon session. 

Again, the rules of this House: There will be 

no demonstration of any sort in the manner of any cheering, 
whi•ttlil\f;;J .· or clapping for any one speaker. We would 

appreciate it if you would refrain from doing so. I 

urgently request you to cooperate with all of the rules 

so that we can move along rapidly. And I am sure, if 

you will extend the same courtesy to us this afternoon as 

you did this morning, we will be able to have a very 

successful hearing. I am sure the members of this 

Municipal Government Committee will extend every possible 

effort to hear you and to make an equitable decision. 

I would like to again introduce, for the benefit 

of those who were late:: in arriving, the members of this 

Committee. This is the Municipal Government Committee of 
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the General Assembly of the State of New Jersey. On 

my left, your right, the Honorable Arthur Manner, 

Assemblyman from Union County7 the Honorable Robert 

Viet; Assemblyman from Bergen County7 on my right and 

your left, the Honorable Alexander Menza, Assemblyman 

from Union County~ and also the Honorable Anthony Imperiale, 

Assemblyman from Essex County~ and yours truly, from 

Essex County, Frank Megaro. 

We will proceed by calling as the first speaker, 

Mrs. Bess Gollin, Chairman of the Hudson County Rent 

Payers Organization. Mrs. Gollin. 

M R S. B E S S R. G 0 L L I N: My statement 

today is, why we need rent control at once. 

Mr. Chairman, Assemblyman, Mr. Megaro, Committee 

Members, ladies and gentlemen: 

I am Mrs. Bess R. Gollin, Chairman of the Hudson 

County Rent Payers Organization and Pre~ident of the 

Jersey City Rent Payers Associationa Inc. 

For the past 14 years, since the demise of rent 

control, I have been going to Trenton in behal~ of the 

rentpayers, asking for a rent control bill. There were 

many bills put in the hopper in the Assembly Chamber, 

but none, however, were brought out on to the floor for 

a vote. Rent control is needed at the presenttime, as 

long as the housing shortage is still with us. You know 

and I know just how acute the shortage is, and t>ere is 

no argument about it. 

Many of us live in heavily industrialized and 

populated areas throughout the State where available 

housing is at a premium, especially in apartment dwellings 

where moderate and middle income people reside and where 

rents are increased time and time again with no end in 

sight. And in the light of the very serious housing 

shortage, tenants need some protection against the vin­

dictive landlords and agents for arbitrary rent increases 

and evictions that are cluttering up our courts today. 
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These increases are imposed upon a hapless ar.d 
helpless people who have no one to turn to in thei.:: 

behalf, all because of no realistic rent control bill. 

The rentpayers are bewildered~ exploited and desperate 

and are forced to deny themselves the very necessities 

of life in order to pay the excessive rents demanded .• 

In the interim, despite the current recession, inflation. 

and lay-offs, and with the high prices of food and othe~ 

commodities, a great number of mothers are compelled to 

leave home and children for work on account of this con­

dition to help supplement the husband's income, not to 

acquire luxuries, but to meet actual expenses to survive~ 

Many landlords are taking undue advantages of 

the hard-working family man, those living on fixed 

pensions and social security, the crippled and the lone 

person. Their constant cry is, "Where can we go? What 

can we do?" 

There is no weapon being used at the moment to 

stop these increases for the foreseeable fut.ure unless 

we have some kind of control that would be fair and just 

to both tenants and landlords. Despite this chaotic 

state of affairs, nothing seems to be done to ease this 

burden in behalf of the ~entpayers. 

Housing in all areas is..:no longer a competitive 
business. It has become a monopoly and, like any other 

monopoly, has resulted in skyrocketing prices. We all 

know very well that the demand of housing is greater than 

the supply; therefore, in the meantime, a solution must 

be found. 

We are not against all landlords but we are against 

the unscrupulous landlords, especially the absentee ones 

who take no interest in the City or its affairs. And they, 

through their unreasonable and greedy demands, are 

inflicting untold sufferings upon unprotected people, 

condemning them to live in fear and uncertainty, even 

afraid to ask for the necessary repairs and decorating due 
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them for the higher rents being paid, and compelling 

them to live without the dignity which is every man's 

birthright. 
The rentpayers are appealing to you today, as 

both human beings and your people. They do not live on 

a distant planet. They are your people from your own 

State. The rentpayers0 needs have been ignored and we have 

been held in contempt at the State level by men duly 

elected in both houses to serve all of the people, not 

just a chosen few, such as the powerful Real Estate Lobby~ 

which can buy anything for their own good. 

A democracy where partiality is supposed to be 

unknown - let us rid ourselves of these people who trample 

the weak and turn deaf ears to the pleas of the rentpayers. 

A temporary and optional rent control bill should 

be passed at once, until such time when adequate housing 

can be had for all people at the prices one can afford. 

The rent bill should be based on cc,st-plus, taking into 

consideration land value, taxes, cost of repairs and upkeep, 

and actual investment, for a return thereon. The~e should 

be established immediately in the State a separate tenant­

landlord division under the New Jersey State Community 

Affairs Department, to which both parties can have an 
opportunity to register their complaints and suggestions. 

This is a democracy where people are supposed to 
be given equality and consideration when in need, and not 

to be ignored or handed over to the powers of money. This 

rent issue transcends party lines. It is not a Democrat 

or a Republican issue. Ours is a people fight .. - ·a fight 

for our God-given rights. It is now a matter of whether we 

can survive with these present conditions. The rentpayers 

are the majority of the voters and taxpayers, yet they are 

the most neglected ones today. Frankly, we suspect feet 

dragging in Trenton and we now feel that it is certainly 

the time for all who claim to be our friends in both Houses 

to stand up and be counted. We are only asking for what 
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is rightfully due us. 

Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mrs. Gollin. 

Our next speaker, Ellsworth Morgan, Newark Tenants 

Union. (No response) 

Mr. Alexander Feinberg, New Jersey Builder1«: 

Association. 

ALEXANDER F E I N B E R G: Mr. Chairman and 

members of the Committee, may I at the outset thank you 

for the opportunity of appearing here today and being 

able to present testimony on behalf of my client, the 

New Jersey Builders Association. 

Not for the purpose .. of boasting, but for the 

purpose of giving some credence to my qualifications, 

may I submit to you that I was a member of the drafting 

committee of the Planning Act which is now a part of 

Title 40 of our New Jersey legislation. I also served 

for ten years as a member of the Executive Committee 

of the National Association of Horne Builders; and 

likewise served, in the year 1967 and 1968, as a member 

of a Presidential commission, known as the Douglass 

Commission, a national commission on urban problems, 

which dealt almost exclusively with housing, zoning 

and taxation. 

I merely make that statement to give ?Orne 

credence and some authenticity to some of the remarks 

that I may make. 

I appear before you today as a representative of 

perhaps the most maligned group of businessmen in the 

State, that is the landlord. And as Counsel to the New 

Jersey Builders Association, I think that I can speak for 

most landlords when I state that we are pleased that the 

moment of truth has finally arrived. All the headline­

hunting hullabaloo, emotionalism and name-calling by 

certain advocates of this bill finally is over. At last we 

are b$ihg:·.p:z:-esented with.' the opportunity: t9 appear before a 
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responsible committee of the Legislature in order to explain logically, reasonably 

ru1d realistically why A-656 is a bad bill. The truth is, as will be demonstrated 

by a series of speakers following me, that New Jersey does not need and cannot afford 

rent control. 

At the outset, I think it important for us to arrive at an understanding of 

terms. It doesn't matter whether you call it rent leveling, rent stabilizing, rent 

minimizing or some other fancy-sounding euphemism. A-656 means only one thing 

pure, unadulterated rent control. The fact that its most vocal proponents stead-

fastly refuse to identify it by its proper name serves as an eloquent testimonial 

to the inadequacies of and onus placed upon "rent control" by most people. The 

reluctance of that well-publicized but largely fictitious tenants' organization which 

is pushing this bill to admit that this is out-and-out rent control serves to under-

line the importance of much of the testimony which we will present here today. 

For New Jersey, a State desperately trying to combat what Gov. Cahill has 

referred to time and again as our "crisis" in housing, rent control is absolutely 

unacceptable. Why? Because it is ludicrous to try and cure any illness of this 

magnitude by what is recognized by housing and governmental experts alike as a 

Li10roughly repudiated quack medicine. If rent control is the cure, perhaps lve'r_ 

bettl:!r off with the disease. Rent control was appropriate and even desirable c~- ~:_;_1.:3 

the emergency conditions that existed in the days of World War II, but it is hardly 

appropriate for today' s times. You need look no farther than New York to see that the 

• impositio~ of so-called "temporary" rent control would create such catastrophies as: 

* Wholesale apartment abandonment. 

* Declining property values and massive building deterioration. 
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* A substantial shift of the property tax burden to home owners. 

* A bureaucratic crisis. 

* Most importantly, an absolute deterrent to new housing construction. 

Other speakers will elaborate on these and related points and discuss the positive 

program which the New Jersey Builders Association and the Apartment Ho~,.Jse Council 

have developed to allow the law of supply and demand to work in housing by creating 

2 r: rt~e buyer 1 s and renter's --market. 

Hy role is to provide at least a partial analysis of A-656, offering some observa­

-::ions en its failings and the lack of logic in many of its provisions. I will seek 

to highlight some of the deficiencies of this measure. 

Considering that A-656 is only eight pages long, it is remarkable that it contains 

so many faults. In stating its purposes, the bill asserts in Section 2 that "a serious 

public emergency exists due to a critical shortage of housing space ••• " Yet, enactment 

of this legislation guarantees that this emergency will worsen because no new rental 

housing would be built. 

\-le should be able to dismiss Section 3 as mere inflammatory language. HCMever, 

I >vould point out that this is the type of language which applies a broad and vicious 

brush to all landlords, lumping all under the charge of imposing "exorbitant, specu­

lative and unwarranted" rent increases. The vast majority of landlords are, in fact, 

ind._;pe:ld.;n:: businessmen seeking a fair return on their investment. 

As for the impairment of the tenants' standard of living, passage of this measure 

almost guarantees it since landlords would be forced to reduce standards of maintenance, 

curtail improvements and let buildings go under, as occurred in 1Jew York. In that 

city, by the way, the abandonment rate had reached 1,000 apartment units a week 

before rent control finally was tempered last year. 
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And if I may deviate from my text for just a 

:r::oment, I recall very distinctly~ duriP..g the course 

our public hearings which we held all over the Nation on 

the Douglass Commission, one of the things we found was 

the failure of the local government. to literally enforce 

code enforcement to see to it that people had habitable 

and decent housing. 

Under Section 4 (e), the definition of 11 vacancy 

rate of housing space 11 is inaccurate since it applies 

only to space "available to rent to tenants which is 

unoccupied and offered for rent. 11 This overlooks all 

housing spac?e ~111hich may be occupied now but might be 

offered for rent a month or two from nowe Even in today 1 s 

era of housing shortage, the annual turnover often runs 

25% a.nd 50%~ 

p::::o:moting this bill have consistently 

advanc;ed the argu!ne:r:.t t:~-~at landlords would not suffer 

since increases would be tied t.:v "1;;':- , ~~consumer Price I::1deX 11 

as it appears and is provided for i:~ 

For reasons which other speakers will discus.:,, 

no relationship between the Consumer .Price Index and 

housing costse 

The local option provision contained in Section. 7 

isaunere illusion since there really is no option at all. 

Rather than allowing a local governing body to decide 

whether rent control should be imposed, the bill :.ts a 

strictly mathematical basis for any decision -- the 

artificial 5% vacancy rate. The local governing body 

would have nothing to say about it. 

Sec~·"::.on 8 is particularly disturbing since it 

assures that no landlord could take into accm1nt pre­

dictable cost increases during the operative term of a. 

leasee Any coet-::celated increase would have to be based on 

price char.ges duriLg the preceding rental or lease peri.odo 

1"!11YcJ.s, if prices rise sharply during the term of a lease, 

landlord must absorb the loss. He never would be able 

::a1 catch up. 
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• 

I think it essential to point out that both landlords and tenants would have to 

be economists in order to meet the complicated requirements of this and other sections. 

TI1is section, for example, refers to a court but there is no indication of which court. 

Other sections do specify "the County District Court." A-656 not only threatens to 

tie up the District Courts, but the County and Superior Courts as well. Whatever the 

court of jurisdiction, the amount of time that would have to be consumed by hearing 

rent control and related cases would sharply decrease the time available for all 

other types of civil and even criminal cases. 

Section 9, while permitting a limited increase based upon municipal property 

taxas, does not take into account special assessments, water charges and other non··tax 

payments to governmental bodies. Furthermore, the language regarding return of moneys 

placed in escrow because of tax appeals is vague. It dictates that every successful 

tax appeal must result in a full repayment of all the money held in escrow, less 

expenses of the appeal. l.fuat happens in the case of an appeal which is only partially 

successful? There is no provision for partial repayment of tenants' moneys. 

The creation of a Bureau of Rent Leveling, provided in Section 10, would mark 

the beginning of a major new State bureaucracy. It would be a monumental task to 

administer housing matters involving hundreds of thousands of individual apartments. 

Proponents of this bill claim that it would take only "two or three people" to man the 

proposed bureau. This is patently ridiculous. Experience with various levels of 

government makes it clear that it could take two or three people just to man the 

waiting room. It cost New York City $15 million a year to administer rent control. 

Costs in New Jersey would include not only the operations of a Bureau of Rent Level:::. 

but new judges and attendant court personnel for the District and other Courts. 
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Sections 11 and 12 epitomize the illusory -- and almost fraudulent -- nature of 

the entire bill. They claim to permit a landlord to recover for "improved services, 

furniture, furnishings or equipment," or for providing a "major capital improvement." 

But both of these sections set a 1 1/2% maximum charge. Simple analysis reveals that 

this will not provide the funds for any major changes. For example, a three-apartment 

building with average rentals of $200 per month would be allowed $9 a month for 

improved services or for a major capital improvement. The maximum "major capital 

improvement" that could be financed under this provision would cost $750. 

A 100-unit luxury apartment house·with average rentals of $300 a month per unit, 

~.:.)uld spend a total of $5,400 on improved services. Try and get a doorman for that 

;1J<lount in one of the luxury apartment buildings in which certain spokesmen of the 

so-called Tenants Organization reside. 

1·Iaking matters worse, even these meaningless 1 1/2% surcharges could not be 

;,:,·_,;:aineu ~nJ e£s the lDndlord files an action in County District Court. I wonder h,_·, 

~any retired people who supplenent their Social Security with income from a small 

apartment house would thereby be precluded from any such increase. 

Section 15 is most disturbing. Although this bill does not take effect until 

present federal controls end, under this section the base rent would be rolled back to 

January 1 of the year the bill is approved -- presumably 1972. Federal controls cvuld 

last several more years, and increases might be legally obtained by landlords in that 

period. As a result, the rollback to January 1, 1972, would have catastrophic econo~ic 

consequences. Here is a perfect example of the irresponsible, ill-conceived nature 

of this legislation. 

A claim that the exemption given new housing by Section 17 would produce a 

construction inducement is ludicrous. No investor in his right mind would put mon~y 
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into new housing knowing that his freedom to establish later rentals disappears once 

the first rental is established, 

Section 19, which lists the records which must be maintained by landlords • s·-'·.:::· '~ 

·:.; ~SS1c'!le that every property owner is a big businessman with well-equipped and st ·f~ :'(: 

_:':ice.s and substantial clerical and other personnel. In reality, of cot1rse, just th,, 

opposite is true. Host rental property in New Jersey is owned by individuals •.vho 

depend in great measure on the income of the property for their livelihoods. Most of 

these owners conduct the business from their homes which are hardly suitable for the 

kind of public and governmental record inspection authorized "at the owners' principal 

plc:ce. of business within the State." 

Section 20 represents another open invitation to expensive litigation that will 

JSsure that District Courts will spend most of their time trying to settle cumbersome 

landlord-tenant cases. Further, the backlog of rental cases will be so large that 

by the time decisions are reached the cause of action will have either disappeared or 

be so aggravated as to bankrupt the landlord. 

Finally, Section 26 offers the best demonstration yet of why this bill is such 

an exercise in futility. By providing that the rent control program not begin until 

federal controls are lifted, it is conceding that, at this time, the bill is meaning­

less. Who can say what conditions will be when the wage-price freeze is over? Does 

it really make sense to enact such stringent, unbelievably burdensome legislation 

Hithout taking into account conditions which may exist when the bill becomes opernti-""'? 

This merely substantiates our contention that A-656 is no more than an inflammatory 

· tteDpt 'to reincarnate a program which died in New Jersey years ago in an alleged 

...:ffort to alleviate our housing shortage. Considering what the consequences would i.h.::, 

such an attempt is all the more unfortunate. 

11 A 



The worst factor is that thi·s effort is being made 

at a time when the State appears to be beginning to emerge 

from its housing slump. To pass this bill would be to 

signal private housing developers to look elsewhere. This 

enactment could only guarantee housing and economic 

strangulation in our State. 

It is worth noting what the New York Times said in 

an editorial on April 19, 1969, before rent control was 

extended to new housing. The Times stated that the effects 

of such an extension "would be to deepen the morass i.n 

which the city is now flounderinge More buildings would 

be allowed to deteriorate and be abandoned and new con­

struction would be stifled. This would strip the city of 

the only hope of relief from its housing crisis." 

Or, as the New York News cautioned its New Jersey 

neighbors just a few months ago: nThousands of abandoned 

dwellings in New York City bear witness to the high cost 

of rent controls -- a price measurei in blight and sub­

standard housing for the very people the ceilings are 

supposed to protect." 

Logic dictates that A-656 must be dropped in the 

legislative scrapyard now. To give it further consider­

ation woul~ only serve to encourage those who, knowingly 

or not, would destroy the New Jersey housing market and 

wipe out the hopes of hundreds of thousands of our people 

for a better life. 

Thank you. 

ASSEMBLYMAN MEGARO: Thank youo Mr. Feinberg. 

Any questions? 

Assemblyman Imperiale. 

ASSEMBLYMAN IMPERIALE: Mr. Feinberg, your presenta­

tion was well put but there is something that bothers me. 

The New Jersey Builde~s Association - you just said in 

your speech that if this bill were to pass itowou1d"_very 

probably stop construction from going on in certain cities. 

:Is that so? 

..:.'-·'·" 

MR. FEINBERG: Well, I want you to understand, 

12 A 



Mr. Imperiale, it was not stated as a threat. 

ASSEMBLYMAN IMPERIALE: I mean as a fact. ~ 

didn't question it as a threat. That doesn 1 t worry me0 

Was that correct in what you said. 

MR. FEINBERG: They would be discouraged from 

new construction. 

ASSEMBLYMAN IMPERIALE: The question is EO'!JIJ, 

City of Newark, before this bill came up, has had dwelling;-: 

that have been abandoned and I have not seen where t~e 

New Jersey Builders Association wanted to come to ;';:ewa::k 

and build. Why? 

MR. FEINBERG: There may be other factors, Mro 

Imperiale, that I cannot at this moment attest to. 

ASSEMBLYMAN IMPERIALE: You see, I'm just con­

cerned about this because here is the City of Newark 

which is a dying city 

MR. FEINBERG: I agree with you. 

ASSEMBLYMAN IMPERIALE: -- and for the past two 

years, I've checked, the New Jersey Builders Association 

has not come in to contemplate building any new homeso 

MR. FEINBERG: I think that that statement might 

be more appropriately addressed to one of the follo'W'ing 

speakers who is actually in the construction business and 

the development business and who could more, shall I 

say, authoritatively answer your questions. 

ASSEMBLYMAN IMPERIALE: Okay, fine. 

ASSEMBLYMAN MENZA: I don't know if I am re­

iterating Assembly Imperiale~s question but on page 2 

the statement is made that the enactment of this legis­

lation guarantees that this emergency will worsen because 

no new rental housing would be built. 

MR!> FEINBERG: Well, no multiple housing or 

housing for rental·would be built because they would be 

discouraged from doing it because of the apprehension 

that they would experience in not knowing whether they 

could economically successfully operate it. If there 

are rent controls and the taxes are increased, the cost 
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of maintenance service is increased, they are without 

any limitation, without any reserve, and yet, if the 

rent control is put into effect, why should a man step 

into an areas of that kind where he would be endangered 

economically. 

ASSEMBLYMAN MENZA: Why do you equate rent 

stabilization with rent control? I understand that 

the intent of this bill is rent stabilization and that 

the rents would be tied in with consumer index prices. 

MR$ FEINBERG: Some one of the other speakers 

will explain to you, sir, and to the Committee much more 

.ad~quatQ'lV'l. ,:;: than I can as to why it does not fit into -­

the consumer price index does not fit into rent control. 

And it is our contention, I ~espectfully submit that 

whether you call it rent stabilization or rent leveling 

when it 0 s cut right down to the bare point, it's nothing 

more or less than rent control, in our opinion. 

ASSEMBLYMAN MENZA: Let 0 s 7-SSume, for the sake 

of argument, that it is in fact rent control. I pose 

this question to you, Mr. Feinberg. I know you::= reput.a.tio:s. 0 

I'm also an Attorney. I know your reputation in planning 

and zoning and so forth.' 

MR. FEINBERG: Thank you, sir. 

ASSEMBLYMAN MENZA: So I pose this question. 

What 1 s wrong with rent control if it in fact insures 

against rent gouging and also insures a fair ret·rn to 

the landlord on his investment? 

4ffi• FEINBERG: What's wrong with it? From past 

experience - at least mine has been and maybe I haven't 

been shown everything, and my client's has been, that 

regardless of how well intentioned it is that a fair 

return will be there, it doesn't work out that way wb.en 

you have a bureaucratic control. Now, I'm not in favor 

of rent gouging~ I'm not condoning that~ I condemn that~ 

But what I am fearful of is that the whole or greater 

majority are being condemned and being given a blanket 
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indictment for the conduct of a very few. 

ASSEMBLYMAN MENZA: Well, are you not here now 

weighing the equity of the two, weighing the rights and 

the position of the tenants as against a fair return as 

far as the landlord is concerned, and can't we, therefore, 

under those circumstances reach some sort of compromise 

hopefully in this bill so as to prevent rent gouging and 

yet in turn insure that the landlord gets a fair return? 
• MR. FEINBERG: Well the bill in its present for.m 

I don't think would accomplish what I am sure you are 

trying to do. Let me say this, that if you have a free 

market - you've probably heard this before but I mean 

this most sincerely -- if you have a free market which 

would encourage more construction - and since there is a 

dire need for more housing space, the greater the supply 

to take care of the demands and the needs, that in itself 

will level off any high rents because people will not be 

compelled to either take this or else~ they will have a 

choice. And the building industry must proceed, it cannot 

stop, and they will construct and they will build and 

they want to fulfill that which the Governor has said, 

there is a housing shortage in this State. 

If I may add, one of the things that has deterred 

the builders from building even more in some areas is the 

restricted zoning requirements. Now, fortunately, you 
may have read about the decision rendered by Judge Martino 
in Burlington County recently, Mount Laurel .·ToW:nship, where 

that wall, the Walls of Jericho now have fallen and it 

may be - to use the vernacular - a new ball game now. Now, 

this may help the suburban areas where we found, when we 

were on the Douglass Commission, the suburban areas were 

very stand-offish, they didn't want to take any problems 

of the urban areas: yet it was their obligation to absorb 

some of the population but they didn't want to do it. Now 

this may bring that about. 

ASSEMBLYMAN MENZA: It's not my intention to 
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enage in colloquy with you but your proposition may be 

a valid one as far as building in an open market for the 

benefit of the entire State, but one of the situationso 

such as the City of Elizabeth, which I represent, one 

of my cities, where we only have approximately 13 acres, 

buildings are in fact there, the people don 9 t want to 

live someplace else and they don't care about another 

apartment house being built at Parsippany~ they want to 

remain in Elizabeth and they want to live th~re free 

of any gouging in decent apartment dwellings. How does 

the idea of new building effectuate from the urban type 

cities such as Elizabeth? 

MR~ FEINBERG: Well, let me say it this way. I 

am going to make a statement and I hope you will forgive 

me if I'm in error, but I would venture to say, because 

of my experience in other cities, that therein, within 

the bounds of the bounds of the City of Elizabeth, are 

many properties which should be torn down and replaced 

by new buildings. Is that correcto sir? 

ASSEMBLYMAN MENZA: Yes. 

MR. FEINBERG: That is the answer. That is the 

way to create the land to create new building and decent 

housing for people, which they are entitled to. Every 
man,woman and child is entitled to a decent home. 

ASSEMBLYMAN VEIT: Mr. Feinberg, I just have a 

couple of questions for clarification here. I asked same 

of the previous speakers this morning if they could give 

me some sort of estimate. What, in your estimation, is 

considered a fair return for a landlord, faircreturn on 

investment? 

MR. FEINBERG: Well, I'm not a good financial 

advisor. I wish you would propound that question to one 

of the other speakers. 

ASSEMBLYMAN VEIT: All right, I'll skip that 

question then. 

MR. FEINBERG: I can tell you this, 6% is somewhat 
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antiquated. It costs you more than that to borrow money 

from a bank. 

ASSEMBLYMAN VEIT: Right. On page two of your 

statement, second from last paragraph, you say that the 

annual turnover runs between 25 and 5~~. 

MR~ FEINBERG: Yes. They are the figures given 

to me by our research people. 

ASSEMBLYMAN VEIT: I· .was just wondering why there 

was such a big disparity between 25 and 50 %. 
MR. FEINBERG: I don't know. That's a figure 

that I accepted from the research. 

ASSEMBLYMAN VEIT: Do you know offhand whether 

it's based on various regions throughout the State, you 

know, like the high and low throughout the State as an 

entirety? 

MR. FEINBERG: Again( I don"t mean to evade the 

question but rather than give you a guess, I would prefer 

that you propound that question to one of the other 

speakers. 

ASSEMBLYMAN VEIT: There is a big disparity though. 

MRo FEINBERG: Yes. There is someone here who 

can answer that, I know. This mathematical figure was 

handed to me, which I accepted. 

ASSEMBLYMAN VEIT: All right. Now, oh page 4, 

last paragraph, "Most rental property in New Jersey is 

owned by individuals." Do you know what percentage or 

what the total dollar fi9ures are in that? 

MR. FEINBERG: No, I don't. I heard Mayor Dunn, 

for instance, talk about absentee ownership and con­

glomerates own these large apartments. That's true in 

many instances but as a majority we find that it's a 

businessman, the individuals who own most of the rental 

housing in New Jersey. Our survey shows that. 

ASSEMBLYMAN VEIT: You have no percentage figures. 

MR. FEINBERG: I don't. Someone else may have but 

I don't have that. 

ASSEMBLYMAN VEIT: On page 5, the third paragraph, 
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you say that we are emerging from the housing slump. 

On what basis do you make this statement? 

MR. FEINBERG: Well, I think that basically, if 

you took an actual count, our survey shows on building 

starts - I think it is increasing, on the upswing now. 

Financing is a little more available which, of course, 

is one of the controlling factors. Some of the 

municipalities are opening up a little bit now on their 

zoning, some by sheer fear of being attacked as they 

were in Mount Laurel and some because of their sincerity 

to absorbe the population which is overcrowding the 

urban areas. And I thinku therefore, there is an upswing 

now or about to be one of some consequence in the building 

industry. 

ASSEMBLYMAN VEIT: For how many years have we 

had this housing shortsge, in your estimation? 

MR .. FEINBERG: Oh, I would say we've had this 

housing shortage for the last 8 to 10 years, in my 

opjnion. 

ASSEMBLYMAN VEIT: All right, no other questicns. 

Thank you. 

ASSEMBLYMAN IMPERIALE: Mr. Feinberg, I would just 

like to ask one final question. Here on page 1 you made 

reference to the rent control during World War IIu which, 

if rum not mistaken~ was c~lled the OPA. 

MR. FEINBERG: I guess it was. 

ASSEMBLYMAN IM.l»ERIALE: Why is it that it worked 

then and it cannot work now? 

MR. FEINBERG: Well, bMcaua·a::;tl:b,en there was a 

housing sho:::tage and then there was no choice, there was 

no material available, you couldn°t do any building. All 

that material that we use ±n the construction business 

was used for the war effort. There was an absolute 

curtailment of this industry at that time. Obviously, 

there were very few places for a tenant to go and it would 

be unfair not to give him some protection. 
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ASSEMBLYMAN IMPERIALE: Would you agree with 

me that, in the present dilemma that we have facing our 

nation now, there is still a housing shortage and that 

we still have a limited supply of certain steel and 

lumber available to us? 

MR. FEINBERG: I think that if the zoning laws 

someone asked me to mention this and I didn't think it 

would be apropos but you've opened the door. If the 

zoning laws were modified, if there was a little bit more 

receptiveness within the communities to take the steam 

off of the urben areas, particularly where they are just 

bursting with people, then I think the supplies will 

be available, the material will be available, and the 

desire and the willingness and the money is there to 

build the housing for the people of the State of New 

Jersey. 

ASSEMBLYMAN IMPERIALE: Thank you. 

MR~ FEINBERG: Thank you. 

ASSEMBLYMAN MENZA: Mr. Feinberg, I've just got 

to comment. You stated a few times if the zoning laws 

were less restrictive. Let me say this, that I was the 

Mayor of my town for a while and if the zoning laws were 

any less restrictive you would have very, very few 

suburban one-family residential homes left because they 

would all be apartment houses. In all fairness I have 
got to respond by saying that your proposition is not 

a correct one because my experience in my town very 

simply is that the builder. could care less about the 

resident.ial·· families~ he comes in and builds an apart­

ment house and leaves it, he goes, the heck with the 

community. 

You know, I'm taking the prerogative as an 

Assemblyman sitting here to respond to you knowing full 

well your reputation in the field. And I personally thirik 

that zoning laws, at least in some communities such as 

mine, are good zoning laws and should not be completely 

wide open to builders. 
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MRo FEINBERG: Well I agree with that. I don't 

mean to convey the idea that they should be wide open 

and came in and do just wh~t you want. But to get a 

well balanced community - are you familiar with t.he appeal 

of Joseph Gersh, the Pennsylvania Supreme Court case --

ASSEMBLYMAN MENZA: No. 

MR. FEINBERG: -- which struck down an ordinance 

that didn 1 t provide -- this ordinance didn 1 t say there 

couldn't be any apartments for lower income families, it 

didn't say there could be, it made no ment~on of it, and 

the Supreme Court Justice Wrote the opinion, the Supreme 

Court of Pennsylvania, and struck down the ordinance as 

being discriminatory. What we're trying to do, c1&ri<;l :' . 

what they did in Mahwah was the same thing, - that to 

make it a well balanced community there must be provision 

f,or all segments of the population; for the luxury, whee 

can afford it~ for the middle-moderate income and for the 

fuow income who need subsidizationA But there should be 

some provision. Now you must adrni·~: to me, sir, that in 

most communities they do everything they can b:~ keep out 

low income housing and only do it when they are literally 

forced to, with certain exceptions. The basic attitude of 

the sub.U.bllnnmunicipality is as I have stateda At least 

that has been my experience and if I am in error, I 

apologize to those who may be offended. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Feinberg. 

I would urge all speakers to limit their ...:emarks 

to five minutes so that we can move along. 

Mr5 Joseph F. Talarico, Professor and Obaftman of 

the Department of Economics, Bider College 

J 0 S E P H F. T A L A R I C 0: Good afternoon, 

gentlemen~ I am Joseph F. Talarico and I am Professor of 

Economics and Chairman of the Department at Rider College@ 

I am an academic economist as against, let us say, a 

business economist or a goverr~ent economist. 

What I propose to do is to spell out the way an 
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economist approaches the issue of rent control., to say 

something specifically about this issue of rent leveling, 

so-called, coupling this particular proposal with the 

cost of living index, and to suggest certain deficiencies 

in it as an economist sees it. Then, if I have time and 

you the inclination, I might venture one or two suggestions 

as to alternatives~ 

To economists, rent is really regarded as a price. 

So rent can be defined as the price paid for the temporary 

use of some durable or semidurable good. 

The explanation of how prices are determined is 

the central part of economic analysis. 

To the economist, rent controls represent a certain 

type of price control. Economists attempt to explain 

economic variables and to predict the effects of changes 

in these particular variables. Economic analysis hopefully 

is then useful in evaluating proposed social and political 

policy issues. 

Let us examine how economic analysis is applied 

to rent controls and with what results. By rent controls 

we mean ceilings on the prices of apartments primarily, 

although house rentals can be included. We speak of the 

market for apartments in general although we are all aware 

that the apartment housing market is really subdivided 

into many markets depending on location, number of rooms, 

amenities, etc. 

Rent controls - whether you call them rent leveling 

or rent controls - are attempts by government to keep 

prices down by imposing some maximum ceiling price that 

can be charged. 

Economists like to use diagrams to illustrate 

principles and relationships. The most familiar of these 

is the demand-supply graph which we can apply most readily 

to rent controls. And I prepared one for you. The 

numerical values used are merely illustrative, they do not 

reflect or are not intended to reflect precise real world 

21 A 



values. 

Now here we have a graph which I~ve constructed, 

with the vertical axis depicting price or rent.frdm 

zero on up, and the horizontal axis standing for the 

number of apartments of a specific type in a specific 

market at a specific time. This is a so-called short-r~~ 

market. 

The demand curve, the green curve, slopes down­

ward and to the right reflecting the willingness of people 

to rent more apartments at lower prices or rents thRr. 

at higher ones. The supply curve, the red cruve, slopes 

upward and to the right reflecting the willingness of 

landlords to provdlde:liDOre apartments at higher rents 

than at lower ones. In my arbitrary example, if the market 

is ::ree, not controlled, then the market price would be 

$200 a month and the market will clear in the sense that 

the quantity of apartments that rent.3rs would take and the 

quantity that landlords would be lling to supply are 

equal. In a free market the rent d be $200 a month 

and the number of apartments rented would be 5 

other hand, if the government imposes rent controls with a 

maximum of $150, let us say, which is below the free market 

price, the number of apartments wanted by renters would 

be 700 whil~ the quantity offered by landlords would be 

only 300. At the ceiling price of $150 the quantity de·­

manded, 700, would exceed the quantity supplied, . 00, and 

you have a shortage of 400 apartments. 

Incidentally, this is the only way in which I, 

as an economist o recognize the meaning of the term n shortage ~i G 

As far as I am concerned, there is no such thing as a 

shortage if you have a free market. In other words, people 

either pay the price or they do not buy. 

The sh(lirtage is a price phenomenon in the sense 

that it would disci?~o_;pear if price were pe:rrnitted to rise: a.rv1 

the price mechanism permitted to perform its rationing 

ft:c~c:tion. And this is a very important aspect of the 
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pricing mechanism, the rationing function. 

Now the diagram analysis illustrates the nature 

and suggests the implications of rent controls. These 

can be summarized in terms of the disadvantages of price 

controls in general and rent controls in particular. 

But before I summarize, gentlemen, permit me to 

take up the proposed linking of rent controls to the so­

called cost of living index. 

Now in this State, this is an interesting but 

I think misleading and peril~fraught proposal which 

would seek to impose rent controls but permit adjustments 

in rent based on the cost of living. Changes in the cost 

of living are currently measured by changes in the cost 

of living index, which is really the popular name for 

the Consumer Price Index which is published by the U. s~ 

Bureau of Labor Statistics. The Consumer Price Index 

is designed to measure changes in the prices of roughly 

400 goods and services that the average city clerical 

worker buys. Some prior period is taken as a base period 

for comparative purposes. 

To illustrate, let us take 1967 as the base period 

and April 1972 as the current period. We want to compare 

prices today with what they were in 1967. In 1967, the 

Consumer Price Index would be 100 - that•s always it in the 

base year - and the Consumer Price Index for April, as 

just reported, was actually 124.3. Now the 1967 CPI of 100 

was obtained by calculating the cost in 1967 of that 

fixed market basket of roughly 400 goods and services and, 

let~s say, it c~to X number of dollars. Then they cal­

culated the cost of that same market basket for fixed 

goods and services for April - and let's call that Y number 

of dollars. So they divided the Y number of dollars by 

the X number of dollars and they got something - actually, 

they got 1.243. They multiplied it by 100 to get a 

percentage and dropped the percentage sign and you have 

an index number. The index number for April of '72 based 
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on 1 67 was 124.3. What 8 s the interpretation? In 

April, 1972 the price of that fixed market basket was 

l24.3% of what it was in 1967 or it was 24.3% more than 

it was in 1967. Or in other wordsa what cost $10 in 

the base period 1967 cost $12.43 in April 1972. 

Now, what 1 s wrong with tying rents to the Consumer 

Price Index? The purpose of the Consumer Price Index 

was to measure changesa and is to measure changes in 

the real income of city workers. Real income means in 

essence, what you can get in the way of goods and services 

for your money income. This means that the Consumer 

Price Index may be inappropriate when applied to the 

population of the United States as a whole or, for that 

matter, to the population of New Jersey. 

A casual observer of the proposal to link rent 

adjustrae:nts to the Consumer Price Index is likely to 

believe that this would be fair since as cost increased the 

landlord's incomes would also rise.. However, there is 

no necessary connection between the Consumer Price Index 

and the cost of maintaining and repairing and O:t::<"':r'::ting 

apartments. For example, assume that there is a sharp 

increase in the price of food or the price of clothing, 

important components of the Consumer Price Index. This 

would require an increase in renns even though there 

has been no cost in operating apartment housing. Or 

there might be a. very significant rise in :the cos'· of 

apartment maintenance and no increase or relatively smaller 

increase in the Consumer Price Index. 

Now, of course, one could construct a price index 

that would :rr.:,easure changes in the costs of operating and 

maintaining apartment houses and rent increases could be 

adjusted on that basis. But this is not necessarily the 

solution. If the cost of maintenance rose at a time when 

the demand for housing· fell, rent hikes would be inappro­

priate and actually futile. If the demand for housing is 

rising faster than operating costsu there is still a short-
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age with the familiar problems of allocating what 1 s 

available among many more people. If the supply of 

housing is to increase at something like the same pace 

as the demand increasese rents would have to be adjusted 

upward on a level sufficient to encourage new construction 

and supply. Rent increases of the magnitude needed to 

stimulate increases in supply are likely to be obtained 

with better efficiency and greater rapidity via a free 

market than in a controlled one. 

Now, let me sum up rather quickly, the case 

against rent controls. 

The first problem is the allocation problem. With 

rent controls you have a classic allocation problem. In 

terms of the diagram, how do you allocate 300 apartments 

among 700 would-be tenants? Since the free market is no 

longer permitted to allocate these scarce resources there 

must be created a replacement mechanism to distribute the 

limited amount of housing. Sof in effect here, what you 

do is you have to develop a political rationale in order 

to justify the new basis for allocation whether the latter 

be by sheer chance or some form of preferential treatment. 

Criticism number two; Another layer of bureaucracy. 

A government agency appropriately staffed and supplied 

will have to be created to administer the rent control 

program. certainly at the State level and probably at the 

local level as well. 
3. Corruption. Whenever there are price controls 

there almost invariably spring up illegal or black markets. 

Rent ceilings would be no exception. Tenants, landlords, 

superintendents and agents, to say nothing of bureaucrats, 

would be tempted to cheat on rent controls. There will 

always be some tenants who would be willing to pay more 

than the ceiling price to get the apartments and some 

landlords or their agents who would not be averse to taking 

some cavert payment in return for preferential treatment. 
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4. Perpetuate shortages. Likely to perpetuate 

shortages. I'll go over this quickly in the sense that 

to the extent that you have a free market and the rent 

prices are very high, then this should serve as an 

attraction for additional housing. You see? If the 

price is not high enough in the judgment of the suppliers 

of housing, then you are not going to get the needed 

increase in housing. 

5. Distorts the composition of production. 

Notice these distortions, gentlemen. I can only suggest 

some of them here. If office rentals are not controlled 

and housing rentals are, landlords will attempt to change 

the use of their properties by converting residential to 

office space. Similarly, new construction will shift from 

residential to commercial as much as possible~ If only 

urban areas are rent-cont•mlled --

ASSEMBLYMAN MENZA: Excuse me, sir. I am having 

a great deal of difficulty hearing. I would honestly 

appreciate it if the people here today would keep as quiet 

as possible. You•ve got to remember that we have to vote 

on this bill and we have to think about possible amendments 

to this bill and it's important that we obtain all the 

information that we can and hear all of the speakers. 
I should add that for over a hundred years it has been 
a tradition in this House that we have proper decorume I 
respectfully request, Mr. Chairman, that this be ar: ~ered 

to now.. I can't hear the Doctor, quite frankly. 
ASSEMBLYMAN MEGARO: I strongly urge you to follow 

Mr. Menza's recommendation and we will adhere to this 

tradition. rnfortunately, if we do nota we will have to 

adjourn this meeting or we will ask for a recess. So 

in order not to prolong this hearing any longer than is 

necessary, I would strongly urge and request that every 

speaker try to limit his remarks to the five minute rule, 

otherwise, we will limit it to five minutes and cut the 

speaker off. Thank you very much. 
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MR. TALARICO: To go on with the discussion: 

ladies and gentlemen, if only urban areas are rent­

controlled, there will be a shift in new construction to 

the suburbs and away from the urban areas where the need 

is presumably greatest. 

Now, suppose that after a landlord remodels or 

improves apartments he is permitted to raise his :r:ents. 

If, as is often the case, rent per square foot is higher 

in small apartments than in larger ones landlords will 

tend to remodel and subdivide large apartments into & 

greater number of smaller ones and thereby increase the 

population in the buildings. 

6. Subsidizing the well-to-do. It is sometimes 

argued - and I've heard this throughout the day - that 

rent controls are necessary in order to assure that 

lower-income groups can get some housing which otherwise 

they could not afford. In effect, this would be a subsidy 

since the lower-income persons who get to live in rent­

controlled apartments pay less to the landlord than the 

landlord will receive in a free market. Now, subsidization 

of the poor may well be a desirable thing. I'm all for it. 

But why is it necessary to subsidize the well-to-do in the 

process, as frequently happens under rent controls? When 

well-to-do people are able to live in rent-controlled units 

at less than what would govern in a free market they are 

being subsidized and the result is a redistribution of 

income away from landlords to tenants. To repeatt subsi­

dization of the poor is desirable but the better way to do 

it is not through rent controls which benefit the well-to-do 

as well as the poor - at least those who can get access 

to the scarce housing - but rather to pay the housing 

supplements to poor people which would permit them to rent 

higher-priced units than they otherwise could afford. This 

could be achieved by expanding and improving federal rent­

supplement programs. 
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7. Reduced mobility. People who live in rent­

controlled housing will, other things being equal, be 

reluctant to give up the subsidy they might be enjoyinge 

Take the follow~ng example also: a family of four in a 

large apartment can be reduced over time to one - a 

surviving widow or widower, let us say, who might other­

wise be interested in moving to a smaller apartrnentm Rent 

controls tend to lock him in because he probably coul~ not 

get access to the smaller apartment. 

8. Accelerate decay of existing housing. That 

rent controls would contribute to the decay and abandon­

ment of housing is a reasonable conclusion. Realistically, 

housing must be regarded as including maintenance and re­

pair services. If the cost of these latter services goes 

up faster than rental income, which is likely under rent 

controls, the result is a decline in the provision of 

service which makes decay and abandonment almost inevitable 

in the case of many properties. 

9. Increase the property tax burden of homeowners~ 

Now, to the extent that rent controls limit rent.s and hence 

net income on apartment properties the taxable value of 

the rented properties will be lower and so will their 

property taxes. Given ever-rising services costs to the 

community the result is likely to be a shift of the property 

tax burden from tenants to homeowners. 

And, finally, Discrimination. Rent cont.ols 

discriminate rather arbitratily against owners of apart­

ments if price controls are imposed only on rents and 

not on all other goods and services. 

To summarize the case against rent control - rent 

controls tend to create all sorts of problems: nonprice 

rationing of scarce resources, acceleration of housing 

decay, corruption~ burgeoning bureaucracy, ~erpetuates 

shortages, contributing to the decay and abandonment 

of housing, reducing mobility, subsidizing the well-to-do, 

increasing the property tax bu!;'den, and discrimination0 

28 A 

.. 



The motives of government in seeking to establisl1 rent 

controls may be good. The consequences, however, in a 

peculiar perversion of Adam Smith's famous doctrine of 

the "invisible hand", are likely to be precisely the 

opposite of what. is intended -- public welfare is worsened 

rather than improved. 

Finally, and I will take just a moment on this -

alternatives to rent control. These can only be super­

ficially listed here but basically they would involve 

working on the demand for housing side and on the supply 

of housing side. The former might be pursued by pro­

viding rent supplements for the low-income groups which 

is better than subsidizing all renters. Tenants would 

get a wider choice of places to live, they could move 

without losing their subsidy, which could not be the case 

under rent controls. Landlords would be encouraged to 

maintain buildings~ supplements would eliminate housing 

built especially for the poor, and thus reduce the con­

centration of the poor in certain neighborhoods. Expand­

ing the supply of housing would be pursued via such 

things as construction subsidies in the form of loans 

made available at low interest rates and public housing 

which by adding to the supply would tend to restrain 

price or rent increases. 

Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Talarico. 

Any questions? 

ASSEMBLYMAN MENZA: Your basic or initial proposi­

tion was regarding the free flow of the market, supply 

and demand. Isn't that correct? 

MR. TALARICO: Yes, correct. 

ASSEMBLYMAN MENZA: But government has always 

imposed certain price controls which haven't really 

affected the economic aspect of our country, have they? 

MR. TALARICO: Oh, yes, they havee You see, 

every time government comes into the picture it either 
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affects the supply side or the deroand s.ide. And I say 

g<;:rvernment is well-intentioned but take, for example, 

the farm price support program which is just one more 

example of price control. 

ASSEMBLYMAN MENZA: Your basic argument then,. 

Doctor, as I understand it from what you~ve stated and 

your written report here, is that you're against price 

controls completely 

MR. TALARICO: Absolutely. 

ASSEMBLYMAN MENZA: -·- because it ha$ an adver·se 

affect on --

MR. TALARICO: Absolute~y. In other words, -­

ASSEMBLYMAN MENZA: Excuse me. You are against 

price controls. 

MR. TALARICO: Yes. 

ASSEMBLYMAN MENZA: And that 4 S in all areas of -­

MRt TALARICO; That 4 s correct. And for the 

reasons t.hat I 1 ve stated. I don 1 t see how you can get 

over this. So long as you have price controls, whether 

they be rent controls or foreign exchange controls -­

if you have ever gone abroad where they have exchange 

controls,. they always have a black market. It's always 

the case o£ more. peQpl~· wa-nting to buy at this artificially 

low price than there is available supply. So how are you 

going to distribute what•s available? It has to be a 

political decision rather than an economic one. 

ASSEMBLYMAN MENZA: What do you do in a situation~ 

for example, the urban cities, where the demand for 

housing is extreme and yet the supply is very limited? 

How would this relate to an economic principle? How 

could it? 

MR .. TALARICO: It does. You see, the assumption 

is this. At a very low price there is no desire, there is 

no ~eed to economize. In other words, if the price is 

very high, then people have to decide whether or not it's 

worth t.hat much to them - the i tern in question is worth 

that much to them. I dontt drive a Rolls Royce but I 
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would like to have one. 

ASSEMBLYMAN MENZA: You misunderstand me. In 

urban cities where people intend to remain in those 

cities and the supply is so limited and the demand is 

so great, they have only one alternative which is very 

simply to move out of town or to hope for price controls. 

MR. TALARICO: Or not to come to the city in the 

first place if the housing is priced higher than they 

can afford. As I say, I am not completely calloused, 

I'm merely saying that when you start to interfere with 

the market you create more problems and worse problems 

than the ones that you genuinely and really want to 

solve. 

ASSEMBLYMAN MENZA: What you are saying then, 

Doctor, is that it is a political consideration, that 

we must concern ourselves with the people in the cities 

and we just can't say, from an economic point of view~ 

move out of the·city, go buy a house. 

MR. TALARICO: I couldn't agree with you more. 

There is more to life than economics. When you are 

trying to cope with the problems of the city, you have 

to be a complete social scientist, you understand 

sociology, political science and economics, but you 

ignore economics at your peril. All I am trying to do 

here is to indicate the economic consequences of a 

certain course of action. It is up to you gentlemen to 

decide whether those consequences are worth bearing the 

inevitable price~ or perhaps-seek alternatives. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Talarico. 

With the next speaker we will enforce the five 

minute rule. Five minutes for the first speaker. In 

four minutes I will signal you and then you will have one 

minute remaining to address the group. 

Thank you. 

Our next speaker, Mr. Martin,Aranow, New Jersey 

Tenants Association. 
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MARTIN A R A N o W: Gentlemen, I will try to 

excerpt most of my remarks. 

Today really marks the third time in a year and 

a half that a Committee of the New Jersey Legislature 

has held public hearings on the question of rent leveling~ 

Quite honestly, I am· at a loss what to say that has not 

been said before. Should we talk about how elderly people 

on fixed incomes are being hurt by rent increases? Should 

we recount the rumber of instances where people are having 

30 and 40% :rent increases? What can we say that has not 

been told by countless nQmbers of people throughout the 

State? I have submitted testimony which I gave last 

year whicn has a number of statistics, facts and figures 

which I think would be helpful to the Committee, and I 

•,vill skip that. 

The testimony that has been heard so far today 

for the bill and those 'lh1ho are opposed to the bill still 

has not answered one basic ques-t::':1n - What are tenants 

to do until there is an adequate Sl21.)ply of housing? 

What can the opponents of Rent Level!'"::1g Ray that 

is really different from what they said before? Will the 

Builders Association,. Realty Boards, and Investment Bankers 

tell us again that the housing shortages are the cause of 

our problems? Will they repeat the same nonsense that 

rent control caused the decay, abandon.'llent, and deteriora­

tion of New York City? Or will they end up by th::,9atening 

the Committee and the New Jersey Legislature that if 

A-656 is adopted the, housing industry in New Jersey will 

collapse? 

PerEonally I do not believe that any fair-minded 

person or group could honestly oppose rent leveling on 

either economic, TJoral or human grounds. 

I submit, and I have never done this before, that 

the Jcestimony that you are going to hear from members of 

the Builders Association, Realty Boards, cannot be trusted! 

ca,:cr:tot be substantiated - and I base this on t.heir own 
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testimony in the past. 

In February, 1971, at Senate public hearings, 

representatives of the New Jersey Builders Association 

stated publicly what they had released to the press 

earlier. They promised the Committee that industry-wide 

review boards were being set up within each county in 

the State. These review boards would be staffed with 

retired judges, prominent citizens, etc. The stated 

purpose was to review the cases of alleged rent gouging 

and take some appropriate action. "Do not enact rent 

leveling" they said, " and we will police our own industry." 

No one asked them to make this offer, but the 

Legislature and the Committee gave them the opportunity 

because rent leveling was not enacted. In 15 months not 

one single review board has been announced·~ not one 

single instance of formalized proceedings has been revealed. 

The point is that these businessmen bluntly and frankly 

lied to a legislative committee. They have proven 

themselves either unwilling or incompetent to police 

themselves. They have proven there is a definite need for 

rent leveling to protect us since they obviously will 

not do it or cannot do it themselves. 

I've heard testimony today that rent control has 

caused abandonment in New York City at a rate approximating 

100,000 units per year. Assemblyman Imperiale asked what 
about the abandonment in Newark where there is no rent 
control. No one revealed the fact that New York City has 

the fifth highest rate of abandonment in the nation. The 

National Urban League did a study and found out that 

St. Louis, Philadelphia, Hoboken, and one other community 

that I can't recall, had a higher rate of abandonment than 

New York City. We have it in Camden, Paterson and Passaic. 

We do not have rent control. 

Recently, there have been statements put out in 

the newspapers how the New Jersey Builders Association 

and members of the Board of Realtors went to visit the 

Massachusetts Cities of Somerville and Cambridge. When 
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they returned, press coverage stated that tenants and 

home owners were upset over rent control. It was dis­

continued because property taxes went up 40%. We were 

told how abandonment was rampant and how both Cambridge 

and Somerville, Massachuset~s, threw out the local rent 

laws after they proved disastrous. 11 Somerville" they 

said: "was living proof of urban disaster 11 • 

Gentlemen, someone decided to check these state­

ments. and what we found out was very interesting. Mayor 

S. Lester Ralph of Somerville, Mass. came to New Jersey 

to meet with the Mayor and Council of the Borough of Fort 

Lee. The Mayor was very upset about these charges of 

Somerville. He pointed out that Somerville did indeed 

have rent control, did indeed have it discontinued as the 

last act of a lame duck council, but they did reinstate 

it. Mayor Ralph said that rent control has improved 

relationships between landlord and tenant in Somerville 

because it has eli:minated many of ~·le tensions between 

the two. He noted that construction of new units was up 

over 300% since rent control was introduced anC. t.hat 

there was no abandonment specifically attributable to rent 

control. He did note, however, that the local real estate 

interests are still trying to get the local law revoked. 

I am not saying totally that rent control is what 

the landlords -- let me rephrase that. The landlords in 

this State are saying that rent control is the c?: .9e. 

Rent leveling is different. The builders said you cannot 

control one sector of the economy without the other. They've 

waived the American Flag and endorsed the Economic 

Stabilization Act. As witnesses before me have indicated, 

the Economic Stabilization Act for rents controls prices 

and wages but not rents. It legally permits rents to go 

up as high as 50%. We need rent control even now. Why 

else do we need rent leveling? 

Many landlords have entered into leases for one, 

two and in some cases three years. They have extracted 
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their 20% or 30% rent increases. That is not all they 

have done. I have attached to this lease a rider for a 

lease going to the tenants in some complexes of the 

Alexander Summer Company, one of New Jersey's leading 

realtors. This rider states, and I quote, and I'm 

taking from part of it, - 11 In the event any control of 

the rent reserved hereunder shall be terminated, the 

rent hereinunder shall, on and after the first day of 

the calendar month next ••• be in such amount as the land­

lord shall advise the tenant in writing 1 and tenant 

agrees to pay such increased rent .•• " 

In other words, when the federal rent guidelines 

end, regardless of how long·a lease the tenant has remain­

ing, the landlord can and will increase the rent and the 

tenant has no other alternative but to pay this increase. 

We have other examples where landlords have inserted 

automatic 15% increase clauses in leases. 

Gentlemen, we need rent leveling to protect us from 

landlords like these who wave the flag with one hand, 

and hold a gun to the tenants with the other. 

Before concluding# I would like to address myself 

specifically to the bill. 

On page 4, line 27, we recommend for your con­

sideration a clause that should be added which clearly 

states that any reduction in property taxes would accrue 
to the tenants in the form of lower rent. 

On page 4, Section 10. There is no provision to 

set a specific number of people on the Bureau of Rent 

Leveling, who appoints them, and what qualifications are 

necessary. 

Since the purpose of the Bureau of Rent Leveling 

is primarily to set forth rules and regulations, I think 

that a very limited group of people having same expertise 

would be ideal. 

Finally, I believe that the enforcement penalty 

provisions of this Act are inadequate. Although I 

personally do not believe that criminal penalties serve a 
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useful purpose, I think that substantial money damages 

should be made a part of this section dealing with enforce­

ment. 

As far as the enactment date of this act, I 

would suggest that the act take effective immediately, 

and that the federal controls or the act itself, whichever 

has the lower increase, be applicable. 

Gentlemen, today is the first time in three years 

that I have directly attacked the real estate interests 

because I believe they are a living symbol of what is 

wrong with our society. This is an industry that is a 

throw-back to the Robber Barons of the 1920~s that raped 

our society at that time of the principles of human decency 

and compassion. 

New Jersey's real estate interests are vast con­

centrations of wealth and power that are not directed 

toward the social good of man, but toward gaining more 

wealth and more power. They have claimed we need more 

housing yet have not produced more housing. They know our 

cities need to be rebuilt - and I defy anyone to si1ow me 

where Newark, Paterson, Camden, are getting the housing 

that they need, and 75% of those citizens live in sub­

standard housing. 

When the people have tried to bring protests to 
elected officials, the money and pow~of this industry is 

used to attempt to discredit them. With their econ,)mic 

strength, they have the ability to set up many front 

organizations, hire professional public relations firms 

and lobbyists. All to achieve their purpose of molding 

public opinio~. They do not stop there. They refuse 

to give campaign contributions. 

I have attached to these documents a series of 

correspondence that I received anonymously in the mail 

a year ago. Rather than read the entire thing, I would 

just like to read some excerpts. 

~nis is a letter from Mr. Alexander Summer to 
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Mr. David Van Alstyne, Jr. , Finance Chairman of tr.e 

Bergen County Republican Finance Committee: 

g'Dear Dave: Answering your letter please be 

advised that, for the first time, we will neither attend 

nor contribute to the May 17th affair of the Bergen County 

Republican Finance Committee and have decided to dis-· 

continue all future contributions to the Republican Part::.· 

per se. In recent years we have not only contributed 

substantially of our own money, but have helped raise 

sizable funds for the Party in County and Stateo We 

realize now we have made a mistake in contributing to 

Republican organizations rather than to specific ind~.vid­

uals .. 
18We are motivated into taking this step because, 

lately, too many Republicans in the Bergen County official 

family are not Republicans at all but simply political 

opportunists. The recent action of the Board of Freeholders 

in publicly supporting rent control is an example of this 

and, ironically, they aren't even aware that in so doing 

they will be stepping on the toes of their own supporters, 

the home owners. 11 

I skip to the response, the sickening response 

from a gentleman who at the time was Director of the 

Bergen County Freeholders: 
11 Dear Al: I received a copy of your letter to 

Dave VanAlstyne in regard to the resolution passed by the 

Board of Freeholders at last Wednesday's meeting. I 

don°t blame you for being concerned, and as Director of 

the Board I feel obliged to render an explanation as to 

how and why this resolution was proposed. 

"On January 1, 1971, our all-Republican board was 

blessed with a newcomer of the opposite political faith, and 

from time to time is presented with surprise resolutions 

all motivated, I might add, to embarrass his Republican 

colleagues o n the Board. 

non April 7th, the Democrat advised the Board in 
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executive session that he was going to offer a resolution 

at the April 21st meeting in support of Senate Bill 972, 

condemning rent-gouging and co-sponsored by three of the 

five Republican State Senators from Bergen County. As 

you see, Mr. McDermott 11 - and I may add that he is the 

Democrat they are alluding to - n was hopeful that the 

Republican majority on the Board would vote against this 

resolution and thereby cause a rift between the Board 

and the State Senators from Bergen County who had signed 

their names to this bill. 
11 In the meantime, I received a copy of Senate Bill 

972 and read comments of the New Jersey Tenants' 

Organization. Under the provisions of this bill, a land­

lord could refuse to renew a lease and evict a tenant in 

order to obtain a rent increase. The bill provided that 

a landlord could set the rent at the level he wanted 

after the apartment was vacant. 
11 Therefore, any landlord ~who wanted to elude the 

rent provisions, could evict a tenant and obtain increased 

rental from a new tenant. The New Jersey' Tenants 0 

Organization recognized this and fe~that Senate Bill 

972 was totally worthless. In addition to this bit of 

informationo I found out that the bill was killed in 

committee the day before our meeting, on April 20th~ 
11 So, what do you do? 

"It was felt by the majority of the Board ;:hat it 

would be better to go along with this resolution, which 

probably would get little or not publicity in the papers, 

than to be accused by the Democrat of favoring rent­

gouging and against a bill proposed by our Republican 

Senators from Bergen. 

"As a fellow realtor and Conservative Republican, I 

have always been against government control, whether 

it be rent, wage or the like and I can assure you the 

Republican members of the Board feel the same way. 
11 I do hope this letter somewhat clarifies any mis-
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understanding as to our motivation supporting this 

resolution and I certainly would be happy to sit 

you and discuss it further, should you so desire. Jo 

Mr. Summer wrote back a letter. Rather than 

go into detail, let me just conclude with his last 

paragraph: 

"In conclusion, Frank~ I realize that while wee 

have several pretty fine Republican legislators repr<esent--· 

ing Bergen County in Trenton, there should be effort by 

more Republicans at all levels to get all the facts a:nd 

then state their convictions fi:rmly, logically, and 

frankly. Do Republicans sincerely believe they can 

attract the radical vote by out-promising the Democrats? 

I think you'll agree that our economy couldn't survive 

if the policies of the Cases, Javi ts, and Lindsays prevailed. 09 

Gentlemen, what I am saying is, how many other 

elected officials, how many people get letters like this? 

When a tenant votes for a candidate for office, is he 

voting for that candidate or the money behind him? I 

hope and I urge that this Committee and the New Jersey 

Legislature will show that there is no price tag on your 

consideration of rent leveling and there is no price 

tag... on the New Jersey Legislature. 

Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Aranow. 

ASSEMBLYMAN IMPERIALE: First, what I would like 

to do, Mr. Chairman, is make a request that the minutes 

be made available to us from one of the meetings that 

was supposed to have been held here in the Legislature, 

as made in this man's statement that they would do their 

own policing. I think that it would be helpful to us in 

making our decision as to what must transpire here. 

Second, I would like to make a statement. The 

reason for public hearings is so that we can hear the 

people and that the people's will, providing it's a good 

will and proper, will be heard and will be had. I like 

to think that I sit among a body of men who do not have 
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~rice tags en their souls but rather have the people 

of this State in mind, and I am sure that most of us do. 

There will be no powerful lobbying here~ there will be 

no buying here~ and there will be no selling in this 

Committee or this legislative body. We will see that 

justice does prevail. (Applause) 

MR .. ARANOW: Assemblyman Imperiale, I think 

all we have ever wanted to do was present the facts and 

let the Legislature make a just decision. That 1 s all 

we asko for equity. 

ASSEMBLYMAN MEGARO: Any other questions? 

ASSEMBLYMAN MENZA: Yes. I have a question. 

I heard a rumor that Assemblyman Imperiale was 

running for President of the United States. I know now 

":hat it is true. (Laughter) 

MR ... ARANOW: After he votes for the bill. 

ASSEMBLYMAN MENZA: Mr. Aran0w, the basic argument 

against this bill is twofold, tn.at it is going to thereby 

decrease the fair return for the landlord (l)o ando 

secondly, that it will in fact - almost as a fa~::~t .:~ t ~t.;ras 

stated - deter building. 

Your comrnentso please, on that. 

MR. ARANOW: I would like to answer the second one, 
if I may, first, the fact that it will deter building. 

In 1950, from 1950 to 1962, the State of New York 
had rent control lfor the entire State. Rent cont .. ·ol was 

tied to a 5% vacancy rate. Forty of sixty-two counties 

and municipalities were placed under rent control in 1990. 

By 1962 only seven municipalities were left with rent 

control bec:.:use, despite a 33% population increase, the 

housing construction industry boomed, and the decontrol 

of housing under rent control was established because it 

boomed. So we do have adequate statistics. And I may 

add that these are published statistics put out by the 

State Department of Rent Control in New York Statee 

Another factor, Assemblyman Menza, is that the 
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only reason that we have heard that rent control deters 

construction is that we have heard it, we have hea1.d 

statistics and citations of New York City. But the fact 

remains that if any one -- and I honestly have not gone 

into it -- what I have found out is that there has been 

substantially decreased housing in all urban centers and 

I do not know if this fact is the truth. It has been 

propagated for a number of years. I think the thrust of 

what I was trying to say in my comments is that, I don't 

know if it • s true but I am relatively certain that t'~'e 

real estate interests don•t know whether it's true either. 

And if we compare it to other cities and other factual 

situations, I do not believe that it would show that 

there has been an inhibition of building. 

Your first question was whether it would limit 

a fair return on investment. In my way of thinking - and 

prior to my testimony I asked a gentleman who is a stock­

broker, How do you determine a fair rate of investment? 

and his comment was that,just as there are different 

bonds and different stocks, it depends on what you want 

to risk. We cannot say that there is an adequate return 

on investment of 10%, 15%, 20% or 30%~ it depends on the 

housing. Certainly there may be a higher return on 

investment for housing in an urban center than suburbia. 

So, to answer your question, I couldn't set a price tag 

on it. That answers your question, I believe, sir. 

ASSEMBLYMAN MENZA: Yes, sir. 

ASSEMBLYMAN MEGARO: Any other questions? 

Thank you, Mr. Aranow~ 

MR. ARANOW: Thank you. 

ASSEMBLYMAN MEGARO: Our next speaker will be 

Mr. Milton Marcus. 

M I L T 0 N M. M A R C U S: Mr. Chairman and 

members of the Committee: At this time I would like to 

present my credentials. I am Milton M. Marcus, President 

of the Tenants Association of Elizabeth, New Jersey, a State 

chartered and a non-profit Association. 
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I am appearing here today on behalf of the 

Tenants of this State, who are asking for rent reliefs 

This Tenant Association conducted a survey of 

rents and services as of May 1970o to the present tirneo 

in Elizabeth, the 4th largest city of this State. These 

findings are indicative of conditions in most cities 

throughout the State of New Jersey~ 

We found in our documentation of these surveyso 

that rents were increased on the average of 30 to 40%a and 

in isolated caseso as high as a 90% increase in rentm To 

illustrate this pointo in one building in Elizabeth, rents 

were increased from $90.00 per month to $175.00 per montho 

an increase of $85.00 per month~ in another buildingo 

rents were raised from $284.00 per month to $360.00 per 

,nontho an increase of $76 .. 00 per month. In still anot·her 

buildi~go rents went from $223.00 per month to $295.00 

per month, an increase of $72.00 per month. On the other 

hand, to be perfectly factual o we, d J have good and fair 

landlords, where in one building rents were ra,ised from 

$150. 00 per month to $160 .. 00 per month o an i,.lC:.Ct?::o'.:.se: o+= 

$10 .. 00 per month. 

Attached to this speecho you will find an analysis 

based on the aforementioned survey to substantiate these 
facts. Since this is a lengthy and detailed documento 

I will leave with you this fact sheet to be examined by 

tnis Committee at the caucus meeting. (See p. 143 ~) 

I also have surveys here that we made in the, 

City of Elizabeth from Mayo 1970u to the presento of the 

rent increases and the lack of service~ pluso we stood 

at the corn~r mn Elizabeth for three weeks in a row and 

we have petitions signed by tenants and by landlords 

asking for rent stabilization. 

We concede that there are fair landlords but 

this bill is not in any way intended to affect them but 

to restrain the aforementioned rent gouging landlords. 
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We admit that landlords are entitled to a fair 

return on their investments, a fair consideration for 

the rising costs of maintenance. The key word here is 

"fair". fair to the landlord and fair to the tenant. 

The return on investments, according to the 

realtors,we have consulted with, should be in the area 

of 8%. As it is now, it would appear that the landlords 

are looking for a 20 to 25% return on their investments. 

To be honest, we feel that a 10% return should be sufficient. 

In the year or so prior to 1970, when there was 

more than adequate housing available, landlords were, in 

some cases, giving a one or two month rent concession. 

Included with this concession was good painting, proper 

building maintenance and complete services. Today, 

services are being curtailed, building maintenance is 

being neglected, and if any painting is done it is a 

whitewash job. 

In addition, with reference to security deposits, 

at that time the landlords did not ask for security~ today, 

security is demanded for a month and a half of the amount 

of the rent. Also, one did not have to give credit 

references and the tenant's life history~ today one 

must give bank references, credit information, etc. 

In short, it is a. landlord 1 s holiday. 

The tenants of this State are being shortchanged. 

They do not have the protection of a bill of rights, but 

the landlord does. A tenant cannot call his apartment his 

castle. He is always at the mercy of the landlord and 

lives in fear of being dispossessed. 

Senior citizens and those on pensions and fixed 

incomes, the average working man, are finding it practically 

impossible to pay these exorbitant rents demanded of them. 

Tenants living on social security are being 

penalized by their landlords for late rent payment, and 

cannot help themselves if the check is a day or so late. 

Should they be punished for this by having to pay a late 

charge? 
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Is it fair to allow senior citizens and those 

on pensions to have to be harassed and be in mortal 

fear of their landlords? 

Yes, I have heard the story from the Govern0r on 

down that if we wait long enough there will be sufficient 

housing and the rents will in turn be stabilized. This 

is a fairy tale. We have to think of today and not what 

may happen in five to ten years from now. 

Action must be taken now to relieve and stabilize 

this situation. The only way this can come about is by 

the prompt passage of this bill. 

I have, as President of this Association, received 

hundreds of calls from panic-stricken tenants demanding 

help and relief. 

It is up to you, our elected officials, to give 

these tenants this help and relief that they so sorely 

need. H~£p must come and it must come now. 

Gentlemeno can you visualize what will happen if 

you do not pass this bill and t1.he Federal rent guidelines 

are dropped? There are reports circulating arou::l:i the 

country - and I will quote from a news item that appeared 

in the New York Times on Monday, May 29th: nEzra 

Solomon, a member of President Nixon°s Council of Economic 

Advisers predicted that controls could be lifted within 

12 months or sooner. 11 

I cannot stress enough the importance and "lrgency 

for prompt action on the passage of this bill so that 

this bill can become effective immediately upon the 

lifting of the Federal guidelines. 

Thank you& 

ASSEMBLYMAN MEGARO: Thank you o Mr. Marcus. 

Are there any questions? 

ASSEM.BLYMAN MENZA: Mr. Marcus, for my own 

edification, this survey that you have attached, - I 

would like you to give me at my officea this week, 

plr=:,ase, the names of the apartments that went up 45% or 
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more. There 1 s one at 58%, I believe$ 

MR. MARCUS: Yes, I will. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Marcus. 

Our next speaker will be Mr. Alexander Summer, Sro 

ALE X ANDER SUMMER, SR.: Gentlemen, I 

have lived with this subject of rent control, unfortunately, 

for some 30 years. I was a member of the Advisory 

Committee to President Franklin D. Roosevelt when rent 

control was first adopted in 1942. I, and the Association 

I represent~d, favored rent control. G.I. 's were being 

sent overseas and defense workers were being shifted 

around the country. And throughout the war we backed it 

100%. 

When the war was ended and wage and price controls 

ASSEMBLYMAN MEGARO: May we have quiet, please. 

MR. SUMMER: I was pointing out that the 

National Association of Real Estate Boards and myself 

favored rent control. I served on President Roosevelt's 

Advisory Committee on rents, helped write their original 

rent controls, and we supported it during the war. When 

the war ended price controls were taken off and wage 

controls were taken off, we then opposed rent control. 

And here is a point, gentlemen, that I hope you 

pay attention to. 

ASSEMBLYMAN MEGARO: Excuse me, Mr. Summer. May 

I have the attention of this Chamber again, please. 

Let us try to be courteous to the speaker in arder that 

we may move along at a rapid pace. Thank you very much. 

MR. SUMMER: I want to point out one thing that 

is not fully realized. We had some 80,000 members, 97% 

of whom were in the business of selling homes throughout 

the United Statesm That organization was unanimously 

opposed to rent control even though because of rent 

control the G~I.'s coming back from overseas couldn't 

find a place to live and under the G.I. Bill of Rights 

the government loaned them money with which to buy homes, 
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and we made a lot of money out of this, sel~ing homes 

to G~I.'s because to a great extento not entirely, of 

the existence of peacetime rent control. 

My point in stating thiso I at that time owned 

no rental property; 97% of our members owned no rental 

property or had any interest in rental propertyo but we 

saw firsthand(q_ what rent control in peacetime without 

price and wage control was doing to our community. 

I am not speaking theory today, gentlemen, I 

am basing what I am going to tell you on firsthand."infor­

ms:t.1i:lon;... ·:.5.ffiJ 1personally managed 'p!tTopert::Les.- and I am 

talking now of the period following the depression, -

in Elizabeth, Jersey City. I had ari office in Jersey 

City, an office in Passaic County. I'm talking about 

Paterson~ I 0m talking about Elizabeth~ I'm talking about 

Pla.infield~ I tm talking about Asbury Park. I'm talking 

about these communities where we had whole neighborhoods 

o~ very old, modesto humble homes.. They were obsolete in 

many ways but they were reasonably well maintained. They 

met minimum housing standards and the people :~.:.:. ·':he.m were 

not rich people but working people or poorer but they 

were happy there and they took care of their homes and it 

was a happy community. 
Now I o·ve heard so many of these advocates keep 

repeating, well, Newark doesn't have rent control, how 

do you account for the slums of Newark. Well, ~- '11 tell 

you how I account for the slums of Newark, many of the 

streets I knew well in Newark. The owners could no longer 

maintain them even at those minimum standards and those 

people, pc~r as they were, moved out to other places. They 

couldn °' t stomach the physical condition of the properties 

anymore. 

Now they talk constantly about this being a rent 

leveling billa not a rent control bill. Gentlemen, I 

have been active - and I'm going to talk in a moment 

~bout Mr. Aranow's accusations -- active and close to the 
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political picture nationally and in this State for ma.:1y 

years, and many sponsors of bills and writers of bills 

did not recognize their own handiwork after a bur.,;;;at:::.cracy 

was appointed to administer it and regulations were 

adopted. And what do you have then? You have the inter­

pretation of the law, you have the interpretation of the 

regulations and you have the interpretation of the 

interpretations. 

If you asked me to write a rent control bill that 

I thought was fair, I couldn u t do it, gentlemen, beca1~se 

any bill the next day is subject to amendment, is subject 

to various actions by the bureaucracy that controls it 

and the Legislature sits helplessly by. 

So there is a tremendous difference between rent 

leveling and rent control - yes, the word !i leveling 11 and 

"control 11 is the only difference, realistically, once 

the administration of controls gets under way. 

Now I am going to depart from my text to answer Mr~ 

Aranow. I would like to answer Mr. Aranow. As usual, 

he quotes out of context. He read a clause in leases 

in my apartments. We use that rider that he read where we 

have the right to set the rent when federal controls go 

off only in those leases where we were forced to renew 

the lease under sub-market rents. We had to renew a lot 

of leases below the market, below what the other apartments 

were, and those particular leases for those units have 

that clause in it and the bulk of our leases do not have 

that clause. 

Secondly, we have the lowest rent project in Fort 

Lee, one of the best maintained. And when some of the 

politicians before election began to knock Lynwood Park, 

the tenants rose up and sent in articles and letters by 

the hundred to the editors defending Lynwood Park as their 

home and they were proud of it. That 9 s for Mr. Aranow. 

Let me tell you what happened. We gave them air 

conditioning and no charge to the tenants, sir, in these 
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dayss We put in a wire for air conditioning but we told 

the tenants that they would have to ItUt a standard air 

conditioning unit in because of the casement windows~ we 

didn°t want a hodgepodge. We named a local dealer or 

any other dealer of your choice, but that 0 s the unit we 

want. Mr~ Aranow had an article appearing that we had 

a kickback arrangement with a local representative® Mr~ 

Aranow finally was forced to write a retraction and send 

us a copy of the retract~on, send it to the publication. 

Three months later we called the publication and the·y said 

he never sent in his retraction. He pulled that old trick 

of sending me the copy of the retraction which he never 

signed himself. 

That 8 s the kind of man Mr. Aranow isu representing 

":-::~.s p9:ople ~ Mr. Aranow is the one who threatened the 

candidates for office at the polls in Bergen County if they 

didn 1 t go along with his policy. And I decry the tactics, 

and In 11 stake my reputation agai: .. ~*: Mr. Aranow 0 s anytimee 

Let me tell you this. Mr e Ara::1.ow -·-

ASSEMBLYMAN IMPERIALE: I donn t mean tc:.1 :be r·cde 

and interrupt your speech, sir, but I think 1itts incumbent 

on every person involved in these hearings that we 

refrain from bringing in personalities. This doesn°t 

do justice to the people we are trying to serve. I think 

we should stick to the fact"'!l and hot bring in persou.al.it:ie:e o 

MR., SUMMER: I will do that when I finish ·:wo 

more statements, for this reason. I was surprised that he 

wasn't stopped from using personalities. He wasn~t 

deterred one second. But I have my reputation on the linem 

There are a lot of people here, many members of the pressu 

and I am saying to you that when I wr~te a letter saying 

I do not want to contribute to the likes of Senator ~ase, 

that 1 s my privilege~ There is nothing bo be ashamed of 

about that$ 

ASSEMBLYMAN MEGARO: Mr. Summer, may I interrupt 

a minute. I think Mr. Aranow was out of order as far 
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any accusations, if he made any, and I think that we 

should direct our remarks to the bill. I hate to 

cut you off. 

MR. SUMMER: All right. I will stick to one more 

remark on the bill h connection with Mr. Aranow. Mr. 

Aranow has publicly announced 500,000 members, a powerhouse 

in political effectiveness. Sometimes he says the dues 

is $1.00 and sometimes he says $5.00. For three years 

now at a minimum of $500,000 in one year, that's 

$1.500,000 that he has collected~ or if it's $5.00, it's 

$7,500,000 that he has collected. What has happened to 

that money? He won't accept checks. It's sent to a box 

in Fort Lee and he has refused to disclose what he has 

done with the money. 

Now I will go back tor)--

ASSEMBLYMAN MEGARO: Mr. Summer, will you kindly 

direct':,your remarks to the bill. Otherwise, we will have 

to cut off the discussion • 

MR. SUMMER: Yes, I will. 

ASSEMBLYMAN MENZA: Excuse me, Mr. Chairman. 

This Committee is here trying to obtain information 

from both sides in order that we may work on this bill 

and study this bill for possible amendments. I respectfully 

request, Mr. Chairman, that these last remarks regarding 

Mr. Aranow - and I don't know Mr. Aranow - but the prior 
remarks relative to the campaign contribution be stricken 
from the record. It is not part of this hearing. I so 

move now. Gentlemen, this is an Assembly Committee meeting 

on the bill. 

ASSEMBLYMAN MANNER: Mr. Chairman, I think in a 

hearing of this type people have a tendency to be emotional 

and there are statements made by both sides that should 

not be part of the record. I think you have to weigh 

heavily on our ability to be able to separate the facts 

from the fiction and come to a conclusion based on the 

evidence presented. I·don't think anything should be 
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stricken from the record but I think we have to weigh 

the validity and the emotionalism put into the record. 

ASSEMBLYMAN VEIT: Mr. Chairrnano I agree with 

Assemblyman Menza that this does not help nor hurt any 

particular case here but, in fact, with the press coverage 

of thiso this is on the record, what both Mr. Aranow and 

what Mr. Summer have said. This is on the record and just 

striking it I think would be meaningless at this point. 

ASSEMBLYMAN MENZA: Assemblyman Manner 9 s and 

Assemblyman Veit 0 s positions are well taken but let me 

make my position quite clear. I could care less about 

what Mr. Summer thinks about Mr. Aranow or what Mr. 

Aranow thinks about Mr. Summer. I am concerned about 

the bill and that's why I 6m here. And I wish ·that further 

::;::5~\'rne~ts would be directly and solely to this bill o please. 

ASSE~ffiLYMAN ~GARO: Thank you. 

ASSEMBLYMAN IMPERIALE: I think the charges that 

have been leveled here today, if they are authentic 

chargeso should be referred to the Prosecutor's office 

of your particular county. And I think that this 'ltJou.ld 

settle the problem. If you think there is any under­

hand method on your side or on the gentleman's sideo who 

is not here to defend himself, I think that should directly 
»e referred to the County Prosecutor 0 s office in the 

event there was any violation of the law. 

ASSEMBLYMAN MEGARO: I am sorry to interrur you o 

Mr. Summer~ but as a matter of record I would also like 
to indicate on behalf of this Committee that our sole 

purpose is to hear the public on the rent leveling bill. 

The gentlemen ,and ladies appearing before this Cornrni t·tee 

should have some code of ethics when they come up here 

to address this Committee on any bill, and I would rule 

anyone out of ordero from this point on, who comes up 

here and makes any personal attack. I think we have 

extended a courtesy and we have over-extended the courtesyo 

a::: .. d ar. injustice has been done. I think from this point 
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on we will see that no injustice is done and that some 
code of ethics is followed. 

I am very sorry, Mr. Summer. Thank you very 

much. 

MR. SUMMER: Thank you a Mr. Chairman. I didn It 

come here with any intention to be personal but when 

my reputation and businessabe affected, I must speak up. 

I will no longer discuss that subject. 

In concluding my justification for talking on 

rent control, in addition to the experience during World 

War II, I served on President Eisenhower's Advisory 

Committee on Housingo the only Realtor on that Committee 

and the only Jerseyite on it: I was President of the 

National Association of Real Estate Boards in 1951 and 

traveled 85,000 miles here and abroad on an inspection 

tour. Wherever I went I was shown around, good and bad. 

In 1962 I was a guest of Time and Life Magazine on a 

housing study tour of Europe where we rang doorbells to 

study conditions, including conditions of rent control. 

And, as I said, I've managed properties in Bergen, Hudson, 

Passaic and Essex. 

Gentlemen, on this Committee you have a greater 

responsibility probably than some of you may be aware of. 

The decision you will make is not 11 Shall we help out the 
tenants and curtail the occasional rent gouging? 11 The 
decision you will make is, 18 Shall we help the tenants 
out temporarily with the likelihood that we are condemning 

them to a decade or more of futility. " You will be 
gambling on stopping new construction, now so promising, 

and all chances for tenants to pick and choose, and also 

wiping out any opportunity for young couples and newcomers 

for finding any place at all. You will be making a 

decision to expose the tenants to gouging on a broad scale 

by superintendents and unscrupulous owners, agents, and 

others, parenthetically a situation that has always 

accompanied rent control by whatever name - rent leveling 

51 A 



or whatever. Your decision will force many tenants to 

pay $1,000 or more for worn out, worthless furniture 

as a subterfuge to obtain apartments that are becoming 

ever scarcer as a result of controls. 

Gentlemen, the decisions you make will determine 
' 

whether our towns and cities improve or deterioratea 

whether there shall be re-escalation of slums, whether 

business and industry are to be stifled by inability to 

house their employeeso whether rent control shall again 

become a major political factor wherein those seeking 

office perennially out-promise those in office and use 

the growing dirth and deterioration of apartments as 

their battle cry. 

The advocates of this bill have r~peatedly 

de.lnonstrated their unwillingness to help solve the basic 

probler,Q It is now being solved without theme They 

cannot and will not answer the questi,:>n, 11Which way is 

a tenant better off, if he can pick and choose and 

bargain or if he surreptitiously bribes a. superintendent 

to tip him off when and if the next apar'b.Llerc.·t be:~·Jmt~S 

vacant and later finds another desperate, prospective 

tenant has outbid him. n Which Wf!I.Y? 

Gentlemen, this is what has happened. I'm giving 
you history, not theory. The advocates of control scoff 

at history, not only the experience of New York City hut 
everywhere, everywhere in New Jersey, Europe, you . ~arne it, 

that rent control left its disastrous aftermath. New 

construction decreased and then stopped. Properties 

deteriorated and taxes went up, not on apartments but 

generally we:1t up., 

These advocates who weren't around when we had 

the last round of federal control in the United States and 

in New Jersey are theorizing. They ignore the fact that 

3. 5 million rer~tal 'mi ts went permanently off the rental 

market during federal rent control. They were converted 

·::::;, cJther uses, torn down or abandoned. They ignore what 
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I personally learned, as did all those who were .active 

in our industry during the '30's and the '40's. I told 

you about visiting these old neighborhoods that were 

well maintained until after rent control. 

As a result of post-war rent control, when wage 

and prices were lifted, that's when, and not before, the 

slums began. All this is in addition to the 3.5 million 

rental units that were completely taken out of the rental 
inventory. 

Now, do you want to be responsible for repeating 

something like this? The advocates of control can 1 t 

point to a single example where rent control ever worked 

successfully. I would like to see one, anywhere in the 

world. 

Let me remind you too that once laws are on the 

books, temporary or otherwise, they are not easily 

repealed, especially when repeal would be doing away with 

a vested bureaucracy. That's pretty rough. 

We have rent control now, the only kind of control 

that could work because it's accompanied by wage and 

price control. You know that a bureaucracy will want to 

perpetuate itself. Why create a Frankenstein monster 

when it is so obviously unnecessary and becoming less so 

every day? 
A favorite argument of the control advocate is 

that,if. as we insist, a surplus of vacant space is the 

best rent control, why can't they bring rents down now? 

A good question. We contend, and the record will 

clearly demonstrate that this is so, that a surplus of 

vacant space will very rapidly wipe out all gouging. 

How can an owner gouge if he has vacancies and his 

competitors have vacancies? Gouging is the alleged 

reason for control. Controls theoretically will be ter­

minated when vacancies reach 5%. How can vacancies ever 

reach 5% or even 1% if an economy of rental scarcity is 

adopted? This bill would do just that. Remove the constant 
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threat of rent control once and for all~ allow the owners 

and their employees to divert their efforts from contend­

ing with the constant harassmen:b.t:or threat of rent control 

or rent leveling to the normal purpose of serving the 

tenants and maintaining the property. 

If rent leveling were to be adopted, the red tape, 

the waiting, the appeasment of bureaucratic requirements, 

the reams of paperwork would occupy the full time of 

owners and their employees. Whether the controls were at 

the state level or local level or both, there would be 

little money 6r time left to take care of the properties 

themselves and to help serve the tenants. 

Did it ever occur to you to ask why builders 

elect to pay higher interest rates and accept smaller 

::.aortgage amounts from private lenders, banks and insurance 

companies, than to deal with the FHA? It is because of 

the loss of thousands of hours spent on bureaucratic 

requirements and red tape and the e:~,dless delays make 

it uneconomic and unrealistic. How can apartment owners 

then, under rent control or leveling, survive when dealing 

with similar red tape that at best can only have a nega­

tive result? They can't. They will be forced to seek 

other areas or other fields of construction. Why should 
they build here when they can go to other states? Why 

should they build apartments when they can build office 

buildings or shopping centers or diners or motels·· And 

the tenants and our industry and business will sit by 

helplessly while the builders do something else. 

Gentlemen, this is a far-reaching billa a bill 

that reache~ down into every apartment, every home, 

every business, and enters the political arena of every 

community. It will be a factor at every election from 

now on. The hypocrisy of the leadership of the rent 

control lobby is demonstrated most clearly than ever by 

recent developments in Fort Lee, the community where all 

this started. Ironically, the originators, major sponsors 
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and prime movers of this legislation are high-income 

tenants who live in luxury housing in Fort Lee, :r.~Y 

monthly rents of from $300 to $700 or moree They, 

themselves, have fled from the New York City morass 

caused by rent control. 

Although claiming hundreds of thousands of mem­

bers, the rent control movement was initiated by a handful 

and is kept alive by a handful. 

Two years ago when mortgage money for apartments 

was almost nonexistent, they refused our requ,est tha.t we 

join in a program to obtain more mortgage funds so 

urgently needed. Two years ago we asked them to cooperate 

with us. They even refused to join us in seeking more 

simplified standard building codes to help bring down 

the cost of rental housing. No, they would not work with 

us or do anything about this on their own. Now that 

mortgage funds are again plentiful and new apartment con­

struction is accelerating, these same tenant leaders join 

in a demand - now, listen to this, gentlemen, - join in 

a demand for a moritorium on new apartment construction in 

Fort Lee. They want a moritorium. The advocates of control 

want a moritorium. A moritorium means stop building for 

a time. Imagine that. They're tenants claiming gouging 

on one hand and simultaneously supporting measures to 

stop apartment production and thus prevent a surplus of 

vacant apartments, the best insurance against gouging. 

Why? To help tenants? Not at all. Its purpose is 

clearly to keep a largely magnified crisis alive. 

Two years ago rents on office building space here 

and in New York were skyrocketing. So everybody got 

into the act of building office buildings, even the Port 

of New York Authority and Fairleigh bickinson University 

decided to build office buildings. Today we have a 

surplus here and in New York. What happened? First, 

rent stopped increasing, then concessions were offered 

in the forrn·of many months' free rent, and all sorts of 

inducements in the form of free office partitions, free 

55 A 



lighting fixtures, free draperies, free carpeting, and 

so forth, and finally a leveling off and a dropping of 

rents. Furthermore, tenants now have an endless selection. 

This first chart shows millions of square feet 

of surplus office space in New York City • .i.nl.i.69 ·- zero. 

Because there were no controls on it and everyone was 

getting into the act, in 1972, three years later, 

20 million surplus square feet of office building in 

New York. 

Prime space in 1969 in New York was renting for 

$25 a square foot~ it is now down to $12.50 a square foot. 

Average new space at that time was $15, average, today 

it is $8.50, average. Average of renovated space was 

$13 a foot~ today it's $7.50 a foot. 

This is what is actually beginning to happen in 

residential property. Rent increases are getting smaller 

and im: 10any::.bui:1dings,~they are non-existent 1 rent increases 

in those buildings. Certain structures, like the 1,260 

family unit, known as a rise now, because of increased 

vacancies - 90 just a short time ago - offered concessions 

and has reduced rent. Now this is not theory, this is 

what's happening. 

The climate is perfect. The banks are stuffed 
with money and looking to put it into mortg~ge loans. They 

call our office every day. Limited only by zoning, permits 

for new apartments are being taken out all over New Jersey. 

I am going to show you the Sunday Edition of the 

New York Times, this Sunday. On this page, 9 columns of 

apartments for rent~ 9 columns more of apartments for 

rent~ 9 coltmms more of apartments for rent. Here there 

are a few columns and some a.cDfiWS being offered. Here are 

a few more columns and c:RJ)Q)}JS.. Over here, 9 more columns 

of apartments for rent. This is all in the New York 

metropolitan area including New Jersey. Here's another 

page 9 more columns of apartments for rent. Here are 

8 columns of apartments for rent. And now we get six full 
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columns of spaces for rent in New Jersey. 

You couldn't find an ad like this a year ago 

or two years ago~ you couldn't have found it six months 

ago~ 

The question was asked, and I would like to answer 

some of the questions the other witnesses were asked, - the 

question was asked how long ago had this shortage taken 

place. This shortage started about 5 years ago when 

mortgage money became tight. At that time the New York 

Times had as many ads as this. Here 1 s one, four months 

free rent. There are others like it. At that time, five 

years ago, they were offering free trips to Europe, three 

and four months rent, a concession, free rent if you would 

only rent from them. What happened? Mortgage money became 

tight and it was almost impossible. The interest rates 

were confiscatory and you couldn't economically build an 

apartment at those rates and get an economic rent. So 

apartment construction stopped. And when it stopped, you've 

seen the results. It's like controls. You put controls on 

and it will stop. These guys don~t have to build here or 

they don•t have to build apartments. Why should they· if 

they don't have to contend with it elsewhere. 

Right today, you have 15 to 20% vacancy in Texas 

and Arizona and California where you had no vacancies two 

years ago. I went out there to buy some buildings because 

I was afraid of rent control in New Jersey and when I 

went out there I was afraid to buy because of the increased 

vacancies and the bargains that were available everywhere. 

And that's spreading throughout the country. 

This is not theory that I'm giving you~ I'm giving 

you facts, gentlemen. Of all times to consider rent control, 

this is the least feasible time in the last five years. 

Three years ago there might have been more reason to back 

it up though there is never reason for creating a shortage. 

I realize that the hour is growing late. I have 

one more minute of my prepared text but I would like to 
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just touch on one or two things that were brought up 

here today. 

If the proponents of rent c0ntrol haven°t dis­

credited themselves in the past, when they contend it will 

take three people to administer hundreds of thousands of 

apartments in New Jersey, I say that's as&ninaQ New 

York is spending $15 million to control rent, the bureaucracy, 

and they were short of people and months of delays took 

place. Months of delays means months of vacancies, 

unnecessary vacancies. 

I will skip some of these things. 

I would like to have you show one more chart and 

then I will be through with the charts. 

The problems of senior citizens and low income 

families is real and I think we should face up to that. 

I'll discuss that in a moment. 

Gentlemen, here is a chart based on figures of 

the Bureau of Labor Statistics, the Northern New York and 

Northern New Jersey Region, between 1960 and 1970. This 

is the last period. During this period o""" t::.=.rn<t,, re::1ts 

increased 27.3%. Now I know rents went up - I've heard 

40, 50, 60%. We've investigated those cases. They said 

we never investigated. I 1 ve been out myself night after 
night checking with owners - How come youure charging 

these rent increases? And they've shown us that this 

lease was two years old or three years old and was being 
renewed for two more years and you're comparing th~ price 

of three years ago with the price of two years from now, 

five years apart. Of course, it will be a big increase 

to hit you all at one time. Until you know all the facts 

on these things, it's bad~ Now, there is gouging and 

we will get to that point. 

Now during this period wages of production workers 

increased by 48%~ home ownership cost, if you owned a 

house, went up 50%~ and the wages for office and clerical 

·wc::.t·~ers increased 60%e These are government figures o not 

ou::: fiqw.res. 
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Now this is not to say all is well but this, 

combined with the fact that building is going up all 

over, is evidence of that. 

Now, I took the trouble yesterday to ask some 

very important people to spend the whole day to survey 

the situation in Fort Lee. Now that's a luxury area 

but I'll get back to the relationship to the --

ASSEMBLYMAN MEGARO: Excuse me, Mr. Summer. Can 

we wrap this up now? 

MR. SUMMER: I am wrapping it up. 

ASSE!MBLYMAN MEGARO: All right •. '. '!'hank you very 

much. 

MR. SUMMER: Give me one minute. 

The survey yesterday s?owed - I'm talking about 

6,230 units in existing buildings, 528 vacancies today. 

That's 8.5%. If you add 50 notices to move, that haven't 

moved yet, that would make it 9%. In addition to that 

there are 2,343 apartment units to come, based upon 

building permits definitely issued, which are not included 

in available apartments. 

The turnover last year was 898 apartments, that 

means 898 tenants moved. Some of them may have had 

economic problems but most of them moved because they had 

fouridn.someplace else· to:c:go~ ·> This is no time to introduce 

·rent control. 
Now my last few words are simply this: We all 

agree that abuses exist and they must stop. But the way 

to stop them is not this bill but to produce more housing. 
They can't gouge where there is competition. Is this then 

the time to adopt rent control? 

Gentlemen, please base your decision on history, on 

facts, not on dramatic theory based on isolated cases. 

In conclusion, in recommending this legislation you 

would not be solving some isolated problems, you would be 

laying the foundation for economic disaster of major 

proportions that will hurt the entire community and 
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eve:~tually damage the tenants most of all. 

Would you do away with sex in order to stop 

prostitution? 

Would you do away with an entire rental industry 

and downgrade the rental housing inventory in order to 

stop relatively few gougers? 

Leave the market alone. It's working out, 

dramatically so. For the first time in years I 8 ve seen 

things like this. If you want action, we suggest con­

structive action - the adoption of a standard, realisti,~ 

building code, cheaper mortgage money, more apartment 

zoning - not destructive legislation like this bill. 

Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Summer. 

ASSEMBLYMAN IMPERIALE: Mr. Summer, on your 

secor::.d chart ·· would you pick that chart up again, please? 

MR .. SlJMMER: Yes, sure. 

ASSEMBLYMA....~ IMPERIALE~ I Lot:.·~ce that you have 

rent increase, wages of production ir::.crease, home 

ownership increase, and the wages of office and =:ler=.c::a~. 

workers increase, but where is the increase of the old 

people who are on pension and have a limited amount of 

money coming in? 
MR. SUMMER: The Bureau of Labor Statistics 

didn 1 t provide charts on that but I have some words to 

say on that subject, if I may. 

ASSEMBLYMAN IMPERIALE: I think with this type of 

legislation we should be provided with some information 

like that because this is the type of person this bill is 

really going .. :o affect. The figures look beautiful up 

there but I like the ones that we cannot see. What you 

said, do away with sex to curtail prostitution, - you 

known we have many kinds of prostitution and sometimes 

people think that by legalizing prostitution you will 

do away with a crime~ We are going to have to just make 

..:-J:.:~,·~.:·::..si'Jlrc.s, I thi:::1k, for servicing not just what you have 
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on charts but for thl.ngs that are not on charts. ~nd 

1f yOU rouJd make avaLlable to us pertLnent Lnfornitlon 

that would help th1s Committee 1n 1ts f1nd1ngs. W( would 

apprec1ate it 1f you would do so. 

MR SUMMER: Well. do you want some c:ommerc..s 

quickly now? 

ASSEMBLYM~N MEGARO: Yes you may. 

MR SUMMER: I th1nk the low income fam1.l y ar.d 

sen1or Cltizens may be less affected by a surplus lf 

housing than would the luxury apartment dweller. 3ut this 

aga1n 1s someth1ng that we should never lose slght of. 

If you have a vacancy. a large number of V1~anc1es 

1n luxury housing. those fellows havr a b1g mnrtga1e G~ 

that buildtng and they have to rent them out nnf' ~iY or 

the other. Somet1.mes they have to wa1ve amorttzat~on 

for a year or two to get them rented up. They can t 

J eave them vacant. So people who occupy these wh m Uw 

couldn trent them at the pres~nt 

rents move out of someplace - some come from New 'ork 

but most of them come from the area or the State - they 

leave someplace that may be somewhat lower in the ~ent 

level, and so on down the l1.ne- what we call musi:al 

cha1rs. We have traced spec1f1c rentals at the lurury 

level to as many as s1.x moves. It has affected s1t levels 
of income. making vacant apartments. Now a lot o: people 

live tn quarters they don t ltke and can afford mo·e but 

havPn t been able to find 1t at the money they can afford 

tc pay. A surplus wtll accompl1.sh th1.s. 

Now this is not the sol ut1.on. to answer y >Ur 

que'st1on. It 1.s one of the things that w1.ll help. 

Another th1.ng that will help, m1nimum housing code 1 must 

be streamlJ.ned which w1ll cut down construction so:-1ewhat. 

But the fact st1ll remains that 1.n the Northern New Jersey 

area the h~gh cost of construction no bu1.lder can bu1.ld 

in Newark at today·s bu1ld1ng costs and rent those 

prcpert1es at the rent that lower-lncome people ca 1 afford 
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tc) pay and come out whole ec0nornicall::y"'· So the surplus 

may not help those people so much but what will help the 

people in Newark are two things - number one I believe 

was what the economist said that if subsidy is necessary, 

and it is, it should be to the family - there is more 

dignity to it, '!:hey should.11 u t have to live in subsidi.zed 

housing -to the extent of their needs, not their entire 

rent, and for the length of their needs. A subsidy 

like that should be available to certain classes of 

people where you can u t afford to build for them. B1.:+: 

whatus more important in the City of Newark, what I've 

been cryinq out foL for years, to Governor Cahill and 

his predecessors - and this is what we came up with on 

Eisenhower's Advisory Committee, if Congress had 

2~~"stened to us you would.11' t see the failure in your urban 

re:cewal -- 'VIe said, there is no justification for spending 

a dollar for subsidy unless minimum 'lousing standards are 

::naintained and codes are enforcec-:. I know the problem. but;,: 

damn it to hell, the housin.;; Ls ,:Jo.i,::lg down. through 

non-enforcement of codes at a rate that fa~ 

constructione And if you think itus bad today, I dread 

to think what itus going to be like two years from now. 

So, number one, let's get code enforcement. If 

we get code enforcement - itus not simple but I have a 

detailed program on it which I will not take tl:le t.ime 

to go into here - you then start getting interes*' in 

renovationu money should be available for renovation but 

only if codes are enforced because if you renovate now 

and somebody let's the building go next door --

Tax-:s. Your municipalities, your cities, have 

a tax problem that 0 s second to nones Why? ~".~"sualize 

three houses, if you will, built twenty years ago. This 

on~A was \#-Jell ma .. i.:rc.t~dned and he pays the highest taxes; 

this o.:J.e just: mee~ ·"1 minimum housing standards ar:d he 

p;·ys a~ some'+Jhat lc•\Wer t.ax, because the law says you mus.t 

·'·'::\x a.ccording to true value~ this third house has bee:n 
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milked and pays a negligible tax. And I insist that 

if you want to get your c1 ties straightened out. adopt 

a law wherein all properties are taxed as that m1ddle 

house. What would the house be worth if 1t met minimum 

housing standards. There is no profit in letting it go 

down or being penalized if you take care of it. and 

1mprove it. I 1m not talking about capital improvements 

but maintain.ing it. 

Now this is one of many things. But I say to you, 

we also need subsidies for the construction of homes for 

the lowest income in c1ties or a rent subsidy, or a 

combination of both. But~ the musical chairs will help. 

ASSEMBLYMAN MEGARO: Thank you,. Mr. Summer. 

No questions. Mr. Summer.. Thank you very much. 

We intend to recess but we will have one more 

speaker before the recess if he promises to be only 

five minutes, and, hopefully. every speaker thereafter 

will try t~o keep their statements to five minutes. · 

Mr. Daniel Gaby. 

ASSEMBLYMAN MANNER: Mr .. Chairman, if I may, 

Senator Rinaldo had to leave and he asked if I would give 

each member a copy of his statement and have it included 

in the record. (See p. l46A) 

ASSEMBLYMAN MEGARO: Thank you; Assemblyman Manner. 

D A N I E L M. G A B Y: Mr. Chairman: my name is 

Daniel Gaby and I am Chairman of the Democratic Policy 

Council of the Democratic St.ate Committee. I will be very 

brief. In fact. I am going to forego reading my 

original statement because, having listened here this 

afternoon, it's quit.e clear that you gentlemen have 

heard at least my side of the argument. My side of the 

argument does fall with rent stabilization, and those 

arguments have been made very eloquently by Mr. Aranow 

and I won~t repeat them. 

that I do want to make. 

However, there is one point 

It 1s perfectly true that the answer 1s not rent 
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etabilization but rather an increase in housing. It 

is equally true, particularly to those of us who are 

involved in the political process, that the conditions 

necessary for a sharp increase in housing in this State 

simply do not exist and are not very likely to exist for 

a long period of time. 

The fact is that the shortage of housing in this 

State is the result of excessive property taxes, of 

exclusionary and restricted zoning, of building codes, 

of high closing costs, and of high mortgage rates. 

Now the problem here is that we have a very 

serious political problem in that zoning is one of the 

most explosive issues that exists in the State today~ 

a reform of the property tax which must be based on the 

imposition of a statewide graduated personal income tax. 

These two conditions, in my judgment, are very far from 

us, UDhappily. And until that happeES, we are very 

unlikely to see any sharp increase .·'.n the housing supply. 

So that arguments against rent sta.bilization seem 

to me to be specious in the light of these circurc,~'·:.an':';"'<s ~ 

I have listened this afternoon to one argument after 

another about the weaknesses of rent stabilization. I 

have listened to specific arguments against particular 

points in this particular legislation, but I have not 

heard a single constructive alternative suggestion that 

would cope with the situation that exists today, ' ""cause 

what is necessary today is that we create legislation 

which will give short-term relief to people caught up 

between the political reality that we're facing today 

and the ecor .Jmic reality that they're faced with. 

A previous speaker mentioned that there are in 

fact rent gougers. He also mentioned that rent gougers 

are in the decided minorityHWithin the building and 

landlord community@ I am not prepared to argue if that 

is so or not. However, one particular act of good faith 

'Aih:Lsh would persuade me of their good intentions would be 
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if on a systematic regular basis t.he building and 

landlord community would identify these rent gougerE 

and cite chapter and ve:r·se as to the particular si tt: a­

tions so that we would have some impression that they 

were in fact policing themselves. Because in the 

absence of this kind o.f information, we can only assume 

that they are sweeping some things under the rug. 'l'he 

abuses unquestionably do exist~ the abusers unquestfonably 

have no intention of policing themselves. The Legislature, 

the body that you gentlemen represent, is the last de­

fender of the public interest and you must unquestionably 

provide relief. 

Thank you very much-

ASSEMBLYMAN MEGARO: Thank you. Mr. Gaby. 

Are there any questions? 

ASSEMBLYMAN IMPERIALE: One questions. Are you 

a candidate for the u. s. Senate? 

MR 1 GABY: I 1 m a candidate for the Democratic 

nomination for the United States Senate. 

ASSEMBLYMAN IMPERIALE: Do you have any constructive 

views on paper that you can submit to this Committee that 

you think would be of help to us? 

MR~ GABY: I certainly do. My own feeling - again, 

I don't want to take too much time on this but very quickly -

is that the Federal Government ought to be assuming much 

more of the cost of local education of health care and of 

income maintenance. And if, in fact. these programs were 

instituted, the burden on the .local property taxpayhr 

would be appreciably decreased particularly with the 

assumption of education costs and the pressure for 

exclusionary zoning. would subside very rapidly. 

One of the reasons that I am a supporter of the 

State income tax, the assumption by the State of the cost 

of local educa.tion, is that I believe sincerely that this 

is one of the principal reasons why communities have 

restrictive zoning, they clearly have an interest in 

reducing the number of children in their school system. 
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And if that incentive were to be eliminated, it seems 

to me that you would be moving much more rapidly toward 

the kind of zoning that makes sense in this State, which 

is much more balance, and you are going to move much more 

rapidly toward building a supply of housing that we 0 re 

all looking for. 

ASSEMBLYMAN IMPERIALE: Thank you. 

ASSEMBLYMAN MEGARO: Are there any further 

questions? 

Thank you, Mr. Gaby. 

We will take a ten minute recess. 

(Recess) 
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ASSEMBLYMAN MEGARO: W1.ll everybody please take a 

seat. May I have your attention, please. We have 

quite a few speakers listed. We will adhere strictly to 

the f1.ve-nnnute rule. Assemblyman Imper,lale will be the 

tJ,mekeeper. After four minutes, Lt, will be indicated 

that you have onf' minute left. We have to follow the 

five-minute rule in order to hear every speaker listed 

for the balance of the day. 

We will adjourn around 6:00 P,M. and we will make 

a decision as to any future hear1.ngs at that time. 

We will now call our next speaker 

ASSEMBLYMAN MANNER: Before you call the next spea.ker, 

there was a gentleman approached the table during the 

recess, Mr. Michael Leggiero, from the North Hudson Community 

Action Corporation, with a prepared statement that he 

asked be put in the record, and he accompanies it with 

what he claims are 15.000 signatures. And judging from 

the stack of material here, it looks like his count is correct. 

I will turn them over to you to be put in the record. 

(Mrp Leggiero's written statement can be found on 
page 153 A.) 

ASSEMBLYMAN MEGARO: Thank you, Assemblyman Manner. 

Our next speaker is Charles B. Ferrara, representing 

the Homeowners Council of New Jersey. 

C H A R L E S F E R R A R A: Assemblyman Megaro and 

members of the Municipal Government Committee. 

My name is Charles Ferrara and I l1.ve at 2449 

Camner Street in Fort Lee, New Jersey. 

I come here as a spokesman for the Homeowners Council 

of New Jersey t.o voice my opposition to the rent-leveling 

bill before you. because I am convinced that this proposed 

legislation will raise property taxes. 

I want to be frank with you gentlemen. As a homeowner 

in this State" I 1 ve had it up to here. I think you under­

stand what I'm saying. Anyone who owns a home in New 

Jersey knows what I'm talk1ng about. 
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The property taxes in this State are unreal. The 

people are disgusted. Just look at the way the voters have been 

reacting to school-bond referendums. 

Young couples cannot afford to buy homes in New Jersey. 

Parents with college-age kids are worried sick about how they 

are going to meet their bills. Our senior citizens - and we 

have them, gentlemen, just like the tenants - who are living on 

fixed incomes are really up against it. 

I - and I am going to go off my text a little bit - am 

also a president of a local Homeowners Chapter in Fort Lee of 

600 members, and of that number,llO of them are between the 

ages of 66 and 73, own their own homes and are about to lose 

them because of taxes. 

Our senior citizens on fixed incomes are really up against 

it, because they thought their troubles would be over after the 

mortgage-burning. 

Why have the homeowners in New Jersey been an oppressed 

m~jority in this state? Because, we've been too busy working, 

taking care of our kids and staying out of our neighbor's way. 

"t'\rithout raising a fuss or asking cmyone' s help, we have been the 

foundation.of this state. 

Well, gentlemen, the foundation is cracking under the 

,_,.,eight. And, now we are going to screc-m and holler, too. 

I've come here to re~son with you, to crgue intelligently. 

But, I donft think you will blame me for raising some hell, too. 
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We're not staying home anymore, gentlemen. Yo1 '11 be 

hearing from us regularly. 

Let me get down now to the subject before us. The tenant 

lobby calls it "rent-leveling." 

Do you know what I call it? 

I call it "rent-chiseling." 

Rents are going up in New Jersey, so a small 1 rroup of 

tenants form an organization and they lobby for a free ·ide. 

They figure that with enough muscle they can 'ret a low to 

keep rents from going up. Just where do they get the ne ~ve? 

The tenant lobby knows that rent-leveling wil . place an 

unfair bur0en on the homeowners, but they just don't ca ~e. 

If this Legislature approves ''rent-chiseling, ' it will 

have to accept the responsibility for raising homeowner; taxes,again. 

Here's how rent-control will force homeowners to pick 

up the check. 

Controlled rents keep the income of apartment l:uild.ings 

rown. Now, in almost all cases, the taxes on apartment hcuses are 

based on their income. 

So, rent control will mean that apartment buil~ ings will 

be paying proportionately less in taxes. 

Meanwhile, tax reform or not, the cost of pub:ic services 

\<Jill continue to rise. Therefore, someone will have to mL;ke up the 

difference. 
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That someone is me and the members of my organization. 

If you doubt the logic of my arguement, ask any tax 

assessor in a munic~pr:ility th~t- hAs apartments what will h~ppen i·f 

rents are controlled. I've asked tax assessors and none of them 

has ~ispute~ this arguement. 

You know as well as I do that you can•t get something for 

nothing in this world. If tenants can live in apartments that, by 

the law of supply an0 demand, should be renting for more, someone 

other than the ten~nt will suffer for it. 

Well, I'm tired of suffering. 

I've done some research, too, and I know that I'm not 

suffering alone. Homeownership costs rose 50 percent in the New York­

Northeastern New Jersey region from 1960 to 1970. During the same 

decade, rents rose only 27 percent. 

I know something else, too. Homeowners outnumber tenants 

in this state. According to the 1970 Census and figures provided 

by the State Department of Labor and Industry, there are about 

4.4 million people living in their homes in New Jersey_ There are 

only 2.8 million tenants in the state. 

The homeowners have given a great deal to New Jersey. 

Now it's New Jersey's turn to give us something-- give us a 

break and scrap this bill to make rent-chiseling the law of this 

state. 
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ASSEMBLYMAN IMPERIALE: You have one minute, Mr. 

Ferrara. 

MR. FERRARA: I would like t.o go a little bit off 

my text because I was involved in the rent-leveling legis­

lation that was passed in Fort Lee. Our former mayor was 

here before and spoke concerning this. He said it was a 

unanimous decision on the part of the municipality, the 

Mayor and Council. 

Well, I am here to say that we had 2200 signed petitions 

from homeowners in the Borough of Fort Lee, which were 

against rent leveling or rent control of any type. We brought 

1200 people out to the meeting, three different meetings. 

The rent-leveling ordinance that was passed was passed with 

the understanding at an open hearing that amendments 

would be immediately introduced two weeks prior to its 

going into effect. The only reason they passed it was because 

if they didn 1 t, they would have to readvertise. Well, they 

passed the rent-leveling ordinance and in two weeks they 

scrawed the amendments. 

So we were not for it. We do pay 50 per cent of the 

taxes in Fort Lee. 

ASSEMBLYMAN IMPERIALE: That's your five-minute limit. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Ferrara. 

Assemblyman Veit has a question. 

ASSEMBLYMAN VEIT: Mr. Ferrara .• the statement was 

made before that a homeowners' organization in Fort Lee was 

a front for the builders... Was that your organization that 

was so accused? 

MR. FERRARA: I am sure it was, my organization 

he was accusing. But it is an out-right lie. 

Let me say this: Our organization was formed as a 

direct result of the rent-leveling ordinance that was being 

introduced in Fort Lee. In sight of 3 weeks, we had over 

600 members join the organization... The only thing we asked 

for, since we didn't have finances and the local Builders' 

Association was corning out with literature and fact sheets 
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sai'ing why a rent-leveling ordinance should not be passed 

we asked for copies of this. We also asked them if they 

would send out a leaflet announcing the meetings under our 

name so that we could get them to come out. 

I announced it to the paper before the leaflet went 

out that I had asked the support of the local Builders in 

this particular area. As a result of my getting some national 

publicity on TV, etc., fighting this thing, I was then approached 

to join a statewide organization, which is a formation of 

50/homeowners' organizations throughout this State in every 

county. As a result, I ended up as president. We again used 

the same tactics to help us here tonight. We did approach 

the New Jersey Builders and askErlthem to send out a leaflet 

for us, which they agreed to do. 

As I said before and I say again, as a homeowner, this 

is the first time that I have found that the apartment owners 

have been on the side of the homeowner in this specific 

issue. If I can use them in any way, shape or form to help 

me to cause the homeowners to have less taxes, I will use 

them and I will continue to use them. 

ASSEMBLYMAN VEIT: So, in fact then, the accusation 

that your organization is a front for the builders and land­

lords is baseless. 

MR. FERRARA: That's right. 

ASSEMBLYMAN VEIT: I am glad you are here to put 

that on the record. 

MR. FERRARA: Just one other point - referring t.o 

the mayor that was here, he supports rent-leveling 100 per cent 

as you have heard. He happens to be a high-rise apartment 

dweller in the Horizon House Apartments, which is the most 

exclusive, and is paying upwards of $700 a month rent. He 

is the same guy who is introducing the moratorium now. There 

were 3, 000 apari:J,men~s,.bein~.~built in our town when they 

introduced this ordinance and this is the same town that 

bars garden apartments. They said that an emergency existed 

a.~"-t::"'. ":r~·~Y pushed through this ordinance. He is now saying 

we dm1' t need any more apartments in town. 
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ASSEMBLYMAN MENZA: Mr. Ferrara, what business are 

you in? 

MR. FERRARA: I am in the life insurance business. 

I am a general agent for John Hancock Mutual Life 

Insurance Company in Palisades Park, New Jersey. 

ASSEMBLYMAN MEGARO: Are there any other questions? 

(No response.) Thank you, Mr. Ferrara. 

Our next speaker will be Mr. Tex Weiner, apartment 

owner, Asbury Park. Will you kindly curtail your remarks 

to fiv~ minutes. 

TEX W E I N E R: Well, I'm going to try, but I think 

it is an imposition because I have heard men herespeaking 

for 15 or 20 minutes and to restrict me is very unfair. 

ASSEMBLYMAN MEGARO: In order to give everyone a 

chance to be heard this evening before this meeting is 

adjourned, we have to limit each person to five minutes. 

I would appreciate it if you could curtail your remarks to 

five minutes. 

MR., WEINER: All right. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Weiner. 

MR. WEINER: Gentlemen, I want to thank you for 

letting me appear here. My name is Tex Weiner and I am 

former chairman of the Apartment House Council and I would 

like to tell you that I am a member of the New Jersey 

Builders' Association. I am very proud of that association. 

I have been a.builder for over 20 years and I own and ma\nage 

apartment complexes. 

A great number of erroneous statements have been made 

about landlords, some pretty deliberate, some very nasty. 

I have been called names today worse than I have been called 

on a football field. Let me tell you, I have never heard 

such language, couched in such a nice way. Some commeQts 

were made by people without knowledge of the management 

problems we have. There is a lot more to this business 

than just renting an apartment to a tenant. It has become 
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a complex business. 

I know the biggest hue and cry is rent gouging. All 

right. As Al Smith used to say, "Let•s look at the record. 11 

Rents go up because my costs go up. Let's take taxes. 

One project I own has had terrific tax increases every year. 

In 1968,, I had an increase of $2800. Here is a tax increase 

of $4200 for 1969 - 1970, $7900; 1971, $5225; and 1972, $4459. 

Gentlemen, in five years my taxes went up $24,584 for 164 

units in one town. 

In another project - and this one will shock you - I 

had a tax increase that will stagger you- $19,700 for the year 

of 1972, one year. This is not a large complex. This is 

another one I own. It is only 104 units. That means a 

tax rise of $19.40 each month per apartment. 

I 1 d like to tell you something. I 1m going to digress 

for just one second. I didn•t raise my rents $20 and I 

don•t like this characterization that every landlord is a 

gouger. I resent it. And I don•t like it one damn bit. 

This tax rise was so high that it caused a 96-unit 

apartment house, only two years old, just a half mile down 

the road from mine, to go into bankruptcy. Everybody talks 

about shortage of apartments. Amazing isn•t it? Just look 

at the record. It•s the Imperial Gardens in Jackson Township. 

You might wonder about my project. Because of this tax increase, 

it is in the red. And I borrowed money to keep it going. 

But how long - if we don•t get tax relief soon? I doL't 

know how long I 1 11 keep this one. 

I would like to tell you something about the particular 

problems that we have. Everybody talks about theory. I 

don't deal with theory. I deal with live people and with 

projects. 

Gentlemen, this is a bucket of paint (indicating). We 

paint each apartment before a. tenant moves in. Our paint 

supplies went up 18 per cent in just three years. These 

are some of the items we use. 

This is an insignificant item. Your wife may know 
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about this. It is called Easy-Off. We have to clean every 

stove when some of our charming tenants do not clean it 

when they leave~ 

Let me have a lock, please. Here's a lock. In 

just th:4ee years, this thing went up 37 per cent • 

Ndw everybody needs one of these items. You all need 

a toilet seat. 

man' s library. 
; 

up. It .went up 

It J.s the most indispensable item in every 

I would like to tell you how much this went 

19 per cent in just three years. It's a 

comfortable seat. 

Do you want a drink of water? Do you need faucets 
' 

for cooking? How about a faucet? Do you know what this 

cost me? This went up 20 per cent in three years. 

Here is a light fixture. This is not the one we 

use in the apartments but one we use outside so people 

don't stumble when they go up the steps. This thing rose 

24 per cent in just three years. 

YQu know we have master an~.enna servj.~e! Tenants 

think nothing of it. They know they just plug in it. But 

if their picture gets a little awry - oh, you will hear them 

scream/ "What's the matter with the antenna?" And we keep 

it fixed. And that I want you to know, gentlemen., just went 

up a little matter of 40 per cent. 

This big box is a Westinghouse air conditioner. I got 

trapped;into buying that one because the jacket that we 

put the .air conditioner in doesn't fit any other. I am 

committed for the rest of the life of that apartment house 

to use a Westinghouse~ Now you all want it cool when you 

are watQhing television. In three years, these items went 

up 67 p~r cent. 

Yau and I know when you have a nice garden apartmentl 

you have to keep the lawns nice and green and neat. And 

you need seed, fertilizer, lawn equipment~ Everybody thinks 

this is really nothing. Do you know what this stuff 

represents? a 32 percent increase in labor and machinery. 

I'd like to tell you one thing. I have given you 
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p.cactically all the maintenance costs that I have with 

me, but not all of them. 

I want to go to one item that I just read in the 

newspaper and that is our service electricity - electricity 

for the parking area, porches, inside hallways - and on 

June lst, that will go up 6 per cent this year. But in 1970, 

it went up 7 per cent and late in 1970 it went up another 

9 per cent - a total of 22 per cent in just two years - plus 

a kicker. It can go up every month now. The PUC has granted 

the power companies the right to raise the cost every single 

month if their fuel costs go up. And you and I know they•re 

going to go up. 

Now r~m going to show you something. This is a life­

sustaining little bottle of water. Everybody likes a drink 

nf water. Do you know what this costs me? In just two years, 

a 150 per cent increase. 

I would like to show you something else. This 1 gentlemen, 

represents a bag of garqage. This is really actually garbage, 

plain, ordinary garbage. Ninety per cent of the communities 

in this State do not pick up apartment house garbage. We 

pay for it. I would like to tell you because they were going 

to get under some regulation of the State, every one of 

the scavengers raised their prices to the tune of 47 per cent 

in just two years. 

You know tenants always want their heat and they 

don't want to hear any noise about it ozr else they co:nplain 

to the Board of Health, which they should doe The na~ural 

gas industry wants a hike of over $4 million in the whole 

United States. We know we are going to get another increase 

on that. The ownet:sc~.af apal!tments who use natural gas 1 who 

have already gotten an 18 per cent increase, know they 

are going to get another one. 

ASSEMBLYMAN IMPERIALE: You have one minute, Mr. 

Weiner. 

MR. WEINER: r•11 cut the rest of this. You have 

a gsr.teral 1.dea. 
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I would like to just show you one thing. I am not 

even going to talk about the salaries. You are not going 

to give me time. I just want to show you one form. 

Gentlemen, I was chased out of New York City by rent 

control. I saw a $2 million apartment house that my family 

owned go for $80 thousand. If you do that to me, you are 

going to chase me out of New Jersey. 

(Mr. Weiner goes to the back of the Chamber where he 

had various exhibits set up.) I want to show you something. 

It is over 200 forms we will have to fill out. What kind of 

an office space are you going to give me for all these forms? 

This is what you have to fill out in New York. You want 

rent control? You'll drive us nuts. Here are some more 

forms. Take a look at them. 

ASSEMBLYMAN MENZA: These are New York forms. 

MR. WEINER: What do you think New Jersey is going 

to give us? 

ASSEMBLYMAN MEGARO: We haven't arrived at the point 

of having any forms yet. 

MR. WEINER: Are you going to give me more? 

see them. They are all their 

forms. You haven't seen them all. We didn't even bring 

them all. We are being good to you. 

I'm going to let you 

ASSEMBLYMAN MEGARO: Thank you, Mr. Weiner. 

MR. WEINER: I just want to answe:r two: .things_Mr. 
Imperiale asked before. May I? 

ASSEMBLYMAN MEGARO: You may. 

MRo WEINER: I want to tell you something. You take 

all these items away from me, gentlemen, and this is what 

you are going to get.; (Mr. Weiner points to a bag of 

garbage) This is what you are going to get. If you 

think this is a joke - I've already been through it once. 

ASSEMBLYMAN MEGARO: We have that in Newark already. 

MR. WEINER: You have it in Newark already? I'll 

tell you why you have it in Newark already. 

Mr. Al Brown~ the former President of the New Jersey 
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:r, .... :'_lders Association, contacted Mayor Gibson of Newark 

cc. th::::.·ee occasions and his offers were never answered. 

You asked about Newark, Mr. Imperiale. I want to tell 

you that the President of the New Jersey Builders' Association 

last Y§-,r, Mr. Al Brown, went to see Mayor Gibson three 

times so he could do ·csome building in Newarke 

I would also like to tell you, sir, that prior to 

.that a consortium of ten builders made a proposal for 

town houses in Newark. It took them five years before they 

gave up, discouraged. That's how many roadblocks were 

thrown into their lap. 

I just want to tell you one thing, sir. We will build. 

I'll build up a storm. I have already done it. You let 

me build. I come from Monmouth County. Let me tell you, 

sir, I offe·red the Township of Wall 400 senior citizens units 

a 22 acre tract that I had that would give them over 

$44,000 in clear profit. Because with senior citizens there 

are no school kids. We take care of everything. They 

turned me down. 

ASSEMBLYMAN IMPERIALE: Mr.. We.EJ.er, let me tell you, 

when you want to build in Newark, you come and see AssernbJ..:yrr:a.:J. 

Anthony Imperiale. 

MR. WEINER: You've got a date. How's that? You've 

got a date. I'll build you up a storm. You let me. 

build it for you. 

I'll 

ASSEMBLYMAN MEGARO: Thank you, Mr. Weiner. Assemblyrn.an 

Menza has a question. 

MR. WEINER: Do you have a question, sir? 

ASSEMBLYMAN MENZA: Yes, I do, but I must say now 

I am convinced, Mr. Imperiale, that you are definitely 

running for President, and I'm not voting for you. (Laughter.) 

You gave a very interesting demonstration. 

MR. WEINER: Thank you, sir. 

ASSEMBLYMAN MENZA: However, not very convincing, sir. 

MRs WEINER: Oh1 let's go into it. 

ASSEMBLYMAN MEGARO: Will the Assemblyman please ask 
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ASSEMBLYMAN MENZA: First of all, these photographs 

are not your proerties, are they? 

MR. WEINER: No, sir. 

ASSEMBLYMAN MENZA: You don't know whose properties 

they are, I take it. 

MR. WEINER: I left New York. I thought I made that 

clear. 

ASSEMBLYMAN MENZA: You have no idea then why 

these buildings deteriorated in the manner in which they did. 

MR. WEINER: Oh, yes, I have first-hand knowledge. 

ASSEMBLYMAN MENZA: Tell us what it is. 

MR~ WEINER: I'll tell you why. The rents on these 

apartments were pegged to 1945. They were never increased. 

But the oil, the repairs, the maintenance - that went up and 

up and the taxes went up every year to a point where it was 

not feasible, not economically feasible. 

ASSEMBLYMAN MENZA: Mr. Weiner, the bill in question 

reflects increased rentals when, in fact, taxes go up, 

when improvements are made, and when the Consumer Index 

increases. 

MR. WEINER: What is a super index? 

ASSEMBLYMAN MENZA: Are you familiar with the bill, 

sir? 

MR. WEINER: Am I familiar with this bill? Oh, yes, 

I am familiar with the bill. I didn't hear the word 

"consumer." 

ASSEMBLYMAN MENZA: Can you tell me, Mr. Weiner, 

You, of course, understand that in the bill there are 

certain provisions for rent increases under certain circum­

stances. You understand that? 

MR.. WEINER: I am well aware of that, sir. 

ASSEMBLYMAN MENZA: Let me ask you a question. When 

all these prices went up the last few years, I presume 

your rentals went up. 

MR. WEINER: Yes. 

ASSEMBLYMAN MENZA: I presume you are not losing 

money. 
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MRm WEINER: On one apartment project, I amm -­

ASSEMBLYMAN MENZA: But on the rest of your projects, 

you are making money. 

MR., WEINER: The others, I am note 

ASSEMBLYMAN MENZA: You are losing money on all 

VGUI? projects? 

MRo WEINER: No, sir. 

ASSEMBLYMAN MENZA: You are in business to make 

money. 

MR~ WEINER: No question about it. 

ASSEMBLYMAN MENZA: And you are, in fact, making 

money, are you noto out of these rentals you are talking 

about? 

MR.. WEINER: Correct - absolutely. 

ASSEMBLYMAN MENZA: So when, in fact, your expenses have 

gone up, your rents have gone up. have they not? 

MR .. WEINER: Commensurately, not gougingly. That's 

the answer. 

ASSEMBLYMAN MEGARO: Thank you, Mr & Menza ~ Any 

more questions? (No response.) Thank ~u, Mr& Weinero 

(Mr. Weiner's written statement can be found 
beginning on page 154 A., ) 

Our next speaker will be Mr. Roy Sampath, the Chairman 

of the Committee on Christian Social Concer~,Bethany United 

Methodist Church, Fort Lee. 

ROY S AM P A T H: Mr. Chairman and members of the 

Committee: The galleries are empty and most of the headline 

hunters are gone, but the issue remains with us and !.hope 

that some of the thoughts that might be expressed might 

reach more fertile ground now that there n;U.ght not be 

so many interruptions. 

Mr. Chairmano I am the Chairman of the Human Relations 

Committee of the Board of Christian Social Concerns of the 

United Methodist Churcho the Northern New Jersey Conferences 

"rhis committee is in favor of rent stabilization • 

.. ~e::.::.lC"meno there are three basic needs of society: foodo 
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clothing and shelter. If, at any time, sizable segments of 

our population are deprived of any of these three, our 

society is in trouble. And we are addressing ourselves in 

New Jersey to the question of shelter. 

It is no exaggeration - it is no misstatement of 

fact - you have heard it from ten o'clock this morning 

with very few dissenting views - that in the opinion of a 

number of the leaders of our society, there is an emergency 

with respect to housing. 

I won't bore you with unnecessary repetitions of 

statistics or reasons why this conclusion was reached. 

Suffice it to say, that I concur with them. 

I will digress a bit from my trend of thought to suggest 

to you, Mr. Chairman, since so many of the speakers seem to 

come here from the northern part of the State,that it.would 

be feasible to schedule hearings of this kind either in 

Newark or at some point north of Newark. 

I also live in Fort Lee and I recognize my friend, 

Mr. Ferrara, of the Homeowners' group, and behind me the 

gentleman whose building I see as I look out of my window. 

I am not one of those who live in Horizon House. I occupy 

a lowly ground-floor apartment. As a matter of fact, it 

might be called a basement apartment. Heights just don't 

impress me too much. 

By profession, I am a microbiOlJl>g~is·t and I am not at 

all in my mil~eu speaking with politicians. As a layman 

speaking in behalf of a religious group, I find myself 

naturally hostile when it comes to politicians. Because 

most of the time, I find that politicians seem either to 

start out on a basis of corruption or before they get too 

far, they become corrupt. 

ASSEMBLY MEGARO: May I interrupt you there. I 

beg to differ with you on your charges. You have made some 

accusations about politicians, I believe. I want to remind 

you that we are legislators, representing the districts 

that we come from. So I would ask you to refrain from any 

statements to that effect. You may continue, sir. 
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MR" SAMPATH: Let me make myself perfectly clear. 

I am saying that there is a tendencym It is a milieu in 

which I find myself uncomfortable~ 

The stories coming out of Trenton, New Jersey -- if 

any of you live in Essex County or Hudson County, you don 1 t 

need me to recite the headlines that went across the nation 

recently. In my own state, in my own county ---

ASSEMBLYMAN MEGARO: Mr. Sampath, Assemblyman Imperiale 

has something to say. 

ASSEMBLYMAN IMPERIALE: Mrm Chairman, a point of 

ordere 

ASSEMBLYMAN MEGARO: Yes, Assemblyman Imperiale. 

ASSEMBLYMAN IMPERIALE: Sir, I don 1 t think we have a 

meeting of the minds heres First, I think that your approach 

.:..: a:::-::::ogant and I resent your implications about politicians, 

~omparing the::.TL wi t};l us 0 We are here to serve the people to 

the best of our ability and we give our time, even though 

we are part-time legislators, to sit he:e and listen to 

what is at hand, which right now is re:n.t leveling e If you 

want to talk about corrupt politics, I will gladly ,9:ntertain 

you after this meeting. I assure you, sir, if you know 

the names of any corrupt politicians, I will be only too 

glad to take you some place where we can do something 

about it. 

Right now, especially since you represent a church, 

I think that you should compose yourself and stick to -:he 

issue, which is rent levelings Now, if you want to call us 

fat, ugly, bull, that will come in private sessione But 

we ask you as gentlemen - we want to extend courtesy to 

you of being kir..d and being receptive - to extend that 

same courtesy to us. Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Assemblyman Imperiale. 

Will you kindly direct your remarks to Assembly Bill 656. 

MR., SAMPATH: As I said earliera Mr. Chairman, there 

is very little that could be added to the'bill with respect 

~·::- scatements either as a proponent or as one opposed to it. 
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A lot has been said. 

What I want to address myself to was the responsibility 

of the State Legislature and you gentlemen sitting as members 

of a committee to respond to the needs of an appreciable 

number of citizens. Far too long, Mr. Chairman, State 

legislators, Federal legislators, local legislators, have 

not represented the best interests of the community. 

Now I didn't think that my remarks to which you took 

objection were going to stir up a hornet's nest. I don't 

mean to. Mr. Imperiale. you also have a date with me, 

whether you are running for President or not. I would 

be very pleased to discuss that aspect of government with 

you. Because I must say, sir, that only yesterday in our 

local newspaper, the Bergen Record, a series of articles 

started purporting to show people in government not being 

responsive to the needs of the majority of the people, but 

rather to the needs of special interests. 

ASSEMBLYMAN IMPERIALE: Mr. Chairman, a point of 

order. 

Sir '1 .I .am sorry ,. I am sorry I have to interrupt 

you. But either you are going to stick to the bill or we 

are not going to listen. What you are saying has no bearing 

whatsoever on this hearing. You are entitled to your personal 

opinion, but please stick to the issue. I am going to tell 

the Chairman,if you do not stick to the issue, I will not 

extend the courtesy of sitting here and listening to a lot 

of malarky. If you want to stick to the bill, I will sit 

and listen to you. 

ASSEMBLYMAN MEGARO: Thank you, Assemblyman Imperiale. 

Mr. Sampath, will you kindly make no generalities and make 

your remarks to the bill on rent leveling. 

MR, SAMPATH: It has bearing only in the sense of 

trying to state a point, Mr. Chairman. 

Historically we had some kind of rent control, as 

was pointed out by previous speakers, after World War II. 

This has lapsed. Several of the speakers earlier pointed 
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·:.rJ.::: that there have been hearings of this kind before 

committees of this kind for the last two or three years. 

I was trying to build my thought up to one central point 

that you conduct your hearings, sir, and that you report 

this matter out of committee at the earliest possible time 

so tha·t the bill will go on its merry way to a vote either 

for or against. I thank you for your courtesys 

ASSEMBLYMAN MEGARO: Thank you, Mr. Sampath. 

Any comments from my colleagues? 

ASSEMBLYMAN MENZA: I don't know quite how to say this. 

But the mere fact, sir, that someone may disagree with you 

and the mere fact that this committee, let's assume for 

sake of argu.me~~;:;, might bury this bill, feeling it is the 

wrong bill, doesn't necessarily mean that we are "corrupt 

':"'"'~liticians," or bad politicians or people who don't know 

our jobs or people who don't respond to our constituents. 

Believe it or not, I submit to you for what it is 

worth, as a person representing churches, that most legis­

lators do abide by the dictates of their co~science. It 

is kind of difficult for us to sit here and hear t!:lis type 

of rhetoric. Although we as politicians are used to it 

and perhaps sometimes it is absolutely correct and right­

fully focussed, it is difficult, particularly hearing it 

from you and hearing it from the group that you represent. 

To reiterate, for what it's worth, I am sure you 

will read the paper and say that my comments were nons~nse 

and childish -- but to reiterate, believe it or not, n • ...;st 

legislators and most people in public office do honestly 

abide by the dictates of their conscience and honestly 

do what they feel personally is best for the good of the 

public. Just a comment - not really important. 

MR. SAMPATH: I am sorry that you are on the defensive 

on this. I know several Assemblymen person~lly and have 

the greatest regard for their integrity. ~d my statement 

was not meant to be a blanket indictment of legislators. 

P:~~~····s:':, we can scratch at the periphery of issues ad infinitum 
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and we can forget the basic causes of the problems in our 

society. If we were to address ourselves to the problems 

of our society, in particular, the problems of housing, 

you will find that there is a shortage of money for housing 

construction. There is one great drain which affects this 

bill and any other bill that has to do with society, and 

that concerns this immoral war in which we are involved. 

But, you see, this you will rule irrelevant. If you have 

tunnel-vision and you can see the bill at one end of it, we 

will forget the causes, perhaps the major causes, which affect 

our society insofar as housing is concerned. 

Mr. Chairman, I submit to you one of the cancers of 

our society, and our society in Northern New Jersey, is the 

subject of racism, which is rampant. 

ASSEMBLYMAN IMPERIALE: I think the whole structure 

of his speech is out of order. I don't mean to be rude, 

but we are really drifting. ·It is as though. we are smoking 

unbranded cigarettes here and we are really high. Let's 

get on the issue and stick to it. O.K.? 

MR. SAMPATH: I am sure we are not on the same 

wave-length! sir. 

ASSEMBLYMAN MEGARO: Assemblyman Veit has a question. 

ASSEMBLYMAN VEIT: Mr. Sarnpath, could you repeat the 

organization you represent here? 

MR. SAMPATH: The Commission on Christian Social 

Concerns of the United Methodist Church. 

ASSEMBLYMAN VEIT: -- of the United Methodist Church 

of Northern New Jersey? 

MR. SAMPATH: Yes. 

ASSEMBLYMAN VEIT: Does that commission or council 

know the.entire content of your statement here today and 

endorse it? 

MR. SAMPATH: In general essence, yes. 

ASSEMBLYMAN VEIT: In general essence. 

MR. SAMPATH: I haven't a prepared text. 

ASSEMBLYMAN VEIT: The Commission supports in toto 
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t"~-.~ essence of your remarks today? 

MR. SAMPATH: Yes. 

ASSEMBLYMAN VEIT: Thank youo 

ASSEMBLYMAN MANNER: Mr. Chairman, just a statement 

for the record, please, not in the form of a question. I 

donut think there is any doubt in any of our minds that 

there are some bad politicians. But I don°t think the 

percent~e runs any higher than there are bad landlords and 

bad tenants. I think the subject today is landlords and 

tenants. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Manner. 

Mrs. ~itz will be our next speaker. 

EMILY D .u I T Z: My name is Emily Deitz. I am 

from Paramus. I speak today as a homeowner and taxpayer, 

· "::~v strongly opposed to this type of legislation in any 

Before submitting my philosophical reasons, may I 

submit evidence against the basic premise on which this 

particular law is based, that there is a housing shortage 

causing a state of public emergency. 

I have brought several ~~pent copies of the Sunday 

Record, which· show a ratio of vacancies to rentals needed 

of 22 to 1. I have marked off the columns. That 9 s the 

ratio - in other words, 222 empty apartments and homes 

and 15 ,.,anted-to-rent ads. This does not covar furnished 

apartments and homes to share and that sort of thing. 

I think Dargen County is a reasonably cd(lgested ;__:...·ea. 

May I submit this as part of the record? 

I don't know how many apartments a tenant needs to 

choose from or what they cqnsider a state of emergency. 

I suggest that we are all victims of inflation and that 

even the State is constantly ask~for increases. 

May I s~thnames of people who share my opinion 

and letters from people who didn't have time to mail them -

conld."l 0 t assure that they will be here~ I would like 

e:..-=:;:.· . :. be part of the record. I am sure you will have 
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time to read the letters. These are names of voters from 

various are~,which I compiled not with numbers of people 

in mind, so much as to effect an awakening in many 

different communities of a nucleua._ of informed and 

involved individuals as to this pending legislation and 

what I consider its unfairness to the majority of New Jersey's 

citizens. There are 26 communities and many organizations 

represented. 

I also have submitted my itemized objections to this 

specific bill, which I consider an abomination. 

Now my personal views of the subject: As an average 

housewife and mother who does not ususally concern herself 

with civic affairs at all, the strong convictions which I 

have formed about rent control came about quite gradually 

and coincidentally. I had been very happy to hear that 

the tenants of New York had protection in the form of rent 

control. And I felt that landlords were opportunists, gougers, 

etc., and the poor working man couldn't afford to let the 

rich get richer at his expense. I felt that way until a 

series of encounters with many people who were directly 

affected by the law and people whcmi considered to repre-

sent a cross section of the population and these encounters 

very definitely changed my opinion as to its effect on every­

one involved. Because they all demonstrated a loss of 

confidence in how the legislators of New York treated 

investors' money. And that is my basic point. 

Landlords and tenants were by no means the only 

peop1einvolved in this problem. The first person who impressed 

me strongly was a man whom I will call John Doe, a New Jersey 

businessman commuting from New York, who ran a business 

employing from four to fifteen men. Besides operating 

this business, he invested in a large commercial building 

housing :four other businesses. When I asked John why he 

commuted from New York with time and money spent rather 

than buying a home here, he replied that it would be foolish 

to invest in a New Jersey home when he could live in a 

87 A 



4~-:::.oom apartment for $60 and have no other headaches, and 

i~T,Test his capital elsewhere. I noticed that his real 

estate investment was not in New York. He seemed to be 

de~onstrating a very strong lack of confidence in how New~. 

York would treat his investment, as he had seen how New York 

treated the investment his landlord had made, and his 

business wasn't being operated in New York because he could 

see business being made to carry the tax burden which the 

real estate owner could no longer carry. 

The second group of people whom I came in contact 

with was the average-income, employed people. They didn 1 t 

buy homes, neither did they accumulate wealth. Without 

the pressure :..or having to save toward a home, like most of 

us do, the money went out as fast as it came in. The Joneses 

"'-ook trips to Europe, invested in lessons and luxuries 

t~at they could not have afforded if their rents were subject 

to normal market conditions or if they had the responsibility 

for the upkeep and improvement of a home. The Joneses had 

good to excellent incomes, yet their children were being raised 

in New York tenements, which were deteriorating i::1:l::o slums 

through --

ASSEMBLYMAN IMPERIALE: You have one minute, Mrs. 

Deitz. You may continue. 

MRS. DEITZ: Their children were being raised in 

New York tenements, which were deteriorating into slums 

through predictable neglect, rather than in their own homes, 

because someone else was picking up the tab. If these 

people had bought homes instead of voting in a rent control 

law, they would have homes today which long since W.ou1d haYe been 

paid for and these :~es would be worth a great deal 

more than they paid fOlD them. The Joneses would be worth 

money today, instead of costing New York taxpayers and real 

estate owners money. 

Then there were the Smiths and their friends who did 

invest their money that the landlord'had saved them, but 

t:.heJ didn't invest it in New York. In increasing numbers, 
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they were buying homes in New Jersey. Since they liked 

New Jersey, I considered this none of my business and I really 

couldn't care less. 

Then, since I subscribe to the New York Times, I began 

to get the picture of the drastic ~ffect on the real estate 

owner. It wasn't just costing him money~ it was costing 

him his entire investment. His capital and opportunity for 

realizing a profit had been legally stolen from him. 

ASSEMBLYMAN ME;GARO: Your five minutes are up, Mrs. 

Deitz. Can you wrap it up? 

MRS. DEITZ: I have approxi,rnately two minutes. If 

I don't finish, I haven't made any point, if you follow me, 

since I am talking about New York. 

ASSEMBLYMAN MEGARO: Continue. 

MRS.DEITZ: His capital and opportunity for realizing a 

profit had been legally stolen from him. Again, like most 

of us, I really didn't care. 

Again, with the help of the Times, stories of mass 

migration of businesses out of the city came to my attention. 

They were being overtaxed because the cost of running a 

municipality must come from somewhere. Again, New York's 

loss was out gain and who cared about New York? Business is 

coming to New Jersey, which will help the homeowner carry 

his tax burden. By me, this was only good. 

The next very interesting s'ituati6n .~.was the annual 

pilgrimage the Mayor of New York City always has to make 

to the Governor of the State for a dole. With the potential 

for ratables of the City of New York, instead of capitalizing 

on them, they were X-ing the realtors from the tax rolls 

through discriminatory legislation, in favor of a group of 

people who didn't have one cent invested other than the rent they 

paid for the right to borrow the premises. And other ratables 

(the businessmen) were being X-ed off and being forced out 

entirely. In effect, not only the needy, which a large 

metropolitan area always has, but every tenant in the City 

of New York was on welfare at the expense of all taxpayers 
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tl"ie state. That also I considered New York's problem. 

Well, New York has come to New Jersey in my opinion. 

We have been hearing for a long time now about the poor, 

oppressed tenant and the wicked land:ord. Legislation is 

being sought to put the tyrant in his place and put the 

tenants on welfare,.in one of the highest per capita income 

areas of the country. 

I think we all ought to care about this. Because the 

apartment owner has invested his money in the State of New 

Jersey, and I think how we treat that investment is very 

definitely going to be a reflection on our State. 

Individuals who I meet now are buying land in Florida, 

Pennsylva:1ia c..~ld Arizona. Are we going to give them the 

final push to make room for the 11 poor New Yorker 11 or shall 

>Ar.e demonstrate that they can confidently invest in our 

State and we will protect that investment? Will business 

wisely bypass New Jersey in favor of fairer areas of the 

country and leave the homeowne~s to subsidize the growing 

tenant population? 

I think many of the businessmen have a1:::-ea.f'.::" s·u-;rgested 

that they had looked elSBwhere. I was happy to hear them 

say that because it bore out my private thinking. 

ASSEMBLYMAN MEGARO: Thank you very much, Mrs. Deitz. 

Are there any questions? 

ASSEMBLYMAN Mffi,iNER: Mrs. Deitz, I may have missed i·t, 

but are you just representing yourself or do you rep~esent 

an organization of any kind? 

MRS. DEITZ: I started out, when I first got incensed 

over this bill, representing myself. I contacted many people 

and organizations who didn't have time to meet. However, I 

have letters,. and you have received letters, from these 

organizations or from the presidents of these organizations. 

ASSEMBLYMAN ~TNER: Whether you were speaking 

for or against the bill, I compliment. you for your interest 

as a citizen. I am glad to see an individual come down. 

Ml~S. DEITZ: Thank you. I am, as I say, very incensed. 
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ASSEMBLYMAN MEGARO: Thank you very much. 

Before I call the next speaker, I will repeat again, 

if there is anyone who wishes to have his remarks recorded 

in the record, it can be done by giving any written statements 

to the stenographer and it will be included in the record, 

even though you don't get a chance to speak. 

I wili call as the next speaker Mr. Richard Solyom. 

RICHARD S 0 L Y 0 M: Mr. Chairman and members of 

the Committee, my name is Richard Solyom and I speak to you 

today as a private citizen, a resident of Fort Lee. I live 

in a high-rise apartment and ! pay a high rent, but I am 

opposed to rent control laws and bill A 656 •. 

I am not a socialist. I am a firm believer in private 

industry and the competitive free enterprise system. If my 

landlord raises my rent too high, I'll move out. And if 

enough others do likewise, he will be forced by the laws of 

economics, not the laws of man, to lower his rents. 

This bill is highly socialistic. It places in the hands 

of certain citizens the power to dictate to other citizens 

how they may use their own private property. It is restrictive 

and it is not the iroerican way in which everyone has the 

freedom to work and succeed to the best of his ability. 

This bill gives one man, the Commissar of Community 

Affairs, the power to activate or deactivate rent leveling 

provisions. It would give us a government, not of laws, 

but of dictators. The proposed Bureau of Rent Leveling 

would have the power to, and I quote, "issue and promulgate 

such rules and regulations as it deems necessary • • • which rules 

and regulations shall have the force and effect of law ••• " In 

other wordst government by edict! This is socialism and it 

is not the American way. This bill might more appropriately 

have been introduced in Russia, rather than here in New Jersey. 

Initial paragraphs of this bill limit increases in 

rents but subsequent paragraphs provide loopholes whereby 

rents may be increased under the guise of surcharges for 

additional services, taxes or capital expenditures. Determinations 
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"'·::these surcharges are not only slanted to discriminate 

.nfaicly against investors, but the calculations are so 

complicated that most tenanns and landlords would need 

accountants, engineers and lawyers to help make theme 

This bill will result in a huge~costly, uP~anageable 

bureaucracy, conducive to conniving and fraud. Both tenants 

and landlords will be forced repeatedly to hire attor:r.eys 

and take legal action. The courts will be jammed to the 

rafters and then much of our daily living will be determined 

by 11 tribunals 11 or 11 Parliment 11 as was the case in France 

before the French Revolution. 

I question the bill's basic premise that there is, 

quote o II a ·-"~Cal Shortage Of housing Space 1 II unquote e 

Bergen is the most densely populated county in the United 

s+:.ates. Therefore I if such a shortage does exist I it 

we; ld be 'Tcost apparent in Bergen County. However, the Bergen 

Su;1day Record of May 21st I 1972, carried 267 ads in the 

classified section for unfurnislJ.,ed apartments available for 

rent. In this tabulation, multiple li.ating ads entered by 

realtors were counted only as one. There weare: .55 houses 

for rent. There were also many furnished apartments 

available and "homes to share. 11 On the other hand, there 

were only 15 ''wanted to rent •• advertisements. If a critical 

housing shortage existed, woulQD't the ratio of advertise­

ments be ±n reverse? 

Since most people in New Jersey are not tenant~, I 

must also question the premise that it is, quote, •• L_ the 

interest of the health, safety and general welfare of the 

people of New Jersey to prevent increases in rent. '' (Unq..Iote) 

It would be better worded to say "for the benefit of the self­

interest pressure group of tenants whose rising cost of 

living upsets them greatlys" The entire population of 

New Jersey is upset. by rising cost of living, but this is 

no reason to pol.arize people and make one group in our society 

finance the overhead of another group. 

One simple fact. must not be overlooked - apartment 
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owners are not in the welfare business - they are investors. 

They have put risk capital into ventures. If iaws are passed 

which decrease the value of investing in this field, smart 

investors will simply take their money elsewhere and 

compound whatever problem might have existed. Many other 

areas of investment exist wherein the return is not controlled 

by bureaucrats and th~se will be preferred by those with 

capital to invest. 

In summary, this is a bad bill, socialistic in nature 

and foreign to the American way of life. I urge its defeat 

in order that we may preserve our free enterprise system. 

Here is a copy of the April 1972 bulletin of the 

American Institute for Economic Research. The title is: "How 

to make slums and create barbarians." I request this bulletin 

be made a part of the record. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Solyom. Any 

questions'? (No response .. ) 

OUr next speaker is the Honorable Byron Baer, Assemblyman 

from Bergen County. 

BYRON M. B A E R: Thank you very much, Mr. Chairman. 

Mr. Summer, one of the previous speakers, left with an 

eloquent plea to leave the market alone - it is working 

out dramatically. 

I would submit that that is what is happening - it 

is working out dramatically, with great success, for the 

real estate in.terests. They are making profits as never 

before because of the tremendous shortage of housing because 

of the emergency. But so far as the public interest, the 

way it is working is a disaster. And I submit that we 

must address ourselves to this public intereste 

I am speaking, naturally, in support of A 656. I am 

really surprised to find anybody still denying the existence 

of the housing shortage and the emergency because there has 

been such extensive evidence over such a long period of 

time from so many sources with undeniable credentials, whether 

we are referring to the u. S. Census Department or others. 

I think that it is very unfortunate that hard-headed 
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businessmen who use objective facts in determining their 

business policies would attempt to have this Committee 

determine whether there is a housing shortage based on 

something as unsubstantial as newspaper ads, when we all 

know that any person who advertises for housing, for 

apartments, is likely to have his ads completely neglected 

in the market that is so favorable to apartment operators 

that they can pick and choose who they want and require the 

renters to come to them and that is what the bulk of renters 

have to do. They don't bother advertising. 

We have a tremendqus· imblanace at present because of 

the housing shortage, an imbalance in the housing market, 

and I think that what the State should be concerned with, I 

think what the Committee should be concerned with,is neither 

favoring the landlord nor the tenant, but trying to insure 

that there is fairness for all and no advantage taken of 

anybody. 

I believe A 656 will alleviate many of the serious 

problems that are caused by the present imbalance in the 

rental market. I believe it will alleviate the hardships that 

are experienced by so many citizens that find themselves 

forced to pay exorbitant rent increases that are based only 

on the fact that the landlord in many cases can demand 

whatever he wants - that is, in the case of some unscrupulous 

landlords. I do not say all landlords are unscrupulous 

and I must say that I was sad to hear some of the landlords 

here who objected to cea·b$~Id.zations about landloru.s and 

then in turn make '·'a<:c't..-tr.e-.m.zations about tenants. I think 

what we are concerned with is not categorizing our citizens, 

but insuring fairness. 

I think this bill will reduce abuses where they exist 

in the real estate industry and I think that it will serve 

the State a further purpose in trying to maintain an orderly 

market. Because if we find persons, wholesale, forced out 

of housing · Jbh.::at:te they can't afford when there is no adequate 

housing that they can afford, I think we will find very 
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serious problems caused for the government and the society. 

There is nothing revolutionary about the steps 

proposed to correct the imbalance in this bill. 

ASSEMBLYMAN IMPERIALE: You have one more minute. 

ASSEMBLYMAN BAER: I will not be able to complete 

this in five minutes. I'm sorry. There are a number of 

points I need to make. I will try to go as rapidly as I 

can and not stick with any one point and try to continue 

be very relevant. 

ASSEMBLYMAN MEGARO: As a ~ponsor of the bill, 

we will extend a few more minutes to you, Mr. Baer. 

ASSEMBLYMAN BAER: Thank you. 

to 

I think we find, for example, that with World War II 

when we had imbalances caused by shortages of food, of 

rental space and other things, we saw the government stepping 

in to correct the imbalance. We find it where we have unequal 

competition in international trade where we need to protect 

local industries. And we find the government stepping in 

there. We find where we have an imbalance caused by the 

monopolies of certain businesses, unavoidable monopolies, 

such as in utilities, the government stepping in and regulating. 

I think in this imbalance it is justified also. 

Far from having welfare for the tenant through this 

bill, as one person charged, we presently4 in fact, have a 

form of welfare for the landlord. 'The landlord, I think, has 

been so used to accepting the subsidies in the form of 

income tax deducations under the property tax and other 

benefits, such as interest, that they, themselves, lose 

track of the fact that they are presently the recipients of 

subsidies. 

I think there is nothing wrong to seeing to it that 

the government protects the tenant also if there is that 

need, as there is at present. 

I am very saddened to find that some of the more 

powerful portions of the real estate industry have attempted 

to whip up opposition to this measure by attempting to 
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t"_::·::-1 citizen against citizene One example of this is 

the attempt to turn homeowners against tenants and, unfortunately, 

a number of homeowners, I think, unknowingly have fallen 

into this trap, even though in a few ways, which I will point 

outo actually in many ways, the homeowner, himself, is 

somewhat at a disadvantage with the real estate industry. 

I think the essential point raised by the real 

estate industry in this regard is that the property tax 

burden will somehow be shifted to the homeowner. This is 

based on the argument that the assessed valuation of rental 

property is often based on the capitalization of the rent 

and that by limiting the rent or income, the assessment will 

be limited ar~u., therefore, in a continuing inflationary 

situation, we will find a shift of the burden to the homeowner. 

I don't think that this is a valid argument and I will 

explain why. But I think to put it to rest once and for 

all, it would be desirable to incorporate an amendment in 

this act so that this issue could not be used to pit citizen 

against citizen. 

I think one reason that this is not valid at all is 

when we have a situation as we have today where rents are 

in many case~ skyrocketing, that these rentals and the 

capitalization based on these rentals do not, in fact, reflect 

fair market value, but only reflect a situation which is 

a temporary situation based principally on this shortage of 

housing. When that is corrected, the other situation will 

be also correa±ed, and this in no way represents a fQ~r 

basis to determine value. 

There are a nt~er of ways of determining fair market 

value and, of course, one approach that the Committee could 

take in considering an amendment, would.be to tie to this 

act a method of computation that would not allow this type 

of escalation - it would not be dependent on the capitalization 

method. I think you are aware there are three or four other 

methods that are also in use to some degree. 

I thir~ perhaps what would put it to rest even more so 
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would be to have a provision in this act that would provide the 

taking of a ratio between the value of all assessed rental 

property in a corrununity and all assessed non-rental residential 

property in a community, and comparing that ratio prior to 

the imposition of rent leveling with the ratio after the 

imposition of rent leveling. And whenever there is determined 

to be an increase of more than 1 per cent between these two 

ratios, if you understand me, presumably based on a hypothetical 

depression of the property value of rental properties, then 

an additional surcharge in that community of the same percentage 

differential could be built into the permitted rent increase 

formula. So if you had, for instance, an increase of more 

than 1 per cent~- I think you wouldn't ,want to have it take effect 

in very minor amounts -but if you had an increase, let's say, 

of 2 per cent, then you would have an additional surcharge 

permitted of 2 per cent in that community. 

I think we would find in practice that this would 

never be exercised. But I think that it would be an effective 

tool to reduce unnecessary fears and the pitting of one 

citizen against another. 

I would further say that if the cries from the real 

estate industry continue to persistin terms of some unfairness, 

based on this, I would advise the homeowners to look to the 

fact that real estate taxes for the real estate industry 

are in a way related to income and they are not for private 

homeowners. If the concern about this is so great, then 

perhaps we should look to a different method of determining 

taxes for the real estate industry, so the homeowner is not 

at a disadvantage. 

Let me move on to a couple of other points. I 

realize time is flying. 

ASSEMBLYMAN MEGARO: Can you wrap it up, please. 

ASSEMBLYMAN BAER: I will try. 

ASSEMBLYMAN IMPERIALE: Mr~ Chairman: I don't mean to 

be rude, Assemblyman. But I think we must enforce the 

time limit because it is not fair to the other speakers whom 
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W6 have cut short in the middle of their speech. I certainly 

woulOn't want to be accused of extending my hand to my 

colleagues and not to our citizense 

ASSEMBLYMAN BAER: Wello Mr. Chairmanu I would submit 

that Mr. Summer spent an extensive amount of time. I have 

been here for some time. I have specific provisions here 

relating to this that I think you want to hear aboute I am 

not digressing, as some speakers have, about the war or 

about other unrelated issues or the character of individuals. 

I will be relevant, but I think it would be in the public 

interest to hear out these relevant matters and I will not 

take any of these issues and beat them to death. I just 

want to touch vn them and move on to the next. 

ASSEMBLYMAN MEGARO: Can you move along because we 

-i.o have several other speakers. And we want to try to get 

to everyone tonight so that they don't have to make a trip 

back, if possible. That is the courtesy we would like to 

extend to everyonee 

ASSEMBLYMAN BAER: Righte 

I will also very quickly debunk another means that 

has been used by some real estate interests in an effort to 

pit citizen against citizen, and this is to raise the 

spectre of the slums. Because, in facto the slums are not 
·caused by this. ~·:~·some degree, they have been caused by 

the neglect of some portions, the irresponsible portions, 

of the real estate interests. I think other legislat.ion 

must address the problem of the slums and it cannot L~ 

addressed here$ 

Now it has been argued in addition that this act 

would inhibit construction and the same argument was used 

to persuade municipalities in this Legislature to allow 

the lifting of rent control back in the 'SO's and that 

there would be a flowering of construction that would 

elLminate the shortage of housing. There has been some 

constructiono but that shortage has never been eliminated. 

I .J:.hi~•k that we cannot wait for that .. 
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I think it is important; however, that there be one 

amendment to this act relating to that, and that is an 

amendment on page 6, Section 17, that would strike out 

the sentence, "Any subsequent rentals shall be subject to 

this act." I think that all new construction should be 

totally exempt from this act so that there can be no basis 

whatsoever on which any investor might be inhibited in 

investing in new construction, so that we can put that 

argument to rest once and for all. 

It is further argued that Federal rent stabilization 

makes this act unnecessary. But I believe that is far from 

the case and, in fact, I would propose that Section 26 be 

amended to strike out the language - that is on page 8 -

"after Federal regulations,pursuant to the'Economic 

Stabilization Act of 1970' (P. L. 91-379) as extended by P.L. 

92-8 have been removed." What I am proposing is that this 

act take effect immediately after enactment or, at least, as 

quickly as is practicable to set it up. I think at the 

very least it should take effect so as to prevent any land­

lords beating it to the punch and sticking in rental 

increases in anticipation of it. The reason I say this 

should take effect without waiting for the end of the 

Federal act is because of the inadequacy of that act. 

That act is particularly inadequate in terms of the rental 

standards that it sets. There is very little logic to 

some of the standards, such as those which permit increases 

based on the size of increases permitted prior to that act. 

If the landlord had an exorbitant increase prior to the 

effective date of that act .. he would be permitted another. 

If he missed the boat and got stuck in the squeeze, he would 

be forced to endure the squeeze for a continued period. That 

does not make sense. 

Also I would submit that there are a number of 

inadequacies which I will not detail here because of time 

so far as the regulation machinery, so far as the accessibility. 

And I would like to submit to the Committee copies of a 
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~emo that was quickly prepared by Mrs. Francis Barber 

of Englewood, who works with the cityus Tenant-Landlord 

Grievance Committee and has had a lot of experience with this. 

This memo is untitled, but it will detail, I think, 

some of the inadequacies of the Federal act. 

Very quickly, it has been argued that tenants can 

just move out and the law of supply and demand will bring 

rents within reason. ~t I think we know that the lack of 

space to move to makes that totally unworkable. 

There are two other changes that will strengthen this 

that I would like to make reference to - two other changes to 

strengthen the act: One, run Section 21, page 8, where there 

is reference to the penalties for violation -- no, that 

is Section 22 -- where there is reference to illegal rent 

increases and a tenantibeing able to get that back. I 

believe, as in some of our other consumer legislation, we 

ought to provide a penalty so that twice the ~~egal~amount 

WQ:Llli:l~;.;~..._returned. 

Secondly, --

ASSEMBLYMAN MENZA: If I may, I know you were co­

sponsor of the bill, but to throw these thoughts to us at 

this hour after all these speakers, it is difficult for us to 

comprehend. A couple of points are well taken, for example, 

the exemption. I suggest that you make up some amendments 

- you are the co-sponsor - send them to Spires, our Legislative 

Aide, and I assure you they will be considered ·by:; the 

Committee. I think that is the best way, Assemblyma:_, if 

I may be so bold. 

ASSEMBLYMAN BAER: The matter is in the committee and I 

am a co-sponsor~ I ~onetheless did not have an opportunity 

to amend this l:il,l. in its creation. I thought it was an 

important enough bill to co-sponsor as it was. But I 

am just about done, so if you will let me conclude. 

I would like to add to that, in addition to twice 

the amount being returned to the tenant where there is 

an illegal rent collected, that legal expenses also be 

collectible. 
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I think those summarize the main points of this 

and I would urge the Committee to release this bill, 

with these strengthening amendments. I would urge the 

Committee to not listen to some of the spurious claims, 

some of the "grand-standing" here, with merchandise and 

price increases which were pointed out to, which are all 

taken into account within the cost of living formula here. 

Thank you very much. I would also further want to 

suggest the Committee give a slight bit of attention to 

providing machinery in each county that the tenants and 

landlords can utilize in terms of administering this act. 

Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Baer. 

Any questions? (No response.) 

Our next speaker will be Mr. Donald Singleton. 

DONALD S I N G L E T 0 N: Mr. Chairman and 

gentlemen, my remarks willbe very, very brief. 

The ground that I planned to cover has been well 

trodden today and it begins to look a little like the 

Burma Road at this point. 

I am a homeowner in Hoboken, New Jersey. I have been 

both a tenant and a landlord. My profession is journalism. 

I am a reporter. I have done extensive reporting on rent 

control and housing problems in New York City, involving 

some months of research, I might say. I had a prepared 

statement which is really mushy at this point inasmuch as 

everyone, as I said, has walked over this ground well. 

I will just quickly go through it •. 1.i_ · 

Basically I agree with everyone. There is no doubt 

that the problem, as everyone sees it, is a housing shortage. 

However,· I feel that the high rents are a symptom of the 

shortage. They are not the cause of the shortage, just as 

high prices are symtomatic of shortages of every commodity 

in this type of economy that we have. 

I believe rent control is basically unfair. It 

essentially makes the judgment that there is a major social 

problem and it places the full burden of solving this problem 
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'·''1,e shoulders of one segment, which is the landlords • 

. it is a social problem, the price of the solution should 

be borne equally by all members of society, I feel, not 

just the landlord group. 

Much has been made today of the concept of fair return. 

I believe one committee member asked several people what 

a fair return is. The fact of the matter is that there 

is no objective fair return. What a landlord feels is 

a fair return, the tenant feels is unfair, characterizing 

it as gouging. What the tenant calls fair, the landlord 

calls unfair and says is unreasonable. In fact, one landlord, 

I believe it was Mrs Summer, this afternoon characterized 

the interest ::.::..':es as unfair and said that they were 

prohibitive - 11 Confiscatory" was the word he used~ 

I:~ other words, when something goes beyond our reach economically, 

we ter:d to call it u:r:f air. 

The fact cf the matter is, I believe in ou:r· economy 

today, the only fair way to establish any price is in the 

open market. I believe if you are goirc.cg to lirrlit the 

amount of profit a landlord can make, you ought to li.mit 

the amount of pno6~t a used car salesman can makes If a 

used car salesman buys a car for $100, why should he be 

able to sell it for $150 when a law of the State of New Jersey 

would limit or restrict a landlord who is essentially a 

businessman? Unfortunately in this state and everywhere 

in this country, housing is produced by businessmen. It 

is not produced by government. So if you are going t~ limit 

the income of one businessmen, in order to be fair you have 

to limit the income of all types of businessmen. 

I want to make two more observations generally. 

One is that it is my feeling that this rent control law 

is not essentially different from New York Cityis rent 

control law. This m1e makes much of being linked to the 

cost of living index. In New York City rent control, ther,e 

was a mechanism where a landlord could apply for relief 

a::'.y r:.~~.l.e he was not making a fair profit because of rising 
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costs of various kinds. And all he had to do was show 

that his costs had risen to certain levels and he was 

granted a rent increase. I believe this law is essentially 

a rent control law like New York•s. I further believe that 

all of the objective studies that have been made of rent 

control laws in New York have said not that rent control 

caused abandonment, not that rent control caused the decline 

of the cities or any tragedy, but that rent control was a 

factor in those problems and it exacerbates all the other 

problems that go into it. It is not a simple thing. It is 

a very complex thing. Rent control would be just one more 

barbwire,, to that mess. 

The second and final observation is that it is my 

observation, and I am sure yours, that those who favor this 

act tend to be either tenants or elected officials from 

cities in which tenants represent a major segment of the 

population and those who opposed this legislation tend to 

be developers, those people involved in building and renting 

housing. I think you ought to make great use of whatever 

objective data are available - the Rand Study, for example, 

in New York, Dr. Sternlieb•s study in New York, both of which 

said that rent control was a contributing factor in all 

sorts of housing problems and the thrust of both of those 

was that it was too bad that New York did have rent control 

and that New York ought to look for a way to get out of 

rent control. In fact, New York has looked for a way to get 

out of rent control and is getting out of rent control. And 

I feel it would be a disaster for New Jersey to get into it 

now, particularly in Hoboken where I live. I feel my town 

is in great jeopardy, the city that I have come to settle 

in and love a great deal, because of this bill. It is 

depressed now. The rents in Hoboken are very low. If you 

tell the landlords in Hoboken that they cannot raise their 

rents and they are going to have to keep them at this 

level, which is unreasonably low in the context of the 

Metropolitan area, it is really going to cripple the 
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e~c~::,.omy of Hoboken I feel. I guess than • s it. 

ASSEMBLYMAN MEGARO: Any questions? 

ASSEMBLYMAN IMPERIALE: Are you here representing 

yourself? 

MR. SINGLETON: Yes, I am. I feel very strongly apout 

this. In fact, I hope to go from here to a public hearing on 

the income tax ton'ight. I felt badly at various times in the 

past that the Legislature and my city government and other 

governments that represent me did things I didn•t particularly 

like after the fact. I believe that I have to get involved 

and I believe that everybody has to get involved. So if this 

Legislature now pases rent control, at least I have had my say. 

ASSEMBLY_·~-,.N IMPERIALE: I just wanted to say that your 

presentation was very warm and from the heart and I 

::.upre¢.ated ite 

ASSEMBLYMAN MEGARO: Thank you, Mr. Singleton. 

Our next speaker will be Mrs. Frances Farber. (Not 

present.) 

Mr. Russell Edmunds. 

RUSSELL E D M U N D S: Mr. Chairman and members 

of the Committee, I will attempt to keep within the five 

minutes that so many of the speakers before me have not 

done,at the risk of being a little disjointed. And I hope 

you will forgive me for that.:.<"ct 

Much of the ground I intended to cover, of course, 

has been covered. 

My name is Russell Edmunds. I am the President of the 

Troy Hills Village Tenants Association in Parsippany, New 

Jersey. This Association has sever& hundred members, not 

only from the de-.:,relopment where it started and whose name 

it bears, but throughout Morris County and the surrounding 

arease 

We feel very strongly that some sort of help for tenants 

is needed and we feel that this particular bill will indeed 

do a great deal to help the problems. 

= have heard many things here today which I consider 
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to be very specious arguments and a couple of them have not 

been rebutted. One of the facts which I think the Legislature 

should be aware of and I would hope that it is already is 

the fact that when many of these landlords and real estate 

interests come before you and talk about their returns and 

talk about profits and loss - when they compile a profit and 

loss statement from any of the bills which are based on a 

fair return, they are not talking about the real thing. 

They are talking about net profits. What goes into making 

up a net profit? - a little thing called overhead. That 

overhead includes salaries of all the corporate officers in 

that community's large complexes, such as my own. So if a 

bill is based on that, forget it. Because the corporate 

officers can get their salaries and charge them to overhead. 

Another thing - I think really when you are talking 

about a fair return, there is only one way to measure it. 

I submit that a fair return would be the amount equivalent 

to the amount of increase in ~epor of interest or of 

taxes which the landlord himself would be prepared to pay 

under similar circumstances if he had no tenants to pass 

the increase on to or to double the increase. 

I have statistics which will back that up. In 

Parsippany, for instance, the complex in which we started, 

Troy Hills Village, last year on the basis of an anticipated 

tax increase levied increases which averaged on the arder 

of 18 per cent for all apartments. In light of some of 

the figures that have been oited here, that rna¥ not seem 

like much. Their tax assessment, however, was decreased. 

The township appealed this assessment and the increase 

which was finally allowed for a 750-unit apartment complex 

was $18,243 in 1971, over 1970. That is a 6.4 per cent 

increase, for which they turned around and charged tenants. And 

originally, they weren't even going to have a tax increase. 

That's the kind of thing we are fighting. 

I laud the Legislature for its passage of the Tenants' 

Reprisal Bill. However, the major problem which caused 

that bill to be introduced and passed still exists - fear. 
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~-1' A.s does not represent a majori·ty of the tenants 

the complex or in the town by virtue of its membership 

rCJlls~ L1. spirit, however, we do represent them. I could 

not begin to tell you the number of c=tlls I have gotten 

from aggrieved tenants who are afraid to do anything. 

Another thing which has been mentioned here many times 

is a ~t~g called turnover. Mr. F~V#oberg discussed turnover. 

Gentlemen, turnover is not vacancy. I expect that everyone 

here realizes that, except the real estate interests who 

are trying to convince us that turnover and vacancy are the 

same thing. It just ain 1 t so. Also they are trying to 

include apartments which are going to be coming up. They 

donut take ~'- account the fact that these apartments have 

been rented three months previous to the time the lease expires 

+-- somebody else. They still count them as vacancieso 

~lother point - we have had several homeowr!ers. The 

Homeow:r.ers Association came before you today to tell you that 

the burden is going to be pass<ed off to them. These people 

are very unfortunately the victims of a mas;::Live, expensive 

and vicious advertising campaign waged by the I.,ar.Jl and 

Builders Associations of this state, which has been alluded 

to by previous speakers. As other speakers have mentioned, 

this is not the case. I will not belabor the point. 

There are provisions in this bill for service increases 

and I see no reason why a landlord cannot live wit.h them. 

The basic precept of this bill, as I see it, is to prrvide 

reliefc:fo~rtenants.. The major arguments against it a._,~ 

that it will stunt building growth or that it will restrict 

p:rivate enterprise. I label these arguments pure hogwash. 

There is no such thing as a free market right now in New 

Jersey in housing. Where we have a situation where a basic 

!1ecessity of life is being used by certain greedy int;c:ore,sts 

to abridge t.he rights of citizens in order that they.imay 

make ex:::ess prof:its, this is not a situation where we c:an 

sit and .:'.:Lsten to the high-priced attorneys 1 presentatio:1s, 

:;:v.·3.:.~'.i·~"'t.a::d.il"lg and advertising campaigns that these gent.lemen 
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have brought forth, paid for with their tenants' money. 

ASSEMBLYMAN IMPERIALE: You have one minute. 

MR. EDMUNDS: I would like to ask one rhetorical 

question for your consideration to any of the landlords. I 

don't expect an answer. I wonder how much the campaign they 

have waged against this bill so that they can continue in 

their greedy ways has cost their tenants in tenns of rent that 

has paid for this campaign and for the lobbyists whom you 

have heard here today, whom you will hear in Trenton all 

the time, because that is where they are all the time. 

It is high time the tenants got an equal break with 

everybody else and it is high time that people are not taken 

advantage of either because they are just starting out in 

life or on a fixed income or otherwise limited in their means 

and unable to fend for themselves. 

I sincerely hope and believe that the Legislature of 

New Jersey will take positive action and correct these 

problems • 

I do have some possible amendments to this bill which 

I will either go into right now or submit them in writing 

at a later date. 

ASSEMBLYMAN MEGARO: We would appreciate it if you 

will submit them. We will enter them into the record for you. 

MR. EDMUNDS: Thank you. 

ASSEMBLYMAN MEGARO: Are you finished? 

MR. EDMUNDS: Yes, I am. 

ASSEMBLYMAN MEGARO: Any questions? (No response.) 

Thank you very much, Mr. Edmunds. 

Our next speaker is Mr. Jack Farr, President, Knoll 

Gardens Association, Parsippany, New Jersey. 

J A C K F A R R: Thank you, Mr. Chairman. 

To begin, let me state there are over 1200 apartments 

in Knoll Gardens, which are represented by the Tenants' 

Association there. We have in the past when other bills of 

this nature were brought up obtained signatures and letters, 

etc., in favor of them and we can do so again. 
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We are very strongly in .favor of rent leveling legis­

·" .. ation, which is desperately needed and is long overdue. 

With very few exceptions, laws applying to landlord-and-tenant 

conflicts date back to somewhere around the Feudal times. 

Invariably the laws favor the landlord~ Even those laws 

passed last year which prevented landlords from ta~~g 

retaliatory action against tenants because of their member­

ship in a tenants' organization or their complaints to the 

Health Department, and provided for return of security 

deposits within 30 days of the termination of the lease, 

with penalties assessed for failure to comply, are not being 

enforced at all. 

In liste~ing to the previous speakers, it has been 

brought out that tenants have a serious problem. Unfortunately, 

"" 'll.ajority of landlords, although not all of them, don't really 

~are. I have had.tenants call me explaining a problem that • 
the landlord had been made aware of. The landlord's ~eaction 

to these problems waso 11 If you don't like it move." 

I point this out due to the wording in Section 9, 

line 19, where it has been stated that ,icjg,erar::.ce of t.he law 

is an excuse. Landlords, or a majority of them, are 

interested in making a profit and they are entitled to a 

profit. However, with regard to the question of a fair 

profit for landlords, I have worked a number of years in the 

commercial field of construction and lease-back propertiesD 

My experience in this field, though limited, has shown an 

average return on investment of between 11 and 13 per ~cnt. 

This is a figure that most reasonable investors are willing 

to accept and this is also based on a 15-year lease with no 

escalator clauses. 

Our landlord at Knoll Gardens has changed from a 

2-year lease to a b-year lease and at the same time increased 

rents up to 23 per cent and cut back services by 50 per cent 

in some casesQ 

It is my understanding that the tax bill presently 

h:o,:.:.::_g :::Jnsidered, as presently formulated, provides that 

'i' 'J pe:r:· ce:c.t of any property tax refund to landlords l>e passed 
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on to tenants. If this rent leveling bill is not passed and 

the tax bill is passed, what is there to prevent the landlords 

from raising rents to offset the refund they have made to 

tenants and claiming it as an expense? 

Young couples in the Morristown area - in fact, all of 

Morris County - find it extremely difficult to rent an 

apartment. As an example, it now costs $787.50 to move into 

my complex. This does not include any moving or other expenses. 

This is simply for obtaining an apartment. I am sure most 

of us here are old enough to remember when our parents or 

other family friends rented an apartment to save money for 

a down payment on a house so they could finally own their 

own home. I would like to know how young couples are expected 

to save money for a down payment when they have enough trouble 

just paying the rent? 

ASSEMBLYMAN MEGARO: Assemblyman Veit has a question. 

ASSEMBLYMAN VEIT: Mr. Farr, you mentioned that there 

was an increase of 23 per cent in rents. 

MR. FARR: Right. 

ASSEMBLYMAN VEIT: And this was over a one-year period. 

And there was a decrease of 50 per cent of services. What 

do you mean? 

MR. FARR: Well, by township laws we are required 

to have -- I believe it is township; it might be State -­

one superintendent for every hundred units. As we have 

1200 units, we are required to have 12 superintendents. We 

presently have 6. The landlord has consistently answered 

this query by saying that he has a problem getting super­

intendents and the turnover rate is rather large. 

ASSEMBLYMAN VEIT: So this is the 50 per cent cut 

in service? 

MR. FARR: Primarily, yes. He has also gone from 

painting apartments every two years to every three years. 

ASSEMBLYMAN VEIT: Has he cut out garbage collection? 

MR. FARR: No. 

ASSEMBLYMAN VEIT: Or do the people in your apartments 

have to wait an undue length of time to get something fixed? 
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MR .. FARR: Yes. 

ASSEMBLYMAN VEIT: How long does it take? 

MR. FARR: Of course, we only know from members 

who call us complaining they have been unable to get action .. 

We have cases where a tenant has complained for the last 

year about situations that have not been rectified. 

ASSEMBLYMAN VEIT: These were not health violations? 

MR. FARR: Some of them are safety violations, say, 

broken windows, where a man has cut his hand trying to 

open a window when it was broken. 

ASSEMBLYMAN VEIT: Has the Board of Health been notified 

about this? 

MR .. PARR: Yes. 

ASSEMBLYMAN VEIT: And no action has still been taken? 

MR .. FARR: No .. 

ASSEMBLYMAN ~vEIT: One other question: You say it 

costs $787 to move in.. Are you including security in that? 

-MR. FARR: One and a half months' security plus one 

month 1 s rent in advance. 

ASSEMBLYMAN VEIT: So it is not $787 a month then? 

MR., FARR: 

move in. 
No. It•s $787 to move in, to physically 

ASSEMBLYMAN VEIT: I didn 1 t think it was quite clear. 

I just wanted to make sure I understood you. Thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Farr. 

We are nearing the deadline hour. However, we still 

want to accommodate everyone who made this trip hert to 

speak. Is there anyone here who wants to present his 

statement to be entered into the record? That might eliminate 

some speakers and then we can hear the rest of the speakers'";' 

ASSEMBLYMAN VEIT: Let me just explain one thing. When 

we speak of the record, for those of you who are not familiar 

with our hearings, there is a recording being taken of these 

proceedings here and copies of the entire transcript will 

go to every Assemblyman and every Senator and also other 

interested parties. So the basis of the vote here is going 
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to be on the basis of this transcript, not necessarily what 

we hear here. So if you have a written statement, please 

put it on the record. 

ASSEMBLYMAN MEGARO: We will take first those who 

would like to submit their written statements. Is there 

anyone here who would like to submit statements? 

We want to hear everyone that is here. If you will 

all observe the five-minute limitation, I think we can 

accomplish it. Some of the Assemblymen have commitments. They 

have taken up time from their schedules today to be here. 

However, they are forced this evening to be at some affairs. 

Three of us will stay and hear the rest of the speakers. 

So if you all limit yourselves to five minutes, we can hear 

everybody before we adjourn. 

Mr. Robert Grant will be our next speaker. 

R 0 B E R T G R A N T: I will try to complete my 

statement in three minutes. I doubt if I will go much over. 

Mr. Chairman, at the outset, I would like to say 

that I am firmly behind the concept of this particular bill 

to regulate, control and stabilize rents in New Jersey, for 

it is very badly needed. 

I see no evidence offered that contradicts the statement 

that we have a housing crisis. The last figures I saw for 

the Parsippany-Troy Hills area were that we had a vacancy 

rate of .7. This was in 1970. The population has grown 

in the past two years. I would imagine that that vacancy 

rate has gone down in the last couple of years. 

Also, if we are talking about generally-accepted 

guidelines of what a person should spend on housing, we find 

most home economic instructors will tell us that 25 per cent 

of income should be spent on housing. This indicates the 

necessity for a salary of at least $12,000 to shelter people 

and their familiese Most New Jersey citizens do not have 

that level of income. 

Persons who invest their personal wealth in projects 
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t.his society have a right to a profit so long as their 

p~:·oduct does not deal in a shortage commodity that affects 

basic human needs. There is a differen«;:e in kind, not degree, 

between someone who is selling cars and someone who has 

invested their wealth into the public domain in the form of 

housing or food or clothing or any item of necessity. 

Concerning the specific aspects of this bill, I 

strongly support its general purpose. However, I find some 

t.hings lacking in its construction. Under the proposed tax 

reform package, I feel the landlords will reap a benefit in 

reduction of property taxes and yet are under no compulsion 

to pass along any such reduction in their cost to the tenants. 

Unless this situation is corrected, rents under the leveling 

bill will start off at an inflationary level that will allow 

,_(i c5.2.o:::ds a return on their money greater than that which 

is acceptable under the Federal price guidelines. 

I also feel rents could be reduced to allow both the 

tenant and the landlord to benefit under this proposed property 

tax reduction. 

Also - Mr. Farr alluded to this - under the la:rcguage 

of 656, we find that a court may find that the omission in 

giving a tenant information was excusable, taking into consider­

ation the owner's good faith, education and extent of owner­

ship of property. What is said in this section of the bill 

is that ignorance of the law is an excuse for noncompliance. 

I would suggest to the members of this Committee that bP .. ore 

the courts throw this section out for clearly not being in 

keeping with the legal tradition and mandate that ignorance 

of the law is no excuse, this section be rewritten to 

conform with legal tradition. 

In Section 11 of the bill we find the following: 

"A landlord may seek a service surcharge because of sub­

stantial increases in services, 11 etc. I would suggest that 

the word "substantial" be defined. 

During the course of the hearing, we have heard 

1 ""::·~"~~)::ls allude to the possibility that we are going to 
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impose upon the court system influx of cases dealing with 

tenancy. I think the following proposal may go a long way 

toward solving this. I would like to suggest that you 

add to this bill the creation of a Landlord-Tenant Relations 

Board that would in addition to the powers defined in Section 

10 of the bill cause to be submitted to binding arbitration, 

as part of the process of administrative relief, conflicts 

that arise between tenants and landlords, so that neither 

must seek relief in the courts, which is a most expensive 

process and is one which at times leaves a tenant with no 

recourse. The arbitration could be handled by the American 

Arbitration Association, a clearly non-partisan body and funded 

through the landlords by application of a small percentage of 

rent payments. 

As I said at the outset, I am firmly behind the concepts 

of this bill and I urge its immediate passage. 

ASSEMBLYMAN MEGARO: Thank you very much, Mr. Grant. 

Any questions? 

ASSEMBLYMAN VEIT: What group do you represent? 

MR. GRANT: I am a member of the Troy-Hills Village 

Tenants' Association, but I am speaking mainly as a concerned 

individual. 

ASSEMBLYMAN VEIT: Are you a candidate for public 

office? I see a McGovern button. 

MR. GRANT: Yes. I am running for Congress in the 

Fifth District. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Grant. 

The next speaker is Mrs. Tanner from the League of 

Women Voters. {Not present.) 

Maurice Finichel from the Stuyvesant Tenants' Association. 

{Not present.) 

Mr. David Mandel, New Jersey Tenants' Association, from 

North Bergen. {Not present.) 

Mr. Leonard Stevens, Woodcliff Gardens, North Bergen. 

{Not present.) 

Mr. Frederick Thiel, Summit Apartments, North Bergen. 

{Not present.) 
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Harriet :Polin, Verona Tenants 0 Organization. 

rtARRIET D 0 L I N: I am Harriet Dolin, 39 Lakeview 

Place, Verona. I am Acting President of the Verona Tenants 1 

Organization. 

Rents in all categories of multiple dwellings fr:om 

severely substandard to well-maintained luxury apartments 

in the past few years have been experiencing sharp rises 

in rent and a reduction of services. 

The excuses for the rent rises have been taxes. 

Yet, when the rent rises ii:n 1970-1971 for a number of 

properties in Verona are caleulated and adjusted to a monthly 

rent per size of apart~ment, one finds the rent increases 

cover the entire tax bill, not just the rent rise, but the 

entire tax bill. At the same time that these tax alibi 

"'S escalated rents, services dropped sharply. Some of 

t.he t~hat have been reduced are the cleaning of 

public areas, illumination of public areas, inside repairs, 

garbage removal, driveway repairs, s::.ow and ice removal and 

painting. 

One once moved into an apartment because the:.r :I_d.:~ e t 

want to bother with providing their own services, such as 

garbage, snow and ice removal and repairs. This is now 

a delusion. ~ents soar and services decline. Landlords who 

have bled their apartments and neglected repairs and not 

set up a repair and emergency fund cannot expect the tenants 

to pay for their mismanagement. 

At any rent level 0 from apartments over stores with 

leaky roofs to luxury high-rise apartments, tenants a:r:e 

being forced out because they cannot possibly pay the rent 

and still live® The 25 per cent of tenants in Verona who 

are retired people, a large portion of which are disabled, 

cannot pay the sharply increasing rents or afford extra 

mo~:n.es to pay for the services the landlord shou.l.d provide@ 

Ic fact, many people wh:) rent are t.oday paying 40 per cent 

or more of their income on rentG A person who is on Social 

s,eCLL. may very well be paying all of its benefits on rent. 
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Monies for other necessities must come from some other source 

and for many there are no other sources. Moving is usually 

out of the question because no cheaper apartments are 

available for these people and the physical and monetary 

cost of moving is prohibitive. 

Tenants at all levels are in fear of their landlords. 

They are afraid that if they ask for reasonable rents or 

services, or join a tenants' organization, their leases will 

be withdrawn or their rent increased. Most tenants are not 

familiar with the law and shy away from the trauma and 

expenses of the courts. They feel that their appointed 

legislators and other officials should.protect them against 

the Feudal landlord. 

The rights to the increases to be provided by rent 

leveling should be tied to the proper maintenance of a 

property - inside and outside of the apartments. 

Even if the income tax is passed and the tenants are 

rebated taxes on their apartments, there is nothing to keep 

the landlord from raising rents to recapture this money. 

It is necessary for a landlord to make a reasonable 

profit, say 15 per cent on his gross to include salaries of 

owner offices and apartments that they occupy, and for 

tenants to act in a responsible manner, but the landlords have 

no right to get fat on the food of the elderly, children and 

other tenants. 

ASSEMBLYMAN MEGARO: Any questions? 

ASSEMBLYMAN VEIT: You are from Verona? 

MRS~ DOLIN: Yes. 
'I 

ASSEMBLYMAN VEIT: The Verona Tenants: Association? 

MRS. DOLIN: 'rhe Verona Tenants' Organization. 

ASSEMBLYMAN VEIT: Does Verona participate.in the HUD ,, 
rent subsidy program for senior citizens? 

MRSo DOLIN: No. I have requested that the Mayor 

and Council look into this. 

ASSEMBLYMAN VEIT: No matter what happens here, I 

would suggest very strongly you do. Because in my community 
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c:·f. IJ""mont, we adopted this program and the people that are 

,~-j,sr it are very, very pleased with it. It is for those 

really sorely in need. 

MRSQ DOLIN: I am aware of it and I have brought 

this to the attention of the Mayor and Council" 

ASSEMBLYMAN VEIT: You mentioned that the garbage 

collection, etc. had dropped. 

MRS. DOLIN: In the apartment that I live in, we 

used to have in-building storage because we have basements 

our apartments that are accessible from the apartments, 

Two years ago, our rent soared from 40 to 55 per cent. 

A manager was put in so that the owners would think that 

we didn 1 t knuvv ~<.-:.ey still owned it and managed it - a super-· 

intendent. They put in containerization of garbage that the 

"'·r.ants now take out. There is a constant fight to keep 

tru2o cont.a.iner: closed•,;,. to prevent odors, animals in it, 

c,tc. The tenants can 1 t handle it if it is closed. It is 

that heavy. I am constantly fighting with the Board of Health 

on it. They tell me I a..'TI the only one c~Jmplain,ing. 

ASSEMBLYMAN VEIT: Does Verona have a local health 

ordinance which forbids in-house garbage storage? 

MRS. DOLIN: No, it does not$ 

ASSEMBLYMAN VEIT: Most communities do. 

MRSe DOLIN: Quite to the contrary, a maintenance code 

which has not passed but which is under conside:·ation would 

require insd.dec:itloaed containers though. The containers 

must be covered aqd taken out frequently enough so the~ .. ·:; 

wouldn't be garbage odor. 

ASSEMBLYMAN MEGARO: Any other questions? (No responsem) 

Thank you, Mrs. Dol~n~ 

Our next speaker'is Mr. Walter Cohn. 

WALTER C 0 H N: My name is Walter R. Cohn .• 

I am an attorney and I appear here today representing the 

Property OwT1ers' Association, an organization 20 years of 

age, the majority of the members being investment property 

CYWt:e:r:S o 
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They are fully aware of what a fair return on money is 

and I am amazed today that all of the speakers have dodged 

that answer. 

May I say, first, to read a prepared statement after 

this number of hours of rhetoric is an anticlimax. I would 

like just quickly to throw out thoughts. 

If you are going to have a rent leveling bill as a 

temporary expediency, tie in with it something to solve the 

problem. To say that we don't have a problem today is like 

putting our head in the sand like an ostrich. What we need 

are more apartments. If we have vacancies, you won't have 

landlords charging more than the people can afford. Do 

something to create more apartments. 

Now we have a housing finance agency we have an FHA. If 

you want to build apartments, you have to get mortgage money. 

The only way to get mortgage money today is to have a Federal 

guarantee or a housing finance agency bond issue. You just 

can't get those two things unless you fight for three or 

four years. I know. As an attorney, I have done it. If 

you want more apartments in this State, we have to have a 

statewide building code so you are not restricted by the 

local municipalities' stupid, irresponsible regulations in 

some instances. You must have a statewide zoning policy. 

That is a hot issue. But so is rent leveling and rent control. 

If you are going to take one, take the other one and put 

them both in the same bill. There is nothing that says 

if you have anything about rents you can't have anything about 

creating more apartment units to have those rents seek their 

own level No community has the right to be told, you can 

or can't have any particular type of housing in the community. 

But it has the right to be told, if you are going to have 

one, you are going to have all. Don't let the communities 

keep their heads in the sand. Have a statewide inspection 

system with statewide inspection standards so that all 

apartment owners have one standard. Force mortgage money 

to be available. Have an assigned risk mortgage pool like 
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·,tito:; fi!lally got for insurance, like we have for car insurancee 

.\l!.ake lenders lend. If they don't like it, put something 

in this bill to make lenders lend so that you can get 

apartment units. 

That is not an inconceivable concept. If the lender 

knows that to do business in the State of New Jersey he 

must lend in Newark or East Orange or Paterson or Jersey City 

or even in Vineland, in some suburban community where the 

risk is high, and if he doesn't do that lending on an 

assigned risk basis, he can't do business here, you will 

get housing in this State. But do something about having 

rents seek their own level. And that has to be done, as 

you have hear~ all day long, by creating the units. 

You want to know why buildings are abandoned. Sure, 

::. t may be rent control. But there are other basic reasons 

today in an urban community. Income doesn't meet expenses 

and the owner just abandons that building. There is another 

basic reason why buildings are abandoned. The plumbing is 

stolen~ The water meter is gone. You ·;JO back to the junk 

yard and find your own water meter if you know the n.HrrJJer 

on your own water meter. That is why owners in desperation 

give up buildings. 

There must be something done to create housing units. 

Create them in a municipality such as Newark or any of the 

urban areas. Create them in the suburbss 

Let me get very quickly to this bill 656 becaus~ 

very few people today have talked about the various p~..:;.­

visions of the bill. 

ASSEMBLYMAN MEGARO: You have one minute, Mre Cohne 

MR. COHN: The District Court is the place or the 

forum to go if you seek redresss As a practicing attorney, 

I can tell you in Essex County, for example, you file a 

suit and three years later you get to court. What is that 

going to do for a landlord or a tenant? The tenant disappears~ 

the landlord has probably lost his building to the mo:rtagee 

r:r t~-::a:n if he can • t get where he has to be rentwise. The 

''~a.·;haz:..~:ca.l operations you provide for in this bill from a 
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practical standpoint violate all the rules of court on 

service and on notification to tenants. I am pointing out 

some of the practical things in this bill. 

You provide for horne rule so the municipality can 

decontrol or control. If you have an apartment unit in a 

controlled :q~.unicipality and right across the street you have 

another apartment unit in a decontrolled municipality, there 

can be nothing but problems. At least have control on a 

statewide basis. 

You provide for increase in taxes. What about the 

increase in water bills and utility bills and sewer bills 

now in the City of Newark, for example? The sewer charges 

are enormous. What about the increase in fuel and insurance? 

You provide for an increase in taxes based upon the percentage 

of the square footage o~ the apartment building. In some 

communities the land is assessed for more than it is worth 

on a main street. You are going to have chaos if you are 

going to try to allocate tax increase on land in proportion 

to the size of the building and the dwelling units in it. 

ASSEMBLYMAN MEGARO: Thank you very much, Mr. Cohn. 

Are there any questions? 

ASSEMBLYMAN IMPERIALE: I'll bet that's the first time 

a lawyer has been cut short and couldn't talk any more. 

MR6 COHN: Oh, I am accustomed to it. Usually the 

judge says, "You have won your case. Sit down." I don't 

know whether I have won it today. 

ASSEMBLYMAN MEGARO: You have made your point. Thank 

you, Mr. Cohn. 

The next speaker will be Herman Greenberg, Property 

Owners' Association, Newark, New Jersey. (Not present.) 

Theodore Murnick. 
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T H E 0 D 0 R E E. M U R N I C K: My name is 

Theodore Murnick and I live at 375 Mt. Prospect Avenue, 

Newark, New Jersey. 

I am here today to speak out strongly and I hope 

soundly against proposed Assembly bill No. 656 - the 

act to regulate, control and stabilize rents in the 

State of New Jersey. I hope that after you have heard 

and carefully considered all the facts which I shall 

present, you will oppose this bill and let it die in 

Committee. I realize that there are many more tenants 

than landlords and therefore many more potential votes. 

However, in a matter of such importance I would hope 

you would base your decision on facts and sound 

reasoning rather than rhe~oric and emotion. 

Most of the speakers today have seen fit to 

cite several examples of exorbitant rent increases, 

however, only one man made mention of exorbitant 

operating expenses for property owners. 

Fact: Taxes in Essex County during the past 

five years have increased at astronomical rates. 

On the four properties I own, taxes now take more than 

one-third of every dollar collected. On one building 

which I own in East Orange, I paid over $50,000 in 

property taxes and collected less than $150,000 in 

rents. Yet, gentlemen, there has been no action to 

control taxes. 

Fact: In the past two years the cost of fuel 

oil has increased more than 50%, from 9.3¢ per gallon 

to 15¢ per gallon. Gentlemen, has there been any 

action taken to control the price of fuel oil? 

Fact: On three-year insurance policies now 

expiring in Newark and East Orange, new policy rates 

have increased more than 50% - if renewals are, in 

fact, obtainable. Gentlemen, has there been any 

action to control the cost of insurance or, in fact, 

make it available? 
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Fact: Costsof repairs and maintenance in the 

past few years have increased more than 50%. Plumbers 

and electricians now charge more than $12.00 per hour 

of bill time - up from $8.00 per hour. My elevator 

maintenance contract was increased from $55.00 per 

month to $125.00 per month. Gentlemen, has there been 

any action to control cost of repairs and maintenance? 

Fact: Interest costs during the past few years 

have gone up more than 30%. Rates of 5% to 6% are now 

being replaced by rates of 8% to 10%. In places like 

Newark and East Orange it is virtually impossible to 

refinance mortgages as they become due. Gentlemen, 

has there been any action to control interest rates or 

make financing available for inner city properties? 

My opposition to this bill is based on two very 

specific concepts. First, the concept of the bill is 

alien to our free enterprise system and second, the 

specific bill itself is so ill conceived, unreasoned 

and naive that I, as an intelligent person, would not 

want my name associated with it. 

To begin with, I will concede that there may 

be a few greedy landlords who have raised rents unconscion­

ably. However, that is no reason to unjustly condemn and 

punish all landlords. For the most part property owners 

today are working harder for smaller returns than ever 

before. The fact is that operating costs in New Jersey, 

particularly in Essex County, have risen at astronomical 

rates in recent years and landlords have been forced 

to raise rents to meet part of these expenses. 

I will try to cover my first objection to this 

bill as succinctly as possible since I am sure that all 

of the members of the State Legislature are familiar 

with and strongly in favor of the free .enterprise profit 

oriented system which is responsible for the growth and 

strength of our democracy. 
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As you are all aware, controls are alien to our 

system of goverr~ent and have and should only be invoked 

in periods of national emergencies, and in those cases 

they are sweeping across-the-board controls affecting 

all segments of the economy equally. Controls on one 

segment of the economy, particularly on a local or 

state level, are discriminatory, unfair and unjust. 

Who is to say what segment of a local economy should 

be subjected to controls - instead of rents why not 

school teachers 1 and municipal employees 1 salaries, or 

perhaps prices charged for hospital and medical care? 

What determines the subject and necessity of controls -

the existance of a real emergency or the rhetoric of 

one man and the number of potential votes involved? 

Gentlemen, I submit to you that in a free 

economy, controls are unrealistic and unworkable. I 

should think that the sad experience of rent control in 

New York City, with the loss of hundreds of thousands 

of housing units, would be enough to convince you that 

rent control does not solve the problems- it causes 

them. 

ASSEMBLYMAN MEGARO: You have one minute left 

sir. 

MRe MURNICK: May I please finish the statement? 

I believe I am the last or the next to last speaker and 

I have driven all the way from Newark. 

ASSEMBLYMAN MEGARO: No. We have quite a 

few to go yet. We have moved ahead to let you speak 

first. 

MRe M:JRNICK: It won 1 t take that much longer I 

will read--

ASSEMBLYMAN MEGARO: r•m afraid we are going 

to have to stick to the alloted time, we have really 

run over the time now. 

MR. ML~ICK: I would sincerely appreciate it if 

I could finish. I have heard you say many times that 

someone has been keeping track of the time spent and 

l22A 



many speakers have been here with questions for almost 

one-half hour. 

ASSEMBLYMAN MEGARO: We extended a courtesy 

to allow you to speak in order not to hold you right 

to the last minute. 

MR. MURNICK: I will stay until 8:00,9:00 or 

10:00. 

ASSEMBLYMAN MEGARO: Well, do you want us to 

call you back then? Can we go on to the other speakers 

and call you back? 

MR. MURNICK: If you will stay, I will stay. 

ASSEMBLYMAN IMPERIALE: No, I am sorry. Mr. 

Chairman, I think we have to draw a line someplace. 

We have been here since 10:00 this morning, trying 

to be courteous,and I think that the least you could 

do is help us out in this situation, Mr. Murnick. 

MR. MURNICK: I will read as quickly as possible. 

ASSEMBLYMAN IMPERIALE: You have one minute ,and 

after one minute, I am not going to listen to you any­

more, sir - and I say that very respectfully. 

MR. MURNICK: Mr. Imperiale, as one of your 

constituents living in North Newark, I don't think 

you are being quite fair at all. 

I will submit the rest of my statement to the 

stenographer. However, I don't think that is the 

way to treat someone who has driven down here and 

waited until 6:30 while all day long we have had 

people in favor of the bill given as much time as they 

wanted. As one of the few people present who are 

in opposition to the bill, I have specific things 

relating to the bill which very few people have mentioned 

and I think as a service to the people of the State 
' 

of New Jersey you should listen to the specific objections 

I have to the bill. I will, however, stop talking 

about the basic economics of price controls. 
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The greatest flaw in the proposed bill is in 

Section 8 which ties rent increases to increases in the 

consumer price index for northern and sourthern New 

Jersey. The consumer price index is a measure of certain 

standard consumer costs and is totally irrelevant to 

the costs of operating a property. If one considers the 

items used in the calculation of the consumer price 

index and then looks at the costs--

ASSEMBLYMAN MEGARO: We have to limit it to 

one minute. I am awfully sorry, we have cut the 

previous speaker short, it is a rule of-­

ASSEMBLYMAN VEIT: If you want, you can stay 

to the end I'll wait around to hear you and we will 

get it on the record. 

MR. MD~ICK: That would be fine. 

ASSEMBLYMAN VEIT: All right, thank you. 

ASSFJ1J.BLYMAN MEGARO: Mr. Isadore Weiss, Financial 

Secretary, . T.enants Rights Associa.L.:Lor·~. 

I S A D 0 R E W E I S S: Mr. Chai:~rna.n ... Members of 

the Committee, much has been said today and in ord·2r no+­

to repeat what was said I will just give you a few 

short statements. 

I am Financial Secretary of the Tenants Rights 

Association, P. o. Box 169, Cranbury, New Jersey. 

This association represents tenants in East Windsor 

Township and the sourrounding areas of Mercer Coun+ 

It is in favor of Assembly bill no. 656. 

Rentals in our area have increased by as much 

as 25% in about 2 years, before federal guidelines 

became effective. 

Bill 656 is necessary to keep rents from going 

sky high when federal guidelines are removed. Our 

association urges all New Jersey Legislators to vote 

for this bill and e.r"l.act it without delay. Thank you. 

ASSE.MBLYMAN MEGARO: Thank you, Mr. Weiss. 

You have been very cooperative and we really appreciate 

your concern for the Legislators. 
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Mr. Thomas J. Dawson, Second Vice-President of 

the Lindenwold Tenants Association, Inc. 

T H 0 M A S J. D A W S 0 N: I too will be brief. 

ASSEMBLYMAN MEGARO: Thank you. 

MR. DAWSON: It has been a long day. 

Mr. Chairman, Members of the Assembly Committee 

on Municipal Government, as Second Vice-President of 

the Lindenwold Tenants Association, Inc., the largest 

tenants association in South Jersey, I have been asked 

by the tenants of Lindenwold and by other tenants in 

the South Jersey area who are presently organizing their 

own tenants associations and groups, to urge the passage 

of the emergency rent leveling act, Assembly bill no. 656, 

to enact statewide rent control during the period of 

the housing emergency. 

Because of the testimony already given demonstrat­

ing the abuses of many unscrupulous landlords who are 

taking advantage of the housing shortage, even during 

a so-called period.of Federal rent stabilization, and 

showing the need for such legislation, I will not take 

up more of your time on this point. But I will urge 

passage of Assembly bill 656 and to refer you to the 

testimony offered by Martin " Aranow, President of the 

New Jersey Tenants Organization, our parent organization. 

However, I do come to you in another capacity 

and that is as the Assistant Commissioner of Rent 

Control for the Borough of Lindenwold. In November 

of 1971 the voting citizens of the Borough of Linden­

wold by a 2 to 1 margin demonstrated their desire for 

a municipal rent leveling ordinance. In January 1972, 

in response to the citizens'mandate, Lindenwold Borough 

Council passed a local bill establishing the ~office of 

Rent Control Officer and Rent Control Commission, empowered 

to investigate, review, and either allow or prohibit 

rent increases by landlords in the Borough during a 

period when the apartment vacancy rate in the Borough 
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.is 5% or less. 

Because of the Emergency Stabilization Act, 

however, the Corrunission is powerless to enforce the 

local ordinance until the rent stabilization provisions 

of the federal law are declared discontinued. Therefore, 

until that time comes when our own local Rent Leveling 

Corrunission may act, the Lindenwold Rent Control Corrunission 

has sought to cooperate directly with the Internal 

Revenue Service to speed relief to tenants in our 

Borough whose landlords have violated the federal lawo 

Now, as you may know, many municipalities,through 

city or borou.gh council action, like Lindenwold, have 

attempted to enact municipal rent leveling laws and have 

set-up concurrent rent leveling corrunissions to stabilize 

r.;o ... ,ts '\~rhe;re landlords have taken advantage of the hous­

ing shortages in their towns. 

However, many of these local ordinances have 

been declared unconstitutional by m::.r State Courts on 

the gounds that rent leveling as enact-ed by borough 

councils alone are not consistent with the State 

Constitution and that there are no allowances for the 

existence of such laws in existing State legislation. 

It is true in the case of our Borough of Linden­

wold that unlike all of the towns where rent leveling 

ordinances have been declared unconstitutional, our 

own rent leveling ordinance was enacted as a result 'f 

a direct mandate from the citizens of the town in the form 

of a referendun1. Therefore, it is hinted that our local 

ordinance may bave a chance of surviving a court contest 

on the grounde of constitutionality. However, as 

Ass:i.Jstant Rent Control Corrunissioner and also speaking for 

the rent control officer for the Borough of Lindenwold, 

I do not like the odds that are pitted against us. 

Like other cities and towns whose rent leveling laws 

ha;;=:: been declared unconstitutional, we also fear that 

the sarn.e fate awaits our own rent leveling law. 

Therefore, not only do I come to you as the 
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Vice~President of the Lindenwold Tenants Association, Inc., 

to urge passage of Assembly bill 656 but I also come 

to you as the local Rent Control Commissioner to urge 

that Assembly bill 656 also include in it amending 

provisions to allow for the existence of local rent 

leveling laws and commissions to administer them, 

should local communities choose to enact such local 

legislation. 

It is my belief, after working this short time 

on the Commission, that if a town so chooses, a local 

rent control board or commission can more effectively 

determine local apartment vacancy rates and deal more 

effectively with the illegal rent increases and other 

violations by landlords under their local jurisdiction. 

Such amending provisions are not intended to 

detra.ct from the powers currently proposed in Assembly 

bill 656. What I do suggest, however, is enabling 

provisions in the currently proposed legislation allowing 

for the existence of local rent leveling ordinances 

and commissions and an exemption from the State law 

for local rent leveling laws and boards whose towns have 

chosen to administer local rent leveling provisions that 

can better serve their citizens than perhaps a statewide 

rent leveling law could provide. 

I would like to take issue with two things, and 

I will only take five seconds to do this. In response 

to the question concerning rent control impeding new 

houeing construction, I would like to point out that in 

the Borough of Lindenwold since the time last November 

when our rent control law was enacted, seven new 

apartment complexes have begun to be constructed. Also 

as fa~ as the argument that tenants are not paying 

their share of taxes in the Borough of Lindenwold, it 

has been found that--

My time is up? O.K. thank you. 

ASSEMBLYMAN MEGARO: Thank you, Mr. Dawson. 

Are there any questions? 
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(no questions) 

Mr. Joseph H. Martin, Appraiser and Tax Assessor 

from Lawrence Township. 

J 0 S E P H H. M A R T I N: Much of what I am going 

to say to you is going to be slightly off-the-cuff 

because of the lateness of the hour. 

In the first place, you gentlemen are to be 

commended for your patience here today, with all of this. 

You remind me of myself somewhat~ I do revaluations 

of municipalities and after the revaluation notices go 

out, we have to sit down with all of the taxpayers in 

that particular municipality and explain all our actions 

and we need an awful lot of patience also. If there 

is anybody in this State that is more verbally abused 

than politicians,and if there is anybody in this State 

that is more oppressed than landlords, it is tax assessors. 

I found out about this bill late last week, 

really, and I made a request to present myself here today 

because I am here due primarily to the fact that I do 

feel very sincerely that this particular bill is going 

to cause a shift in property taxation in every municipality 

in which ren~ control .is in effect and that the shift is 

going to go from the uncontrolled real estate to the 

controlled real estate. 

I will read segments from my article on it and 

I would encourage this particular committee to l'I\O.ke spe­

ci;fic J:"af*re9c~ to the Tax Study Committee's Report 

and to t.he Local Property Tax Bureau and to the Assessor' s 

Association in this State and find out truthfully from 

the professionals in the business exactly what their 

feelings are on the effect of rent control upon property 

value, particularly multi-housing. 

I believe it is clearly established by New Jersey 

L~w that property shall be assessed for taxes at full 

and fair value, which means the price at which the 

assessor would believe the p:coperty would sell for at 

fair and bona.:t+;i..,~ sale by private contract on October 1 
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of the pretax year. The sale should be considered as 

one between the willing seller and the willing buyer; 

that is, one not obliged to sell dealing with one not 

obligated to buy. 

The 1947 Constitution of our State is the guiding 

instrument to all Sta~e Legislation, including the act 

dealing with local property taxation. It sets forth in 

Article VIII, Sectioni, paragraph I, "that all property 

shall be assessed for taxation under general laws 

and by uniform rules." All real ~yn -. ho1.1ses, apartments, 

industrial complexes, and commercial real estate.- 11 shall 

be assessed according to the same standard of value 

and taxed at the general tax rate of the taxing districts, 

for the use of such taxing district. 11 

The reason that I brought that out specifically 

in this particular report is that there have been 

statements here earlier in the day by Mayors who are 

totally confused and contradictory in this particular 

area. You cannot have dual assessment, it is uncon­

stitutional under our 1947 Constitution. You cannot 

set a different standard of value for one class of 

property versu:s another class of property. The Tax 

Study Committee's report is very emphatic about what 

has happened in certain municipalities - the regressivity 

of taxation, the different coefficientsthat have happened 

in municipalities throughout the State over the years 

and the erosion of the tax base because of such things 

as this, which would further amplify the fact that 

property taxation as we know it on a particular class 

of property is going to be controlled through rent 

control. Hence, if you limit rent control-it must be 

clearly understood by this Committee today - if you 

limit rent income on a particular apartment project, 

you,by necessity - you have no choice - you are limiting 

the value to which the money would pay for that particular 

property and if you limit the value of that particular 

property, unquestionably you have to limit the taxability 
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of that particular property. 

I am going to give you a quote from a particular 

publication called, 11 Appraising Apartments 11 , published 

by the Society of Real Estate Appraisers in 1963: 

11 What does g·X9·ss income have to do with that 

assemblage of soil and building material called an 

apartment? In a free society, the very existence of 

the apartment depends upon its inherent ability to earn 

an income for the one who is willing to take the risk. 

The entrepreneur invests his money in this sort of 

project with the expectancy that it will earn an adequate 

return. So the revenue attributable to this type of 

property. is the key to its value. 
11 The public mind establishes relationships between 

earning power and value. In the market place, the investor 

is willing to pay a certain amount of money for a certain 

anticipated quantity and quality of income. The quanti.ty 

has to do with the amount and the quality has to do with 

the relative certainty and durability of the income 

stream. The relationship set in the market place will 

vary with the size, type, age and location of the apart­

ment as well as other factors. Once this relationship 

is establ,ished, the income tends to govern the value of 

the property. 11 

The technique, etc., of income approach to value 

that is used in evaluating garden apartments could be 

easily explained but I will not do that at present. 

I do want to end w~th a direct quote from Report Number 

Two, New Jersey Tax Policy Committee, page 38: 

11 The Committee recommends that no program should 

be considered which would classify real property for 

local taxation, or further reduce the property tax base 

or distort its use to distribute the local tax burden. 

The massive reducation in overall property tax burden 

proposed by the Committee is intended to provide basic 

correction of the causes of pressure for further 

exemptions or subsidies for housing investment, and the 
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income taxes recommended by the Committee will deal 

equitably with owners of income-producing property." 

ASSEMBLYMAN MEGARO: Thank you, Mr. Martin. 

ASSEMBLYMAN IMPERIALE: I'd like to say thank 

you for your refreshing remarks about the Committee, 

we certainly appreciate it. 

ASSEMBLYMAN MEGAHO: Mr. William Jackson, 

real tor and apa:r.·t.ment ov'Yler of New Brunswick. 

W I L L I A M J A C K S 0 N: After listening to all 

the pleadings for time, I have to ask for more time 

on the grounds that I am the only minority that is 

appearing today. 

(laughter) 

And then should I be den:i .. ed, I have to charge 

you. all with dLc:;cr.i.mination. 

(laughter) 

ASSEMBLYMAN MEGAH.O: Listen I have enough 

problems with that. now. 

MR. JACKSON: You see, that is in lieu of being 

co-sponsor of the bill. 

ASSEMBLYMAN MEGARO: Not to join in, but I 

think you are the only black person testifying today. 

MR. JACKSON: 'I'hat 's exactly what I mean. 

(laughter) 

I think I can do this in five minutes7 I will 

make every attempt to do it and stick right to the time. 

If you would flag me at 3~ minutes I would appreciate 

it, then I know when my time is over, o.k'? 

My name is William ,Jackson, I live and make 

my living in Middlesex C'-Junty" I am opposed to this 

bill becaus~ it i.s not going to help the minority people. 

I was born ;::~nd raiserl in New Brunswick, I have 

lived with and been a student of the so-called urban 

crisis all of my lif0. I can't speak 3bout those plush 

high rent districts up on the Palisades but I can speak 

with authority and experience on what. is going on and 
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the housing problems of urban New Jersey. 

I am a realtor~ I also own some apartments. 

I have worked with tenants and landlords for most of my 

adult life. I have been a tenant and a landlord. I 

know both sides of the story and I know the problems of 

both. 

It seems to me that rent control is an example 

of confused priorities. What we really need - what the 

minority people really need - is more housing. 

It is nice to tell poor people that you are 

going to hold down their rents, but it really doesn't 

mean a damn thing if they have nowhere to live. 

Rent control may be a crucial convenience for 

those $400-a-month fellows up in Fort Lee, but let's 

not masquerade this as a salvation for the disadvantaged 

in New Brunswick and Asbury Park and places like that, 

or anywhere else in the State because their concerns are 

much more basic. 

Minority people are first concerned about whether 

they have a roof over their heads, whether their homes 

are free of roaches and rats, whether they have adequate 

police and fire protection. 

And maybe it's about time we looked to the empluyer 

to make sure he pays his black or Spanish-speaking help 

a living wage so that they can afford an equitable rent. 

Let's not pin the whole rap on the landlord, let's not 

look only to the landlord to answer for the sins of 

society in general. 

I say rent control, particularly, is a cop-out. 

It will not improve the poor man's lot. It will benefit 

those that need it the least, those people in the high­

rent districts. 

You might even call rent control segregation, 

twentieth century style. It's a very sophisticated 

way of keeping black and Spanish-speaking people back 

down on the farm - they are locked into the ghettos more 

than ever before. 
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Why? Because rent control derails the natural 

mobility of our society. Poor people with a chance 

to make it are forced to stay put because there are no 

apartments available. None get built under rent control 

and the fat cats are not about to move because their 

rents are low. No construction and no movement equals 

no apartments for black people. And you don•t have to be 

a Sam Spade to figure that one out. 

Now what other gifts will rent control bear 

for the minority people. Take the landlord in a tight 

profit situation. Suddenly pinched by rent control, 

he has to cut his maintenance program in order to 

survive. I ask each of you if you had to make a choice 

between painting your house or sending your youngster 

to college, which would you do? So now we are stuck 

with cutbacks in maintenance or services, or both. 

The concern is more with services than raising of rents. 

And what about the minority member, who somehow 

scratches enough together to buy a three or four-

family house in one of our cities? At best his p.rofits 

are marginal under ideal conditions. His mortgage 

payments are based on his projected income. And 

although rent control pr~tty well knocks his income 

projections for a loop, rent control does not control his 

taxes or his bills. 

And who suffers most under the black market 

conditions created by rent control? Minority people 

who need apartments most. These people are least 

prepared to pay the under-the-table payments to the 

superintendents for preferential treatment. 

The bottom line is that we simply need more 

housing - housing of all kinds. I would like to see 

the proposals outlined in Governor Cahill 1 s housing 

message followed to reach this end. 

Let•s establish uniform building codes and 

eliminate discriminatory zoning to prime the housing 
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market. To date, zoning and building codes have been 

the chief architects of 11 de facto 11 segregation in 

New Jersey. These factors, more than anything else, 

have served to keep the minorities down on the farm. 

We made it to the front of the bus, but this bus doesn't 

stop in suburbia. 

For example, New Brunswick has 5.3 square miles 

populated by 40,000 people. Nearby Piscataway has 18.9 

square miles with about 39,000, East Brunswick has 

21.5 square miles with a population of 34,000. The 

moral of this story is, of course, that we need zoning 

that would permit production of housing for all 

people, not just for some of the people. To put it 

another way, home rule should be respected when possible, 

however, there comes a point when regional interest is 

more to the public interest than home rule. Rent control 

does not give us the answer, it merely compounds the 

problems. .. 
Certainly the subject of property tax relief has 

been adequately covered by the Governor, so there is 

no reason to verbalize anything on that score, except 

to say: We praise it. 

To digress for just ·a moment, I believe that the 

State should also entertain training programs in the 

industry for minority members, to train them as profes­

sionals who would locate and arrange development of sites 

for lower and middle income housing. I think a large 

part of the problem of the shortage of minority housing 

lies in the fact that there is really no one truly 

seeking out the building opportunities for the minority 

communities. The State must become involved on a day to 

day basis through free enterprise. 

In conclusion, I reiterate that despite what 

they think in Fort Lee, housing - not rent - is the 

black man's problem in New Jersey. We are falling 

behind by some 70,000 units each year. I say, provide 
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the housing first. The lack of housing supply is 

critical. A key solution to this rent control question 

is programs to save existing housing and opening the way 

for large numbers of new housing. 

I cannot over-emphasize the need for more 

housing of all types, for all people. We are now 

paying the price for the lack of housing - now, today. 

With rent control we would be paying an additional 

price in the future - can we afford that future? 

·ASSEMBLYMAN MEGARO: Thank you, Mr. Jackson. 

Assemblyman Veit? 

ASSEMBLYMAN VEIT: I'd just like to say that 

most of the people that gave testimony today added some new 

points but your presentation was totally refreshing and 

gave a total new slant on the problem and I want to 

thank you personally~ 

MR. JACKSON: Could I just say one thing? You 

talk about the Elizabeth situation. Here is an example -

and this is a tragedy all throughout New J~rsey- it's 

high time that the legislators stop waiting for the 

Federal Government. Forget about the 11 big grandaddy ... 

I think it is about time to look into Elizabeth, New 

Brunswick and Trenton and some of these other places 

and underwrite the cost that is needed for Elizabeth. 

It is as .. ~imple as that. And if you want some one to 

volunteer on these problems, believe me, I am available 

because I think we are in bad shape and there is just 

too damn much rhetoric and not enough action. 

I have some other thoughts on the subject and 

I would be glad to talk with any of you some time later. 

ASSEMBLYMAN MEGARO: Thank you very much. 

You can take me back on Route 22, Bill. 

(laughter) 

Our next speaker will be Mike Leggiero of the 

North Hudson Community Action Corporation. 

(not appearing) 

Jerald H. B~ener, Councilman 5th Ward, Roselle. 
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(not appearing) 

Dennis Riley, President of the Lindenwold 

Tenants Association. 

HANS 

(not appearing) 

Hans Lechner, homeowner. 

L E C H N E R: I am Hans Lechner, I used 

to be a real estate agent, I managed properties in 

New York under rent control and managed garden type 

apartment build:ing~ in New Jersey and uncontrolled 

buildings in Philadelphia and I am today a boiler 

operator and I own property which would be decontrolled 

under this law - one and two family houses - and there­

fore :I am. not. ipvolved. 

I came here because I have seen the disasterous 

consequences of rent control in New York and I want to 

warn you not to have it in New Jersey. 

The majority of those who propose it come from 

the Northeastern part of the State where they have an 

influx of people .from New York, who run away from New 

York, and they are now proposing the same thing he~e 

in New Jersey and the rest of the State should not 

suffer from this. 

The problem here is simply this, if you have 

rent control you want to cut the rents down. If the 

same loaf of bread sells for 30¢ in Trenton and for 

39¢ in Morrisville, your would have a shortage of bread 

in Trenton. The same thing applies to apartments. If 

the same apartment rents for $90.00 in Trenton and for 

$100.00 in Morrisville, you will have a shortage of 

apartments. You can't get around it, it is a basic 

issue. You can have professors or anybody tell you 

different but that is the way it is. 

As far as the problem of all the people's 

concern, I want to remind you that when I was a child 

my grandmother lived in our house and this might go 

a long way to alleviate the shortage because there is 

nobody like a grandmother to take care of children. 
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Today the standard of living has come up to 

such an extent that every old couple wants to have 

their own apartment. This just can't be don~~ the 

market isn't there. The problem has come suddenly, we 

are not prepared for it. If these people would think 

what should be done then we would have a lot of problems 

eliminated, grandmothers would be home when mother 

goes out to work. 

If we control rents, we should control everything 

else - clothing, transportation, cars and wages; one 

doesn't go without the other. It is a federal problem, 

we would have to have federal control and federal 

control has said that they want to get out of business 

when the rents have come down to 3% interest per yea:r·. 

Now, this will take a long time, therefore there is 

absolutely no need to have any standby control today 

because all of the disadvantages of rent control are 

not being solved. 

You don't reduce rents until federal rent 

control goes out but you have the sword hanging over 

you and builders will not come into New Jersey, we all 

know that. 

Rents were frozen by Federal law as of August 

15, 1971, so a level as of January l, 1972, is usually 

that same as that of the earlier date. Most of these 

rents were at a rate agreed upon in leases beginning 

in September 1970, .or, in the case of 2 and 3 year 

leases, 1969 or 1968. To set rent levels for some time 

in the future at a level prevailing several years ago 

is unrealistic, and completely unfair in light of the 

rise in other costs. In the absence of any transitory 

regulations, the only acceptable rent level at which . 

State controls could start would be the rents actually 

in effect on the day State controls become effective. 

Any rent control law that does not decontrol 

vacancies is most likely to become a permanent institu­

tion. The proponents of this law have wisely inserted 
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Article 26, page 8. Instead of limiting the time rent 

control should be in effect, it would be better to 

decontrol a proportionate share of dwelling units 

every year, starting with vacancies~ let us say, decontrol 

1/6 of all units every year, which would lead to 

self-liquidation of controls without further administra­

tive process. 

I believe the definition of a two-family house 

is simply that if there are two kitchens in a house, 

it is a two-family house. Senate No. 117, page 1, 

sponsored by Brown, says exactly that. This definition 

here is very unclear. 

I would mention some specific points - which are 

incredible - that were not mentioned before. It says 

here in section 15, page 6, no landlord shall charge any 

more rent than he has received on January 1st of the 

year this act was approved. If rent control goes 

out in three years, then we will have a rent rollback 

of not only three years, because the rents from January 

1, 1972 correspond actually to the rents that were 

charged on September 1, 1970, but in other words, you 

would have a rollback of five years if this we~e to be 

enacted. 

You must exempt all new construction, otherwise 

nobody will ever come in, and vacancies should be 

decontrolled. 

I will send you a statement and I thank you 

very much for your time. 

(see statement on page 161A) 

ASSEMBLYMAN VEIT: We would appreciate that 

statement. 

ASSEMBLYMAN MEGARO: Our next speaker will 

be Franklin Kartun, property owner. 

(not appearing) 

Is there anyone here:.that would like to speak? 

Mr. Murnick - last but not least. 

MR. MURNICK: My name is Theodore Murnick, 
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375 Mt. Prospect Avenue and I will continue where I 

left off before. 

Basic economics dictate that income must equal 

expenses plus profit. If you control and limit the income 

without controlling and limiting the expenses you first 

reduce and then eliminate the profit and then you eliminate 

the business. Remember, rents are a function of costs -

help control costs and rents will be controlled. 

My objections concerning the specific bill in 

question are many and I hope that if the property owners 

and tenants of this State must be burdened with a law to 

regulate, control and stabilize rents it will at least 

be a well reasoned and thought out bill that is fair 

and equitable to both property owners and tenants 

alike. Frankly, the proposed bill is so bad and illogical 

that the best thing to do would be to start from t.he 

beginning again. However, since we must work with what 

is before us, I will direct my comments to it. 

To begin with, although, .there rh.ay be a housing 

shortage .. ;in this State there is no housing emergency 

as certain people would lead you to believe. The 

housing stock in this State is, has been, and will 

continue to increase in the fure. seeable future. Vacancy 

rates in many areas are low because comparative rents, 

taxes and costs of living in New Jersey are lower than 

in surrounding states and therfore we are attracting a 

new inflow of inhabitants. As the population increases 

in the State, largely from outside of the State, the 

existing supply of housing is filled up and then expanded. 

This situation will continue as long as the State of New 

Jersey is more attractive to live in than elsewhere. 

Since this bill is predicated on the existence of an 

emergency - and there actually is no emergency - the 

reason for .the bill disappears. 

The greatest flaw in the proposed bill is in 

Section 8 which ties rent increases to increases in the 
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consumer price index for northern and southern New Jersey. 

The consumer price index is a measure of certain standard 

consumer costs and is totally irrelevant to the costs 

of operating a property. If one considers the items used 

in the calculation of the consumer price index and then 

looks at the costs of operating property, the absurdity 

of the standard set forth in Section 8 becomes apparent. 

Compare apples and apples gentlemen, not apples and 

pears. An index of operating costs might be feasible -

the consumer price index is ridiculous. 

Another major flaw in Section 8 is that no 

provision is made for differentation of properties by 

size, type, age, location, etc. It should be obvious 

that operating costs are based on many, many variables. 

Maintenance costs increase with the age of a building, 

expenses in a new garden apartment in the suburbs are 

less than a high rise in the city. What about properties 

in central cities where costs are constantly escalating 

because of vandalism and tenant abuse. Do you really 

believe there is no difference in operating costs in a 

50 year old building in Newark as compared to a new 

garden apartment complex in the suburbs? Do you think 

insurance ra~es in Newark are tied to the consumer 
price index? 

f 

New York City, after many,many, years is finally 

abandoning rent control in favor of a maximum base rent 

formula designed to provide a fair return to property 

owners and halt property abandonment. I urge you to 

review the complex procedure involved in calculating 

the maximum base rent before you give any consideration 

to tying rents to the consumer price index. Among 

other things, the calculation of maximum base rents 

is tied to the age of the property, the number of 

stories, the number of elevators, the square footage 

of each apartment, the size of the staff, the location, 

and actual operating costs. 

Another great defect in this bill is that no 
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provision is made for permitting a property owner a 

fair, or for that matter, any return on his invest-

ment. There is no provision for hardship increases 

to cover actual operating costs. Instead there is a 

hodgepodgeofpossible-surcharges so that a tenant's 

rent could cOnsist of a basic rent, a consumer price 

index increase .__ permitted by Section 8, a tax sur­

charge permitted by Section 9, an increase service 

surcharge.permitted by Section 11, and a capital improve­

ment surcharge permitted by Section 12. Each of these 

surcharges would require separate and complex calcula­

tions andm the case of.the surcharges permitted by 

Sections 11 and 12 require the.county district court 

to make the determination of the amount of the surcharge. 

Section 20 also places the additional duty on the district 

court to determine the reasonable rental value of a 

housing unit in-which services have been decreased. 

Of course, this. being a well thought·out bill, no 

standards for the determination of the surcharge or 

the reasonable rental value are set forth. 

This brings up another absurdity of this bill. 

At a time when our court dockets are overburdened and 

crowded, where cases sometimes taleyears to be heard, 

the drafters and sponsors of this bill, in their 

infinite wisdom,have seen fit to direct the district 

courts to undertake substantial additional duties which 

are totally outside of their expertise. 

On top of involving the district courts the bill 

then goes on to create another state government bureau­

cracy - a Bureau of Rent Leveling with relatively 

unlimited power. Section 19 creates undue and un­

necessary administrative burdens while Section 20 

imposes additional burdens on both the property owner 

and the district courts. 

Gentlemen, I would like to summarize my opinion 
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of Assembly bill 656. First, there is no reason or 

justification for singling out rentals to be regulated, 

controlled, or stabilized in our free enterprise system. 

Controls ace alien to our American private property 

system and should not be imposed on only one segment 

of the economy. However, if because of political 

pressures or otherwise, you deem it necessary to discrim­

inate against the property owners in the State of New 

Jersey and decide to regulate, control or stabilize 

rents, it should be done in a thoughtful, realistic 

and reasonable manner. 

The proposals contained in Assembly bill 656 

are totally uhrealisJic and unreasonable for the 

reasons stated above and should not even be considered. 

After carefully reading the proposed bill it is 

obvious that little if any thought was given to the 

property owners• problems, while much thought was 

given to the potential votes of tenants. I urge you 

to let this bill die the death it justly deserves. 

Thank you. 

ASSEMBLYMAN .MEGARO: Thank you, Mr. Murnick. 

Are theze any questions? 

(no questions) 

That concludes our hearing. 
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RENT SURVEY- May, 1970 -April. 1972 

TENANTS ASSOCIATION OF ELIZABETH, NEvl JERSEY 

Newark Avenue, Elizabeth $131').0()- Sl85.00 55. 

l•Jestfield Avenue II II l1s.nn ]85.00 sn. 

No. Broad II II 140.00 190.01) so. 

1 Templeton Arms II II 120.00 165.00 45. 

644 Salem Avenue II II 245.00-- 3()0.00 55. 

539 No. Broad St. " 
,, 

170.00 200.00 30. 

519 rvestf ield Ave. ., " 139.00 - 190.00 51. 

943 No. Broad St. II II 142.0() - 165.00 23. 

233 yJ. Grand St. " II 140.00 188.00 48. 

923 Westfield Ave., Rahway 115.00 - 128.00 13. 

553 Newark Avene, Eliz. 120.00 - 160.00 40. 

653 -N. Broad St. , II 180.00 230.00 50. 

657 N. Broad St. II 165.00 - 175.00 10. 

920 N. Broad St. II 137.00 - 160.00 23. 

801 N. Broad St. II 205.GO - 243.00 38. 

625 N. Broad St. II 165.00 - 235.on 70. 

775 N. Broad St. II 125.00 - 161. 01') 36. 

850 w. Grand St. 150.00 - 215.00 65. 

415 Cherry St. 177.00 - 210.00 33. 

750 N. Broad St. 284.00 360.00 76. 

220 Parker Rd. 1~3."0 - 190.0() 27. 

58 5 Newark Ave. 223.1')0 - 295.00 72. 

610 Salem Ave. 110.00 - 150.00 40. 
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RENT SURVEY (CONTI D) . -2-

307 w. Jersey - Eliz. 120.00 - 175.00 55. - 45% 

652 Salem Ave. - II 105.00 - 153.75 48.75 - 45% 

912 No. Broad 95.00 - 125.00 30. - 35% 

220 w. Jersey 280.00 - 360.00 80. - 30% 

821 Jersey Ave. 185.00 - 200.00 15. - 8% " 

849 Jersey Ave. 135.00 - 175.00 40. - 30% 

465 Morris Ave. 137.00 - 165.00 28. - 20% 

639 Salem Ave. 130.00 - 165.00 35 - 28% 

321 Elmora Ave. 105.00 - 135.00 30 - 28% 

434 Vine St. 115.00 - 179.38 64.38 - 58% 

30 North Ave. 140.00 - 165.00 25.00 - 18% 

1380 North Ave. 189.00 - 242.00 53.00 - 29% 

1 Tudor Ct. 140.00 - 185.00 45. - 33% 

117 lAJ. Jersey St. 150.00 - 180.00 30. - 20% 

1 DeWitt Rd. 145.00 - 175.00 30. 21% 
+ taxes 

1254 Clinton Pl. 220.00 - 290.00/ 70. - 32% + Taxes 

47 Elm St. 90.00 - 175.00 85. - 90% 

335 Chilton St. 120.00 - 135.00 15. - 12% 

357 West End Ave. 135.00 - 167.00 32. - 24% 

1266 Clinton Pl. 170.00 - 190.00 20. - 12% 

21 Hays Ave. 125.00 - 150.00 25. - 20% 

830 Westfield Ave. 165.00 - 189.00 24. - 25% 

137 Berwick St. 120.00 - 155.00 35. .... 30% 

431 Madison Ave. 108.00 - 140.00 32. 30% 

140 Elmora Ave. 80.00 100.00 20. 25% 

405 Westminister Ave. 189.00 - 225.00 36. 19% 

246 Edgar Pl. 145.00 - 165.00 20. 15% 

1259 Waverly Pl. - 135.00 - 171.00 36. 28% 

530 Westminister Ave. 138.00 - 190.00 52. 37% 
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RENT SURVEY (CONT'D.) 

19 Pingry Pl. Eliz. 

363 West End Ave. 

85.00 - 107.63 

119.00 - 167.00 
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STATEMENT BY SENATOR MATTHEW J. RINALOO 

MR. CHAIRMAN: 

THANK YOU FOR PERMITTING ME TO OFFER SOME OBSERVATIONS ON THE PLIGHT 

OF TENANTS IN NEW JERSEY: 

WE HAVE WITNESSED OVER THE LAST DECADE A VISE-LIKE SITUATION IN WHICH 

THE TENANT HAS BEEN TRAPPED. EVERY YEAR RISING COSTS AND INFLATION 

TIGHTEN THE VISE A LITTLE FURTHER. 

THERE ARE FEW TENANTS IN THE GARDEN STATE WHO AT THIS POINT AREN'T 

IK FINANCIAL DIFFICULTIES. 

As EARLY AS 1970, I RECOGNIZED THAT THE DELICATE, FREE-MARKETPLACE 

RELATIONSHIP BETWEEN LANDLORD AND TENANT HAD BECOME HEAVILY WEIGHTED 

IN FAVOR OF LANDLORDS. 

TENANTS, HISTORICALLY, HAD BEEN AT A DISADVANTAGE. Bur, NOW, THEY 

WERE BEING GOUGED AND LEFT AT THE MERCY OF A RENTAL-APARTMENT CRUNCH 

THAT RIVALED THE WORST DAYS OF WoRLD WAR II. 
SOME POSITIVE DEVELOPMENTS HAVE COME ABOUT FROM A BAD SITUATION, THOUGH. 

foR INSTANCE, TODAY'S TENANT IS MORE ACTIVE, MORE AWARE OF HIS RIGHTS, 

MORE CONCERNED AND MORE VOCAL. TENANTS ARE ORGANIZING AND MOBILIZING. 

HEARTENING AS THIS MAY BE, IT STILL ISN'T ENOUGH. LEGISLATIVE HELP 

IS NEEDED TO GIVE THIS PROTEST THE PROPER FRAMEWORK AND IMPETUS • . 
As I SAID, IN 1970 I PROPOSED WHAT I THOUGHT WAS, AND STILL THINK IS, 

THE MOST MEANINGFUL APPROACH TO EXPEDITING THE EQUITABLE RESOLUTION 

OF GRIEVANCES BETWEEN TENANTS AND LANDLORDS, AND ESTABLISHING AN 

EQUITABLE SYSTEM FOR BOTH PARTIES WHERE RENT INCREASES ARE CONCERNED. 
a7 

THE FIRST ASPECT OF THIS TWO-PART GOAL, AS OUTLINED IN MY BILL, S~, 

WOULD INVOLVE THE CREATION OF A LANDLORD-TENANT AGENCY. THE AGENCY 

WOULD HEAR AND SETTLE DISPUTES IN THE FOLLOWING AREAS: 
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WHEN THE TENANT COMPLAINS ABOUT THE CARE AND MAINTENANCE OF THE BUILD-

. ING OR CHARGES THAT THE LANDLORD HAS: 

1. INCREASED RENTS UNJUSTIFIABLY DURING A "HOUSING STATE OF EMER-

GENCY:" 

2. IMPOSED RETALIATORY RENT INCREASES: 

3, MADE RETALIATORY EVfCTIONS, INCLUDING INADEQUATE NOTICE OF 

EVICTION: 

4~ REFUSED TO RENEW A LEASE AS A RETALIATORY GESTURE. 

OR, 

WHERE THE LANDLORD COMPLAINS THAT THE TENANT HAS: 

1. UsED THE PREMISES UNPROPERLY OR ILLEGALLY: 

2. DISTURBED OTHER TENANTS OF THE BUILDING OR TENANTS AND PROPERTY 

OWNERS IN ADJACENT BUILDINGS: 

3. DAMAGED THE BUILDING, 

OR, 

WHERE EITHER PARTY FEELS AGGRIEVED AND ASKS THE AGENCY TO INTERPRET 

PROVISIONS OF A LEASE OR OTHER RENTAL AGREEMENT. 

MY BILL CALLS FOR THE APPOINTMENT OF A DIRECTOR OF THE lANDLORD-TENANT 

AGENCY WHO WOULD SUPERVISE A NETWORK OF COUNTY DEPUTY DIRECTORS. 

DECISIONS OF THE DIRECTOR OR DEPUTY.DIRECTORS WOULD HAVE THE SAME 

EFFECT AND WOULD BE ENFORCED IN THE SAME MANNER AS A COUNTY DISTRICT 

COURT ORDER. 

NOWJ TO THE SECOND PART OF MY BILL. 

THIS WOULD ESTABLISH PROCEDURES FOR RENT IN~REASES DURING A "HOUSING 

STATE OF EMERGENCY." IT WOULD BE THE DUTY OF THE DIRECTOR OF THE 

LANDLORD-TENANT AGENCY TO DETERMINE ANNUALLY IN EACH COUNTY WHETHER A 

HOUSING STATE OF EMERGENCY EXISTS. THIS WOULD CONSTITUTE A VACANCY 

RATE OF 5 PERCENT OR LESS, 
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WHEN A HOUSING STATE OF EMERGENCY IS DECLARED IN ANY COUNTY, THE 

FOLLOWING PROVISIONS WOULD TAKE EFFECT 30 DAY~ LATER: 

1. IF THE LEASE OF A REGULAR TENANT EXPIRES, OR THE LEASE OF A PERIODIC 

TENANT IS TERMINATED, THE LANDLORD COULD NOT REQUEST OR RECEIVE A PER­

CENTAGE INCREASE IN RENT WHICH ~S GREATER THAN THE COST-OF-LIVING IN­

CREASE OVER THE PERIOD FROM THE TIME THE L~ASE WAS ENTERED INTO AND 30 
DAYS PRIOR TO ITS EXPIRATION OR TERMINATION. 

2; THE LANDLORD MUST NOTIFY THE TENANT OF SUCH A LEGAL INCREASE. FAIL­

URE TO DO SO WITHIN 30 DAYS AFTER THE EFFECTIVE DATE OF THE INCREASE 
WOULD VOID THE INCREASE. THE TENANT WOULD BE ABLE TO RECOVER ANY IN-

CREASE PAID, UNLESS THE DIRECTOR DETERMINED THE FAILURE WAS EXCUSABLE, 

LANDLORDS, DURING A HOUSING STATE OF EMERGENCY, COULD MAKE UP FOR IN­

CREASED PROPERTY TAXES BY OBTAINING A SURCHARGE FROM THE TENANT TO BE 

DETERMINED ON THE FOLLOWING BASIS: 

1. THE LANDLORD WOULD DIVIDE THE INCREASE IN PROPERTY TAXES BY THE 

NUMBER OF ROOMS IN THE BUILDING TO OBTAIN THE TAX INCREASE PER ROOM, 

2. THE LANDLORD WOULD INFORM THE TENANT OF THESE CALCULATIONS WITHIN 

30 DAYS AFTER THE EFFECTIVE DATE FOR PAYMENT OF THE SURCHARGE, FAILURE 

TO DO SO WOULD CANCEL THE SURCHARGE, AND THE TENANT COULD RECOVER ANY 

OF THE EXCESS FUNDS PAID PREVIOUSLY, 

3. THE SURCHARGE WOULD BE PAID ON MONTHLY INSTALLMENTS AND WOULD NOT 

BE CONSIDERED RENT FOR THE PURPOSE OF COMPUTING COST OF LIVING INCREASES, 

I THINK IT IS .MORE COMPREHENSIVE AND MORE EQUITABLE THAN THE PIECE OF 

LEGISLATION BEING CONSIDERED TODAY AT THIS HEARING, IT SERVES THE 

INTERESTS OF BOTH TENANT AND LANDLORD. AND IT PROTECTS THE INTERESTS 

OF BOTH IN THE EVENT A LANDLORD IS SUCCESSFUL OR NOT SUCCESSFUL IN AP­

PEALING HIS INCREASED TAX ASSESSMENT, 

AND JUST A WORD ABOUT LANDLORDS. 
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l KNOW IT IS POPULAR TODAY, TO MALIGN LANDLORDS AS A CLASS OR A GROUP, 

BUT THEY ARE ALSO UNDER INORDINATE PRESSURES, THEY, TOO, HAVE BEEN 

HIT BY INFLATION AND SPIRALING TAXES, MosT LANDLORDS I KNOW ARE 

DECENT, CONCERNED BUSINESSMEN, THEY DO HAVE THE BEST INTERESTS OF THEIR 

TENANTS AT HEART, THE BILL THAT I PROPOSED AND AM EXPLAINING TODAY 

WOULD PROTECT THESE MEN AND WOMEN AND ASSURE THEM OF A FAIR RETURN ON 

THEIR INVESTMENT, 

THIS MEASURE WOULD BRING THE BAD LANDLORD INTO LINE AND ACT AS A RESTRArr;­

ON ANY FLAGRANT VIOLATION OR ABUSE PERPETRATED ON THE TENANT, DURING A 

HOUSING STATE OF EMERGENCY, THE LANDLORD WOULD BE REQUIRED TO MAINTAIN 

THE SAME STANDARDS OF SERVICE, MAINTENANCE, FURNITURE, FURNISHING AND 

EQUIPMENT, IF HE DOES NOT, THE TENANT MAY APPEAL TO THE COUNTY DEPUTY 

DIRECTOR WHO WOULD DETERMINE A REASONABLE RENT WHICH WOULD BE PAID UNTIL 

THE DEFICIENCY WAS CORRECTED, 

MY DISTINGUISHED COLLEAGUE IN THE AssEMBLY, THOMAS KEAN, HAS PROPOSED 

LEGISLATION WHICH EMBRACES MANY OF MY ORIGINAL RENT-LEVELING CONCEPTS, 

As I SEE IT, THOUGH, THE MAJOR FLAW IN HIS MEASURE RELATES TO THE 

MECHANISM FOR ADJUDICATING THESE DISPUTES, · 
~~ 

MR. KEAN WOULD ESSENTIALLY RETAIN THE COUNTYACOURTS AS THE MAJOR FORUM 

IN LANDLORD-TENANT DISPUTES, I DO NOT REGARD THIS AS SALUTARY fOR A 

NUMBER OF REASONS I I ' 

~ 
FIRST, THE COURTS, ESPECIALLY COUNTY 4COURTS, ARE CLOGGED TO THE LIMIT, 
WHY CONTINUE TO BURDEN THEM WITH THE EVER-INCREASING NUMBER OF CASES 

IN THIS AREA? 

SECONDLY, I THINK MOST PEOPLE, IN THIS CASE, .TENANTS, ARE A BIT PUT OFF 

BY A COURT OR APPREHENSIVE ABOUT TH~ FORMALIZED ATMOSPHERE, 

THIS MIGHT DETER THEIR FILING GRIEVANCES, AS I'M SURE IT HAS IN THE PAST. 
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MY LEGISLATION OFFERS A MORE EFFECTIVE METHOD FOR WORKING OUT THESE 

DIFFERENCES. THE COUNTY DEPUTY DIRECTORS.AND THEIR STAFFS WOULD HOLD 

HEARINGS THAT WOULD BE JUST AS IN-DEPTH AND PRECISE AS ANY COURTROOM . . 

PROCEPURE. Bur THE ATMOSPHERE WOULD BE MORE CONDUCIVE TO SETTLEMENT. 

AND THIRDLY, MY BILL OFFERS, I BELIEVE, THE FASTEST WAY TO SETTLE THESE 

DISPUTES. I AM SURE THAT IN THE OVERWHELMING MAJORITY OF THESE CASES, 

THE DEPUTY DIRECTOR COULD RENDER A DECISION ON THE SPOT. AND YOU ALL 

KNOW HOW LONG THIS OFTEN TAKES IN COURTROOM PROCEEDINGS. . ' 

Bur, MR. CHAIRMAN, IN THE FINAL ANALYSIS, I DO NOT INTEND FOR THIS 

STATEMENT IN ANY WAY TO DOWNGRADE THE VERY FINE KEAN BILL. I JUST WANT 

TO STRESS THE REASON I BELIEVE MY BILL IS A MORE WORKABLE SOLUTION TO . 

THE PROBLEM. 

Bur IF THE KEAN MEASURE REACHES THE STATE SENATE, I ASSURE YOU I WILL 

VOTE FOR IT. 

THANK YOU FOR HEARING MY VIEWS. 
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Danlaby 
for U.S. Senator 
84 Carroll Place. New Brunswick, N.J. 08901 

(201) 828-6150 

)tatement by Daniel M, Gaby 
May 31, l972 
Rent Stabilization 

I meet with you here to~ay after more than two years of effort, wo 

working alongside ci ti tizen-action groups such as the l':ew Jersey 

Tenants Organization, to get a fair shake for the beleagured tenants 

of our state, Every day, as rents, prices and taxes continue to rise 

life gets more and more difficult for the tenants. I think we 

all better listen to their complaints, because there are limits to 

how much people can take, 

In late 1970, as Chairman of the Democratic Policy Council of 

New Jersey, I called for support of a package which I felt would assist 

tenants who are being severely hurt by the rise in rents, and would 

protect tenants in a time when decent housing in safe neighborhoods is in 

such demand. V/hen the vacancy rate fell below 3%, the ~overnor would 

declare a housing emergency, which would set inlbo motion a rent leveling 

process on a temporary basis. Landlords would be permitted to 

increase rent equal to an :.nc-. ease in the cost of living, as determined by 

the Bureau of Labor Statistics. Landlords would also be permitted to in-

crease rents in the event of a property tax increase, They could also 

reclaim the cost of any capital improvements that were made to better the 

condition of the hr•:.~.ing, 

This formula is not anti-landlord. It is aimed at limiting 

rent increases to demonstrable increases in costs, and it was presented 

in order to protect the tenant against rent gougin at a time, such as 

the present, when demand .far exceeds skpply, People must not be taken 

advantage of, in a time of housing scarcity, We need rent stabilization 

legi~lation to protect tenants against this possibility, 

I stress that rent stabilization is a temporary emergency 

measure, for protection againat abuse, But the real crisis in housing 

won't be alleviated until there is an increased supply of decent housing 

in decent neighborhoods in New Jersey, To do this, we must reduce the 

property tax in this state, Unduly restricted zoning must be eliminated 

These are the. :--~aeons we are not getting enough building done, 

As supply begins to meet demand, and a free housing market is 

encouraged to exist, emergency protective measures such as rent leveling 

will no longer be necessary, Tenant and landlord will no longer face each 

other with hostility, l'1o one grop will hold economic power over another. 
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DanlabJ 
for u.s. Senator 
84 Carroll Place, New Brunswick, N.J. 08901 

(201) 828-6150 

Page Two 

Rent Stabilization 

I hope too, that this committee will recognize that 

tenants should get the same tax break awarded to homeowners. ·Tenants 

are entitled to deduct from the state income tax whatever pDDtion 

Of their rent is attributable to property tax for their principal 

residence. The average rent includes a substantial percentage in 

money paid to the landlord to compensate for property tax. I think 

the tenants of our state deserve the same tax break as homeowners 

receive, and a deduction on this portion of their rent would 

go a long way toward easing financial pressanes in many households 

across the state. 
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STATEMENT OF MICHAEL LEGGIERO 

My name is Michael Leggiero, Planning Coordinator for the North Hudson 

' Community Action Corporation and I am here on behalf of Nicholas Mastorelli, 
·--.. -._, 

Executive Director • .--., 

I am here today because in our work we are constantly called upon to mediate 

disputes betweeen tenants and landlords • 

Many times we have seen right on both sides - more often we have seen the 

tenants gauged, brow-beaten and extorted. 

The only relief in sight is the passage of a Rent Stabilization Bill. 

My only regret is that I cannot speak Spanish to you, because many Latim 

American groups are the victims of exhorbitant rents. 

There must be a redress in the state of affairs, when good housing is simply 

not available to even a majority of the residents of this state. 

In the 1930's government intervened to alleviate the exploitation of labor 

by industry, now in the 1970's New Jersey must intervene to provide better 

housing for its exploited citizens. 

With me today are many concerned tenants wh~ only hope of keeping a roof 

over their heads is a clamp on the ever rising cost of Housing • 

We recognize that the average owner is also confronted with ever rising 

expenses but he is better able to afford it than low and middle income tenants 

who are the principle victims of rent inereases • . 
Victims, because they are less mobile and burdened with larger families on the 

average. Not even mentioned are the elderly and disabled ltving on a fixed 

income. 

Gentlemen: There will be many more speakers today, theDfore, I am cutting 

short my remarks with just one message. 

Rising rentsA~~ counter productive because it robs the poor and middle cl•ss 

of an ever increasing percentage of disposable income without any counter 

balancing benefits. 

Here are 15,000 signature saying "PLEASE HELP US". 
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Gentlemen: 

My name is Tex Weiner, I am a member of the New Jersey Builders 

Association, a former chairman of the Apartment House Council, have 

been a builder for twenty years, and own and manage apartment com­

plexes. 

A great number of erroneous statements have been made about landords, 

some deliberate and without knowledge of the management problems we 

have. There is a lot more to this business than just renting an 

apartment to a tenant. It has become a complex business. 

The biggest hue and cry is rent gouging. Alright. As Al Smith 

used to say, "Let's look at the record."· Rents go up because my 

costs go up. Let's take taxes. One project I own has had terrific 

tax increases every year. 

five years. 

Let's start with 1967 - just the past 

1967 taxes were $42,000.00 

1968 increased to $44,800.00 up $2,800.00 

1969 increased to $49,000.00 up $4,200.00 

1970 increased to $56,900.00 up $7,900.00 

1971 increased to $62,125.00 up $5,225.00 

1972 increased to $66,584.00 up $4,459.00 

A total increase of $24,584.00 in five years. And in another 

project we own I will shock you with a staggering tax increase. 

A $19,700.00 increase just for the year of 1972. This is not a 

large complex. Only 104 units. The tax rise is an increase of 

$19.40 per apartment per month. 
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This tax rise was so high that it caused a 96-unit apartment house, 

only two years old, just a half mile down the road from mine, to go 

into bankruptcy. Amazing isn't it? Just look at the record. It's 

the Imperial Gardens in Jackson Township. You might wonder about my 

project. Well, it's in the red. And we have borrowed to keep it 

going. But how long - if we don't get tax relief -who knows? 

We paint each apartment before a tenant moves in. Paint and supplies 

are up 18% in just three years. Not every tenant cleans the stove, 

so our maintenance crew has to clean it up. Stove cleaner is up 12% 

in just three years. 

Locks - that's when tenants walk off and don't return the keys or 

even if it breaks from ordinary wear and tear. Up 3~ in just three 

years. 

Toilet Seats - Everybody needs one of these. The most indispensible 

item in every man's library. Up 1~ in just three years. 

Want a drink of water? - You need a faucet for cooking. 

just three years. 

Light fixtures up 24% in just three years. 

Up 20% il'l 

And television - next to beer this is the most important item in 

the house - Master antenna, tubes and service up 40% in just three 

years. 

And while you watch your favorite TV program you demand your landlord 
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keep your apartment cool. Well, how t'l\Ucft ha.s thia incr.a.&ed# Relu,. 

replacement of air conditioners, maintenance of air conditioners etc~ -

up only 67% in three years. 

Our tenants want their lawns green and neat. And that costs money. 

Seed, fertilizer, lawn equipment - and like everything else, this went 

up 32% in just three years. 

Alright, you've got a picture of maintenance costs and that's only a 

smattering of them. 

On June 1st, our service electricity - electricity for parking areas, 

porches and inside hallways - will go up again - this time 6%. But in 

1970 it went up 7% and late in 1970 it went up another ~~ - a total of 

22% in just two years. Plus a kicker. It can go up every month now. 

The PUC has granted the power companies the right to raise the cost 

monthly if fuel costs go up. And you know they're going to go up. 

And what about the increase of water? Why in just two years it went 

up 150% - quite an increase. And I might add that some time within 

the next two years a new Bayshore Sewer System is being put into effect 

and we will have to pay at least $65.00 to $85.00 a year an apartment 

for sewer use. Who is going to absorb this? 

Garbage: ·There's an interesting item. How to get rid of it. The 

tenant tosses it into a dumpster and we pay for it. The town doesn't 

pick it up - the apartment house owner pays a private scavenger to the 

tune of an increase of 47% in just two years. 
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We know everyone wants heat in the winter. The Natural Gas industry 

wants a hike {there's a shortage) of over 4 billion dollars all over 

the United States. We know we're going to get another increase -

over the l~fo we have already gotten. 

Some owners use oil to heat apartments. In 1970 we were paying 5~ 

cents a gallon and now we're paying 14~ cents a gallon. An increase 

of 65%. Some of this cost reflects an order from the Department of 

Community Affairs to use a low sulphur oil - a good law. 

We're cooperating, but it costs money. 

Ecology. 

Besides all these items there's a welter of costs that are not demon-

stratable but they exist. Legal, accounting, insurance, office snppliP.s, 

auto expenses - they have gone up consistently in the past three years. 

LOSSES: Yes, we have losses too. The skip outs! When a tenant just 

tears up his lease and leaves. Oh, sure you have his security, but 

who pays the damages. Sue him you say. Of course, why not? But 

we don't. If the damage is $125.00, we have to pay the lawyer $90.00 

and waste a half day in court - for what? Just to get ·$35.00 - So 

we absorb the loss of the whole $125.00. 

I haven't mentioned salaries. Well, our employees• increases in the 

past three years were 25%, not including the Blue Cross and Major 

Medical that they get and I hear Blue Cross is looking for another 

increase. 

And look at these increases we have had to absorb up to 1970. The 
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Apartment House Council of the New Jersey Builders Association has in 

the past year made significant contributions in cooperating with the 

Legislature and the Governor. We approved and championed 

A bill for 1~ months security with interest returned to the tenant: 

A bill for no lock outs unless due process is followed;. ~nd 

A bill for no constable distraint of furniture. 

Please do not confuse good apartment house owners who take pride in 

their property and want to keep their property in good condition with 

slum lords. After all, it's not a hobby with us - it's the way we 

make a living too. And if anyone complains his apartment is not kept 

up - well, there's a law on the books for that too. The Department 

of Community Affairs inspects apartments at least once in every five 

years and we, the owners, pay for those inspections - so all you have 

to do is to call this phone number (609) 292-5984 or call the Apartment 

House Council of the New Jersey Builders Association, phone number 

(201) 687-5310. 

So gentlemen, we're already burdened with controls and paper work and 

if you want rent control in this state let me give you a bird•s-eye 

view of the forms that are now in existence in New York City - a city 

that has had a gloriously successful adventure in rent control. 

There are over 200 rent control forms to fill out. Do you realize 

what kind of an office staff we'll have to employ to fill out all these 

forms? Do you really think another bureaucratic agency in New Jersey 

will make these forms simpler? Gentlemen, if you don't let us have 
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enough money to pay for these maintenance items and many more that 

time will not permit me to show - to keep up our apartments like we 

would like to and keep our tenants happy with service - take all this 

away from us with rent control and you'll get abandoned buildings all 

over New'Jersey. 

Thank you for your courtesy. 
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HANS LECHNER 
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I am taking the liberty of sending you a copy of the remarks I made at the 
public hearing regarding rent control on May 31, 1972. On this page I list the 
major points that I made. An amplification of several of the points follows on 
pages 2 and 3. 

A. Rent control is considered to be a contributing factor in the deterioration 
of the inner cities. 

1. This is a very important piece of legislation. Before enacting it, impartial 
information on it should be obtained from a competent source. 

c. Rent increases require approval by a rent control board, but the law is so com­
plicated that administration will bog down. An article should be inserted stat­
ing that if the authority has not acted within 90 days of application, the increase 
requested is automatically granted. 

D. The law fails to contain a fair return formula, and has practically no transit­
ory reculations. 

E. Article 15, page 6, sets a rent rollback to levels of Jan. 1, 1972, but in ef­
fect would usually roll the level back to that prevailing in September, 1970. 

F. If this law is enacted as a standby law to take effect at the expiration of 
Federal controls, let us say in 1974, then according to the proposed language of 
Article 15, rents in 1974 would be rolled back to levels of several years earlier. 

G. Article 16, page 6, excludes decontrol of vacancies. This should be changed. 

H. This rent control law would result in an increase of real ·estate taxes for 
owners of one family dwellings. 

I. The political advantage that might be gained because of the fact that there are 
more renters, who might find a short-term adva~ than landlords, is offset by the 
fact that there are more small property owners, to whom the law would be a disad­
vantage, than tenants. 

J. This is a standby law. It settles nothing as long as Federal controls are in 
effect, but creates fear and unsettled conditions on the construction market. 

K. Rather than alleviating housing shortages, this law will create additional 
shortages of housing units by eliminating incentives to build or repair. 

L. The definition of a 2 family house is unclear. 

M. Rent control leads to subterfuge and dishonesty through sale of apartments. 
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N. Control of rents is not justified unless other costs, such as food, clothing, 
cost of transportation, wages, etc., are also controlled. 

0. Most proponents .of rent control come from the northeastern part of the State, 
~~here victims of the effects of New York's rent control law have settled. Conditions 
in the rest of the State are different. 

Amplification of some of the points made above: 

A and J. The Sternlieb Report (Rutgers University) brings valuable information. 
Research on this subject has been made by the Price Commissions Rent Advisory Board, 
2000 M Street NW, room 2108, Washington, D.C. 20508, phone 202-254-8830. 

c. The formula for rent increases is unnecessarily complicated. Unused space should 
be completely omitted from the formula. Approval for increases is required which 
would necessitate a .sizable staff. Since administration of rent control in New York 
is supposed to cost over $14 million, it is unlikely that the New Jersey legislature 
will provide sufficient funds for the administration of this law. Decisions will 
therefore be unduly delayed, and the same 90 day cut off date that is in effect for 
Planning loard procedures should be incorporated into this law for court and ad­
ministrative decisions. 

E and F. Rents were frozen by Federal law as of August 15, 1971, so a level as of 
January 1, 1972, is usually that same as that of the earlier date. Most of these 
rents were at a rate agreed upon in leases beginning in September, 1970, or, in the 
case of 2- and 3-year leases, 1969 or 1968. To set rent levels for some time in the 
future at a level prevailing several years ago is unrealistic, and completely unfair 
in light of the rise in other costs. In the absence of any transitory regulations, 
the only acceptable rent level at which State controls could st•rt would be the rents 
actually in effect on the day State controls become effective. 

G. Any rent .control law that does not decontrol vacancies is most likely to become 
a permanent institution. The proponents of this law have wisely inserted Article 26, 
page 8. Instead of limiting the time rent control should be in effect, it would be 
better to decontrol a proportionate share of dwelling units every year, starting 
with vacancies; let us say, decontrol 1/6 of all unites every year, which would lead 
to self liquidation of controls without further administrative process./ 

H. Assessment for multiple dwellings are based on a multiple of gross rent. If, 
during inflationary times, values of one family houses increase, but rents are held 
on an artifically low level, then the small property owner has to pay a larger share 
of all real estate taxes collected. The tax base for cities erodes. 

I. The best known proponent of rent control, Mayor Lindsay, lost in the Florida 
primary decisively. He lost worst in Miami, where a·lot of his former constituents 
who know him live. 

J. Article 26 should be changed to include further extensions of P.L. 91-379. At 
present we have Federal rent control. It is the expressed policy of Federal author­
ities to discontinue rent control when rent increases on a national level are brought 
down to 3~ yearly. If this should happen, then no rent controls of any kind would 

be needed. 
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K. If rents in New Jersey are held down artifically, then a shortage will be 
created through stifling of building of new units. If the same apartment costs 
$90.00 in Trenton and $100.00 in Morrisville, you will have a shortage of apart­
ments in Trenton. Building could be encouraged through tax incentives. If an 
old building is razed and a new building with more units renting at moderate 
levels put up, then a1law could be formulated assessing the new building in the 
first year at the old assessment, in the second year at the old assessment plus 
1/10 of the difference tween the old and the new assessments, and so forth, until 
after 10 years taxes are being paid on the full value of the real estate. The 
city would not Get less than before, and builders would have an incentive to 
build or improve. 

L. A two family house is a house with two kitchens. The shorter and ~re concise 
a definition the better, as in Senate No. 117, sponsored by Senator lrown, page 1, 
article 2. 
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M E M 0 R A N D U M 

TO: ASSEMBLY COMMITTEE ON COUNTY AND 
MUNICIPAL GOVERNMENT 

FROM: KENNETH A. GIBSON, MAYOR 

RE: EMERGENCY RENT LEVELING ACT A-656 

DATE: MAY 31, 1972 

GENTLEMEN: 

Assembly Bill A-656, entitled the "Emergency Rent Leveling Act" 
which is the subject of this public hearing today, is a bill 
which the City of Newark has analyzed very carefully. 

80 percent of the citizens of Newark live in rental units. There­
fore, it goes without saying, that my administration would support 
legislation aimed at bringing relief to our already overburdened 
citizens. It is with great disappointment then, that upon close 
scrutiny we see that assembly bill A-656 is not an urban oriented 
bill. 

In general this bill is directed toward the suburbanite living in 
relatively new facilities that require little in the way of capital 
improvement and where the upward levels of rent potential are sub­
stantial. It has little bearing, and very little merit for the 
tenement dwellers of the older cities. Here our major problem is 
landlords going out of business. At the same time there is sub­
stantial exploitation of tenants and there is little in this bill 
which is going to put an end to it. 

The capital improvements provisions are indicative of the fact 
that this bill basically is designed for the suburban garden apart­
ment dweller not for the central cityite. In the latter case what 
we desperately need is more. money coming in the way of rehabilitation 
and capital improvement. The formula proposed here would put a 
complete end to all rehabilitation, whether private or public in that 
the levels of return and the maximum are completely unrealistic. 

164 A 



r 

• 

TO: ASSEMBLY COMMITTEE ON COUNTY AND 
MUNICIPAL GOVERNMENT 
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The latter, for example, are one and a half percent of the present 
rent, at maximum. If we assume a realistic 60 month pay ba~k period, 
that means that there would be no capital improvement greater in to­
tal than a month's rent. I think this is clearly ill-advised from 
the viewpoint of Newark and the older cities. The service provisions 
suffer from the same inadequate think-through. 

There are two things that would occur assuming the positions outlined 
in A-656 were adopted and neither of them is very pleasant. The first 
of them is a complete cessation of new construction, since I think 
you'd find great difficulty getting mortgaging for structures which 
after a free first rent would thereafter fall under a rent control 
proviso. (particularly one which has no realistic increase in 
methodology) Secondly, and perhaps even more significant, is the 
fact that since the first rent is not controlled, but subsequent 
increases are, you'll find that whatever new construction you do se­
cure is going to come in not merely at a rate calculated to yield 
a normal rate of return but rather at an increased face figure, The 
landlord will be taking out insurance against subsequent difficulties 
in raising rents. Even in New York new construction has been left 
out of the rent network. 

The provisions incorporated into this bill for the maintenance of 
standards are very, very thin and again this is one of the principal 
difficulties with rent control in general, it requires a much higher 
level of supervision and basic data banking. 

The choice of the Cost of Living Index is very obscure. There is a 
specialized cost of opera~ing and maintaining rental housing in the 
New York metropolitan area which is maintained by the Bureau of 
Labor Statistics which probably would make a lot more sense. It 
should be noted that the use of the Cost of Living Index over the 
last several years would have resulted in the windfall for landlords 
since (though it may be hard to believe) rents rose less sharply than 
the balance of the elements in the Cost of Living Index. 

Whoever wrote this piece obviously did not have a typical walk-up 
tenement in mind. It would mean that the person who rents the least 
desirable apartment, i.e., top of a five floor walk-up, would be hit 
with the same dollar increase as a function of tax increases as 
someone on the second floor in an apartment perhaps worth twice as 
much. The prorating as proposed is strictly on the square foot, it 
has nothing whatsoever to do with desirability. A much more adequate 
formulation would be as a percentage of rent increase across the 
board. 
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The use of the courts as proposed is completely unrealistic. So 
overwhelming would be the caseload that I'd think you'd find that 
there would be absolutely no tenant protection whatsoever. That 
certainly has been the experience elsewhere; the courts have been 
simply overwhelmed by housing cases. 

Postal vacancies (proposed on page 2, line 3) to initiate the system 
are completely inadequate. This is particularly true in hard-core 
slum areas where their use in parallel with FHA work has been proven 
to result in high level of inaccuracy. A state-wide survey by county 
which is proposed annually, is no small activity. There are no ade­
quate lists of rental housing units available. Setting up the study, 
therefore, involved substantial costs. In addition, since this 
vacancy rate must be established for each of the 21 Counties the 
size of sample, if high levels of accuracy are required, is very 
substantial indeed. Clearly the cost is not overwhelming but I see 
no provision for costs in the bill. 

A-656 contains no analysis of the type of enforcement mechanism or 
the costs that are required in order to implement the proposal. For 
example, the New York City rental housing stock which is under the old 
control measures is slightly smaller than the New Jersey equivalent. 
The annual operating costs of the rent controlled system are between 
ten and twelve million dollars a year. This is before the cost of 
special surveys of vacancy rates and the equivalent. It also does 
not reflect the enormous costs attendant upon the setting up of the 
system since this was conducted back in 1943. For effective rent 
control this involved the posting of every apartment un~t. The basics 
of setting up a file of this kind, which includes the measures of 
service, rent l~vels, etc. will cost a minimum of $10 per apartment. 

It is clear and very unfortunate that A-656 is inadequately drawn. 
As Mayor of the City of Newark, I would like to offer an alternative 
proposal for the Legislature's consideration: 

Because A-656 is designed to become effective only if and when 
Federal rent provisos become null, immediate Legislative Action 
could take the form of a State Legislative Study Commission. The 
Commission could include members of municipal government and urban 
analysts who are most familiar with New Jersey's housing shortage 
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MAY 31, 1972 
Page 4 

problems. The Commission would be able to compile an up-to-date 
"date bank", a work-up of estimated costs, and a realistic administra­
tive process, all of which are essential if New Jersey is to adopt 
useful and workable rent control measures. 

I commend the committee for your interest in this much needed 
Legislativ emedy and urge you to continue your efforts to design 
Legislat on which can be a model for other states to imitate. 

SA . IJ__e:---
Ken eth A. Gibson 
MAYOR 

KAG:sh 

170 A 



.. 

• 



• 

.. 

LEAGUE OF WOMEN VOTERS OF NEW JERS; ~y 
460 BLOOMFIELD AVENUE, MONTCLAIR, NEW JERSEY 07042 TELEPHONE 746-1465 AREA CODr • 

TESTIMONY ON A.656 -- RENT LEVELLING 
Wednesday, May 31, 1972 

The League of Women Voters of New Jersey supports the concept of rent levelling in a 

situation of scare supply of rental housing. Most of the approximately 10.,000 members 

of the League in this state are neither landlords nor tenants, we approach the problem 

as people without a vested interest. Our concern is for an adequate supply of decent 

housing to insure an equal opportunity for all citizens to live where they choose. 

We would support a Bureau of Rent Levelling in the Department of Community Affairs as 

a possible means of protecting people who are very vulnerable in the current situation 

of scare supply. We would prefer that this agency be given judicial as well as admin­

istrative powers. We suggest that instead of merely supplying information and assist­

ance to tenants and landlords, the Bureau should be given exclusive jurisdiction in 

proceedings between them, with the power to settle disputes now vested in the County 

Courts. We are afraid that A.656 as now written will add considerably to the burden of 

the already overcrowded courts. Experience in civil rights cases, particularly fair 

housing complaints, shows that both parties to a dispute may suffer during the time de­

cisions are made • 

We testified in favor of some form of rent control last year. Since the June 1971 wel­

fare changes we are fur·t:her concerned for those people who are now receiving a flat 

welfare grant to cover all their living ca.ts, without regard for the amount of rent 

they must pay in order to find any housing at all. Action brought by a welfare client 

to recover excess rent already paid will not feed his children during the process. Fur­

thur, the low-income citizen is usually reluctant to go through the judicial process and 

would be more inclined to deal with an administrative agency. 

Experience of the New Jersey Division of Civil Rights has shown that affirmative action 

must be taken to protect citizens, that:the Division must seek out violations rather 

than wait for complaints. We would hope that the Bureau of Rent Levelling would do 

more than determine the vacancy rate in each county, issue rules, and supply information 

and assistance; that they would have some staff actively overseeing lease agreements. 

(more} 
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We realize that regulation of rents in this critical housing shortage will not create 

more housing, but we hope that the Bureau would help tenants not only to retain but to 

obtain such units as are available without unjustifiable rent increases. We believe 

the bill offers substantial protection to the landlord against improper use or damage 

to his premises, and adequate opportunity to increase rents as his costs rise; or to be 

re1mbursed for service or capital improvements. There should be no necessity for him 

to seek a tax surcharge from the tenant because of an increase in municipal property 

taxes if the New Jersey Legislature enacts tax reform legislation as proposed by the 

Governor. 
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TESTHiONY OF LAURICE .N. VENERI 

IN FAVOR OF ASSEliBLY BILL A-656 

Hr. Chairman and members of the New Jersey Senntn 1 my name 

is Maurice M. Veneri. I am President of the New Jersey Indus­

trial Union Council, AFL-CIO, representing 130,000 ¥Torkers in 

the factoriesj mills and offices of our State. 

I uant to say from the outset, that ~13' organization is 

solidly behind A-656 because our members d8~·1and that som.:thing 

b~ done 5 here and now to halt the escalation of rents in spite 

of a freeze on vrages and supposed controls of rents • 

We are all-out in support of A-656, because ue ¥Jant to stop 

rent gouging. 

We \.rant passage of A-656 so that people who rent apartments 

'.mn't have to live in dread of the time that their leases expire 

and be faced \•Ti th a 20% - 50~; rent hike. 

Everyone agrees that as far as the apartment vacancy rate is 

concerned, New Jersey is in a state of emergency. Our vacancy 

rate is less than one percent. Government experts define an 

e:>wrgency when the rate is below 5%, so \..re can see hovr far behind 

ue are. 

It is precisely because of this acute eo:1ergency that many 

~Bndlords have acted to take advantage of tho shortace and raise 

rents to an unconscionable dec::ree. 

Our Qembers report rent hites of 25~ -- 30% -- and 40%. 

Our members include your people \.rho are starting far:1ilies and 

uho are renting their first apartments. They are being hit with 

rents of :~200 a month and over for mediocre housing uhich they 

cannot afford. 

Our .rne.!Ylbers include senior citizens >vho are starting to draw 

their retirement checks and Social Security pensions. Their in­

coDe is fixed. Their lives are tightly budgeted. HoF in the 

world can they afford rent increases of $35 and $40 a month? 

Where can they go? Whom can they turn to? 

0•1r me!1bers include minority group members~ thousands of 

blacks and Spanish-speaking men and women 5 !Jard-\·mrking people, 

uho are stuck in the slums through no fat~lt of theJ_r oun. They 

havG been asked to pay exorbitant rent increases for housing, 

vJh:!..ch has cletGriora ted beyonc1 the stretch of tlw i.':la[_'.:;.na tion. 

These citizens need the protection of A-656. 



Why should they have to face evic~ion proceedings because 

they have been forced to withhold rents in a desperate effort 

to get the landlord to go along with reasonable rent increases, 

rather than the sky-high hikes they have been seeking. 

The rent leveling formula which A-656 provides~ is eminently 

f::dr to tenant and landlord alike. This for:.mla pern1i ts rcmt 

increases at the time of the expiration of a lease at the same 

rate \·lhich the U.S. Department of Labor's Consumer Fr:ice Index 

~ncreased ~uring the period of the old lease. 

If the index sho\vs a 4Js hike 5 then rents \Jill t.c ilcr"Jittec 

to be increased 4% and not 25% or 30%. In addition 5 landlords 

will be able to add on a pro rata share of any tax increases 

imposed on him by the municipe.li ty where the apartc:J.ent is loca tee] 

It also allows for a fair distr~bution of the cost of captial 

imporvements 1 in the form of higher rents 1 with the cost spread 

out over the life of the improvement and shared equitably by 

the tenants. 

As you can see 1 A-656 has been \~itten in such a ~anner as 

to insure equitable treat~ent for tenant and landlord alike. 

i;y organization believes thE·.t by passe><;"' of A< 5::, t11.c FevT 

J·c;rsey Legislature vill signal the entire na"i:J.on -:;~1at l1ere in 

c:1c, Garde:o_ State in 1972 1 we took a first '11ec:.ni.ngft'.l cc tep to 

hc;.J.t inn_at:con. 

It ho.s been said that passap;e of rent levelinc; u:i.ll_ be a 

s~~nal for builders to stop construction. We don't ~elieve it. 

~e can't believe that in order to remain in the buil~inc businass 1 

there has to be rent eouging. 

U:1der rent levelinG 1 lanc1lorc s Hill r2'Cain the level of 

rronts 1 ';lhic:1 are e.t the h:i_ghest point in history. '1.,hey \·rill be 

a~l~ tc au[~ent this with periodic rent increase base{ on co~G 

ir.:.creases. 

Certain landlords feel that \lhile their tenants are sadc1!_nd 

~ith wage controls they have tho divine right to exorbitant in-

co!.;.es. 

say no. vie feel that A-656 vil1 ena ole constr·,:ct:'on of 

:Y;u !'mildin:::;s to go on in the kno'Jledge that tlwre uj_ll lle ::c 

fc.ir rrotc1rn ~n the interest of the \vhole econorrr:', 

In cc'!1Ciusion, I want to lay to rest ~;1c claim of certain 

• 



• 

-3-

builders, that labor is responsible for present housing shortages 

and raised rents because of high pay scales in the construction 

trades. 

Government figures show that an average-pri~ec: ho.YTJ.e ~ costinr 

~9,700 in 1949, cost ~21 5 500 in 1970 1 an increase of over 100%. 

or th~s 011~700 increase actual dollar incr2ase in la~or only 

aYTJ.ount~d to S500. 

Hmrevor 5 finance charges ro~:e lC'O;~ 1 the cost of latH~ rose 

100%) while labor costs draped 15%. This l~S made possible be­

cause of the wide-spread use of labor-saving devices. 

As far as labor being responsible for higher rentals due 

to increase(' maintenance costs 5 figures 'shaH that landlords are 

pa.:ring 4!.;'3 for debt rctiremenq 14% on taxes; 9% for ntilities; 

13~-: for ac.!ninistra ti ve costs; 16% for vacancies, bad debts, and 

profits; and only 7% for labor costs. 

We hope that the legislature \·lill reject any plea for· th:; 

continuation of rent gouging in our state anc instead pass A-656 

in this session. 

Governor Cahill has moved in the rlr;ht direction in amending 

the Sears Committee tax proposals) by asl<:ing for a return to the 

te~~nt of 75; of all property tax reductions which is provlded 

for in the Tax Refor9 Program. 

Rent leveling is an important companion piece to the Cahill 

Proposal. The time for tenant justice is ~t hand. 



. '• 
STATEMENT OF THE ASSOCIATED PROPERTY OWNERS 
OF' NE\'l JERSEY, INC. BEFORE PUBLIC IIEARING 
HELD ON MAY 31, 1972, on A656. 

The Associated Property Owners of New Jersey, Inc. is 
a qroup of owncrs.of multiple family residential ~ropertic~ . 
prlmarily in the Paterson, New Jersey, area. It 1s our op1n1on 
tlLlt enactment of A 656 would turn a housing shortage in some 
• 1 r·~as of the State into a housing disaster for all of New Jersey. 

Rent Control Shrinks the Housing Supply 

A 656 is a rent control bill. It seeks to impose 
.~r·llticial limitations upon apartment rentals. The terms "rent 
h·v~'ling" and "stabilization" are euphemisms. This is a rent 
control bill. 

The Act is grounded on the basis of a housing emergency; 
that there exists a critical shortage of housing space. The 
obvious solution is to stimulate the construction of new apartments 
and preserve the existing housing stock. Rent control has the 
opposite effect. It discourages new investment in residential 
property and accelerates the rate of abandonment of inner-city 
housing where the need is greatest. 

Rent control discourages new construction of apartment 
units. Whether they are building for investment or for resale, 
buildersknow that a rent controlled area is not a healthy one for 
construction. They will, to a great extent, divert their ·efforts 
to the construction of single family dwellings, condominium units, 
commercial and industrial properties. A significant portion of 
residential construction is conducted by national building firms 
that can easily shift their activities to neighboring states. 

Section 17 of the Act exempts newly constructed housing 
and dwelling space from the application of the Act. Certainly, 
this is express recognition of the depressive effect of rent 
control on new construction. Despite the existence of this provision, 
new apartments will have to compete in the rental market with existing 
apartments that are subject to rent control and rentals that are below 
what the apartments would bring in the free market. Morevoer, 
builders and investors will not lose sight of the fact that once the 
initial rent is set, rent control will apply. 

Mortgage lenders throughout the State have expressed great 
concern about A 656. They know that rent control in New York City 
has resulted in many mortgages that have been defaulted upon. Rent 
control increases the risk in apartment house mortgages. An 
increased risk will limit the supply 6f mort~age money vital for 
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con~;truct.ion ond roisc thf~ rat.c of mortgage interest· on new 
con!:; L ruction loons und cxist.ing lJU.i.l<1 ing r·cf inunc ing. Ul t.irna tr.c ly, 
the increases in mortgaqc .int.c;rc[;t will be passed to the tcnonts 
in terms of increased rental. A mortgage guoronty plan or an 
a~:siqnL~d risk plan for innc·r-c i. ty apurtment house mortgugcs 
(~in1 ilar to the FAIR plan f?~ inner-city fir~ insuranc~) would be 
r.1r better ways for the Lcglslature to deal Wlth a hous1ng shortgage 
Lll.H1 rent control legisli.1tion. 

we would not be foolish enough to contend that the enactment 
! ··nt .control legislation wouJd bring apartment house construction 
., . :·:~lt·t,· ~;lop. Nor ~:;houlc1 anyone be; foolish enough to think thi:.it 

. :, 1 ,-;.:\:;ilion of rent control \vill not hove a substantiul dctcrent 
,.• ~~·ct. on new con~:;truction of apartments. 

Other Weaknesses of A 656 

Rent adjustments under A 656 would be bas~d on increases 
in the consumer price index as published by the Bureau of Labor 
Statistics. Many of the items which are used in determining the 
c:onsumcr price index, such as the cost of clothing and food, are 
totally irrelevant to a landlord's cost. On the other hand, the 
cost of fire and liability insurance, fuel oil, maintenance and 
repair services and other costs which directly affect landlordshave 
skyrocketed in the past few years at a rate greatly in excess of 
the increase in the consumer price index . 

While A 656 does contain a provision whereunder a landlord 
can recover the costs of capital improvements, it contains no pro­
vision whereby the landlord co~ recover the increased maintenance 
costs resulting from such capital improvements. A landlord who 
installs a swimming pool has the additional cost of maintaining it, 
providing a life guard, etc. A landlord who converts a cold water 
flat to a heated apartment should be able to recover the cost of 
fuel oil or heating gas. 

The Act provides for the application of rent control on 
a county-wide basis. Many of the counties in our State are so . 
diverse that a housing shortgage might exist in one part of a county 
while a housing surplus exists in another part of a county. Un­
fortunately, all projections are for a perpetual housing shortgage 
in Newark, Camden, Paterson and other inner-cities. The influx of 
therural poor, clearance for urban renewal, properties destroyed 
by fire and not replaced, and a number of other causes not found 
in the suburbs all contribute to a housing crisis that seems to 
have no solution. However, in the same county, there are often 
middle income and luxury units in the suburb~ that have a vacany 
rate of 7% or 8%. Should apartment rentals in Maplewood, Bloomfield 
and Fairfield be frozen because a housing shortgage exists in Newark? 
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The Act docs not exempt luxury units. Is it desirable 
that rent control apply to the pent house apartments in Horizon 
'!'even> in Fort Lee, and similur units which offer spectacular 
[~~ilitics, tennis and health clubs and similar amenities at rents 
in f'xccss of $1,000 per month? 

'l'hc provisions pc'rmi t ting a landbrd to increase rents 
.!;::· i 11 q ;.1 f.>o-called housin9 state of emergency would. be almost 
:: , tl:;;; i !Jlt.:' to administer. Landlords a~d tenants al1ke waul~ 1_1ave 
•. · _. 1 11 on account<Jnts unc1 lawyers to 1nterpret the complex1t1.es 

. : ,, 1. 1\,· .md determine just what the proper rent is. l'1unicip."1l 
· , .~ •1 t ,. t .1:-:,·s an~ not finally dct.ermined until well into the 

·: .. .l 1 ,. H·ar. 'l'hc amounL of incrcc.1sc is not payable until the 
. . :;.! Lilt· Ll.>: bills are received. How does a landlord recover 

• : .• . t •1x increase applicable for the first half of a calendar year 
r 1:,,:1 i.l tenant whose lease expired and who moved out on June 1st? 

Control Over One Sector of the 
Economy 1s Unfa1r 

The shrinkage in the value of the dollar is a great cause 
for concern for all Americans. Increased rents are only one phase 
of the problem. Clothing, food, transportation and medical services 
arc rising just as rapidly. Federal Wage-Price Controls apply to 
all segments of the economy. Constitutionally, the State of New 
Jersey has very little power to control prices in areas of the 
economy other than housing. To pick one segment for control is 
arbitrary and unfair. 

Federal Rent Regulation 

After considerable study, extensive Rent Regulations 
designed to reduce the average rateof rent increases while allowing 
the landlord to maintain a reasonable rate of profit have been 
promulgated and apply to virtually all of the housing units that 
woulJ be covered by A 65G. Atthe present time, even the advocates 
of A 656 would have to admit that the Act is unnecessary and causes 
a confusing duplication of effort. 

Constructive Approaches to. the Housing Shortage 

If the problem is a housing shortgage, the answer is for 
the Legislature to enact programs that will stimulate new contruction 
and eliminate the abandonment of existing units. There are many 
proposals presently before the Legislature that will do this. The 
reforms proposed by· the New Jersey Tax Policy Committee which would 
remove the crushing onus of real property taxes would be a great 
step in the right direction. Programs which"would encourage mortgage 
financing, particularly in the inner-cities,would be another. 
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!:lind nation of unrce1listic zoning und building requ~remcnts which 
J:t,\l~~· tile construction of new <1partment units econom1cally 
un 1 c~ts.ible is yet another answer. 

Is Rent Control a Dirty Trick on the Poor? 

Rent control works hardest on the inner-city poor by causing 
.::1 .-1ct ue1l contraction of the housing stock. In the suburbs, ~he 
: 1 t•' of growth in the housing stock may be slowed but there Wlll 
! .. ! , ·w ,1bandonments of apartment units by landlords who can not 
. ,.,.1' \li' h'L tit expenses. 'l'hc most vocal advocates of rent ~ontrol 
·. :.: .J. 1 t ion arc middle class ruburban tenants who are more 1nterested 
; ;: t : .•• 1 r own pocketbooks than in the terrible effect that rent 
,·,,: 1 t.rol legislation has had around the country on the urban poor. 

The New York City Disaster 

Just across the Hudson River lies New York City which has 
had a long experience with rent control. Before voting on A 656, 
each member of the Legislature owes it to himself and his 
constituents to take a drive into New York City and see what effect 
rent control has had. Rent control in New York City has been a 
total economic, social and community disaster. The proponents of 
A 656 argue that rent control under the proposed Act is "different" 
but can we take a chance that our experience may only be half as 
bad as that in New York City? Consider the case of Cambridge, 
Massachusetts, where rent control was so terrible that it was 
unanimously repealed only one year after it was enacted. 

Legislative Courage 

This is an election year. There are more tenants than 
landlords and tenant lobbyists are very quick to point that fact 
out. However, the New Jersey Legislature has never knuckled 
under to this type of pressure. We are confident that the 
Legislature of the State of New Jersey will have the honesty and 
courage to tell these tenant groups that rent control is not in 
their long-run interest because it will create a perpetual housing 
shortgage to the detriment of all. 

Respectfully submitted, 
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ST_!.,;.~rTT~n =rr: Donald ;;., ;r.eoel'Ve. Pro~-n Dir. 
,~.uul:cr Housa 
33 nCEsen Ave. 
FGt7 ··:l•lmffi·Jto1:::, L .. J. 0~901. 

DA~: .nmo tl~,1972 

I feel that th,.a 1o hosioally o cood bill that ehoulc~ 
be cupported but I do ha~e several COI:1!llentg on 1 ts 1mplh;at1onr> 
a.11d. also a rotor ne~J nrov1e1ons that l feel oh1)uld oo added" 
As e. troina(l arc111 teot en(1 alsn being fa'!l1liar tJi th sa!"! a ot 
tl1e housir..c !iPOblorm in :.Je1"J l~Ul'!mdo!{• ~:~m t.Teraay. aad 1:n 
general, I C't'''o:r·t Ass01::'bly :;1111 A656 a.T'.I.d encourage tn~ ,. 
study cor.u-n1 ttce to indorse i·t a:nd recorJ,~m'Hl 1 ts en~ctman" 
by the Assembly. 

"ne of the nejor p;coohle-:i!fl \lith hm!sing in that tho 
business lnterGsto 1nvolve<I are conoerne!l ~·11 t.h caking a p:r-of'l'!i 
e.:nd a gooo. ret'UZ'l'i on t~H?-'lzt 1nvestmd3"lta. I qnection the idoo 
of ma1.o:ing a pl"0fi t OTt .:-:~11E'ly or propart;;- t·11 ti1out p:;•ov·ldine; 
a.'ly sorvioos or ber.JJ!it~ ~.n Mtl~'F.I1.The e;:trn C.1v1dend.s of 
lar:. .. e lt\n~Ot·r.rtoro ~.?e !!c·c o. !>!tY::~an:~ for :;cr,.Jcthinc providou 
but en a0r1ed return for doli'~~~: nothi!).r·· roolly .. tu.1y rottu-n 
on 1nveot!:ents 1s not a 1fuir r&t~~·. 'l'11ls io ~1 e?.amr>le 
of tho po-:Jor end }':i0 1 v1laec that tCTla:"lta t!o not have but 
that lm1do•mers uo. l q_u~::;tion a syates that ellot-:o profi to 
to bo ~aae 011 wealth a-.:td tl:.uo allo-~-Jinr, ti1e investor or r:~operty 
holder tc aocw;ule.te ~e1~o woalth for no oftort on their pe:'t. 

':~1o lat1 or supply &.r:.d tt.eoa.nd uoen not •rori~ fot" · 
housing "because tho oon~truct1on industry ic based on prof1 t 
r:otivea and not on ttl'hat is d~~det! or need.ec1. fro:n the 1ndustt"J 
to c1ve evorycme ~ t!eoe.l'lt hooa .. A dGoont homo f'or ell tms 
fi~otvo1ced by- tho soval"Y'-"tlent b1 ~ 191:.9 Hous1ne A~t a.~<l ·~he 
:.:arket has not •uor!:ed 1 taelr ou·t; • yt>t in the 1ntorezts of 
the gooerel heal tll sa.fety and •·;alfa:ra. A ahortru,.::e ot'" hou~;11n[; 
;"la, 1ndee(1 be ca.lculut;cd. to l""aiBe tho fl~mand a.nd thorefol'l!o 
inflato ti1e s:=er1t!1 OJ' it no.y be a. nttG~>t to l:ea:p certain 

1u!ul.ersirablo1 people out of a. oo:-m:uni ty auoh as the 'll.eck 
e..nc:t pcor. 1he lo.s""!a.lora rz z,lrco.!ly ha.vo t\W.Y rights and tnx 
henef'i t8 t~m.t t~tmto clo not. :;:the ~a.rlret has alracd.y been 
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ta.,.~·~:~z-m1 ~;1 th b1. :i.\"l.·r;Y'~ 0? ·;:;!~~ c.:r•lo~r: <'1"1!:1 :.I').J:-".1 (•S~~tc is!t:~,r~;~-;~:; .. 
'Io'5 i:hcso husi::wss intaJl•(lS'bs ur<:.> -u.:3i:n::~ tllolr m~dl"t;h and 
~o~1er to Bee that tho mari:et 1 a not ta.r!l'>el"acl u1 th 1:n f'avo1 .. ot tt1e tonent.If the eoneral welf~%'0 1e not pi'Oteoted or 
provided tor pr1 vatoly • ub1ch 1 t vl,ol')Q.bly :1ever will be 
l'i'l l\iilOrioa given t'tlo raoiam a..'r!d !)r1 vate ,.nteroat~ then it 
is tho m~otmeeOJ of e:ovcrtment to serve tha p!nerai public 
hy pass1l'lt-; bills such o.o Ar.ae::~:~l;:}"ne.i! ~.t"hm~.a ._~~m' a ;~orlt 
ntabil1ze.t1('~ ;-J1ll r7o.A6,?6. r.;:'!1o buc!.;.1es;;; or ;~::>vctrnncnt is 
nnt "!:moil'lose but 11'! ool'Vlnr P901Jle. 

A d1script1or.u of t~!!J present e1 t.uation in ;:·c·a 
nrtmsuio!t ri:tl"§ help 1n und.eretane1ng the bill al')r1 tho 1:-!l• 
plloationo ot oontlnn1nc; prtioe...l'lt oirouJstancen. At prti'S')i;l1j, 
a :number or oanl'.! t1011s ~~UEJs t11e !nfle.too. z-enta in :o1o~·1 ~~1.•uc~~:l cf~ 
as just one of nany probler.Js. ~;y comme.."lts oen 'ba rm1')~~r!.:c.z1tto..totl 
by studying tha l"eports or oi ther the rlddlesax (jo-u.nt.y )~·le:rm!!i.f; 
Board or the Planninr. :-30ard of the r.t t;; ot I~~S!i Brnt!s~Jioi: .. 

1'tlere 1o e groot deal of oO!!l.!:;otltion for. tha ~);;~~ at1n? 
housb1er, tm.1 ts in ~·Jew "3rtms'!'7iolt. 11'!1s se,l!u~~c!:. t·or hou8~l"l~.:. s.m<l 
the demand. foF ~ore tm.i ttJ CrJ!!ies l.e.rgely from Rutge1,o ;-:;t~\".a 
'Ui11vera1ty e1;ud.on.ts o.nd tha roor cr l.esa rortunsta" 'i'hc 
cri t1oal s~ortar-:e of r-ental unl ts,;id. th a vacnna:; .rntr~ of 
lees than 2.:..:, entt. th~ [-":>mrl.~ a.ga and doter1oraii1'~:1C ctmCJiti.:m.D 
of me.ny of tns rc11tal un1ta~~.s!:.:4S it oozec d1tfieult for tho 
-:~laoks ·puarto n.ioans, the :poor, the aldG~ly 11 m:t.d i'ocent '-~!:·,. 
;r.1grm.!t!J to se~U!'e rlafe Aall1tury ~.t:ell1l1ga a.t rE:38.::JOn..tl1,le 
l'J1'1Ce3. 

~.ille recentG-eo:r~e st. U~ban aene~:al Project, thet is 
relooat!nf; 182 fa:o111as into existing houoinc stock, ~:nd "W·ia 
:p&flt projects of' t\19 Plaza Site .. ~lh1nh is mainl7 a ~.....rldng 
lot 't'•he~ hcusinc; used to be. and the iiouto 18 project, 1·1111ci1 
also tore CJoh-n. old l1o~es for a roac.. ruld blaocessa·ble t.lBt·lr, 
have r.!ade tl>lo situation r.!OPS critloal. '~:he people ~'lho 
ha<l to vacate t!i.Ail, rNJ1~lonces for government !)rojecta 
81'8 in a more orit1oal housin.r situat:ton now, instead of 
tho ranetml etrorts actually elirn1natine the housing orlsin 
anti supplyi:r_z these groups tr1 tll decent housing. A :recent 
larr:e proJect oolled :~oti nrunn1.ck Hames is an example of 
the vert!eal t'tlettoo that the poor &l'e tlte vlotir.ls of t~hen 
new hous1:1.c· is built. 

The neiehborlnt; to~mohipe have not t.:"l!ton their share 
ot federally e1dw1 lOl'l-t'i!odercte inoom, housing but 1nstaea1 
they sell out to dev~lopers end other profit interests tha~ 
turn their 18l£dscepes into the auourl,~.n aprat·rl of upread c1 ty. 
li. tm-r~ 1 i !~e :rew ·t:'rtm~mioli Ooes t1ot heve 1 t:1 needn T ~et 'hy 
t~11:;: t~r;~,e of !'~J'hru"~hu..~ t.teveltru:::a-,.t heca1.FlO th':':.::~ 'N'1n ~m.fff;!!' 
r::c~t rrcr~ t.ha cr!":~lotl1 CU.P!:lY of re"!:Jtal 'tj)'\j.i;n ann H(l't [.!:~fOr'l 
to htW theil' t·~a:r into t!·1~se r~otrict1 vo v.r..~.~ C .. i ocrir.:'l:na.t,;ry 
OOlm'!i.ml t!ea. '.tlto eur·ply or nev: }"!orneo, to•·m!wusoc. etc. vlu~ 
tho problema W'lrl pt-ejud1ces the uppoF...Pillde class hc:vo 
"'..., . ..,"'.·'nt , ... ,~ .. ·•·"r·""'~'"'"' '"'"\Y'1 :• "'~"'··".: .... ,...,ll··-'!-""'_..~.·-. t-:.••·.•n.,~~-· ~.,A. ,....~ .. .:..t· '¥11-J;~.,~ \.. .. J. : .J'-'·•-• ..,-...Jr.-.> f ....,'-1···· .... :~, t..r.L--.:.. "• . .,. u\..;' -~""' ..1 W-•4 ..... , .. ~ \.·tA.<ro~ v.A. 

t.no e1 t~.az. 'i.be poozr and '.)l&ck eespsa!.::Uly are then left 
-------- ···-·"''- .~ ...... ----·· --- ·-·-·-·'--·"·" -..... -------·-- ----------· -·-·· .. 
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STUYVESANT TENANTS ASSOCIATION 
1860 MAI'JOR DRIVE 

UNION, NEW JERSEY 07083 

May 31, 1972 
PUBLIC HEARING IN TRENTON ON RENT LEVELING 

AND OTHER TENANT LEGISLATION 

I am the president of the Stuyvesant Tenants Association oJ 

Irvington and Union. I represent 1,200 families. Most of these 

people are senior citizens living on fixed retirement or Srcial 

Security income. At one time their rent was incj_eased a 

dollars at a time. But now they receive 10 and 20 and 30 

dollar increases every few months. Essential repairs and 

maintenance are criminally neglected. The landlord • s att.:itud:-~ 

is 11 if you don•t like it leave. 11 The opponents to rent legis-·­

lation cannot deny that these tenants are suffocating so they 

are using false arguments and fear tactics. Let us examine the 

opposition step by step. 

1. Rent control -- They point to New York and say look at all 

of the abandoned buildings because of rent control. Nonsense -­

There are plenty of abandoned buildings in Newark and other part:= 

of New Jersey without rent control. But even if rent control 

does cause buildings to be deserted, we are not faced with this. 

We are not asking for rent control. Rent control in New York 

means that the rent cannot be raised for any reason until the 

administration decides to allow an increase. Because of tnis, 

landlords were not able to even recover rising costs of repairs, 

maintenance, taxes, mortgages, etc. In New Jersey we are 

not asking for rent control -- we are asking for rent leveling. 

Rent leveling is a concept which is not -- I repeat -- not 

rent control. It permits a landlord to increase rent to cover 

costs of repairs, maintenance, improvements, mortgage, cost 

of living increases, plus a fair percentage of profit. I 

repeat - this is not rent control -- it is an attempt to allow 

landlords to earn a reasonable profit instead of the present 

system of the sky's the limit. 
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be ~....,~r1:'3 fer t;l~J. ~3.mi.ct;:Jer~t of t~1.e bill ,_n indi vid.uul 
':;"i'!Xr11airA~:u.t.lc-J: ~·J~'m .. r; l t L:. 6<;et:(:.tJ riecv::C!'JS:.l':'/ f\",J'l i;l•0L~ 
general ttrGlf~. ras1oally, 1. feel that some form of r·ent 
control ott cta1,!l1~at!CAt allottl(l be nppliecl un1 Vf.Jr·aally 
heosuac tl1e pro·i<)lerne of exoe~s1 va and ur.toi!' rent 1ncl"'St.-~.~h)S 
ao not just occur where \;here 1$ a ohox-tage 1n.tt l·1h{;rever thn 
land.ot-mer W~'lt~ t .. ? r:!ad.e u ll1[.!:l1 l•et!.!.'l"Zl of the 1.nvc:1tvont. 

r •1ot:ld ~w.d one ':1ora p1~v1:.::1on to nect,.on !~ or the 
bill. ·ll\at is 0!1'2:1 that ~·mulcl m~~te 1!1~peotiono nea~a.::a.r; 
?Yhe:n. a ht:m.sinf: mt1 t ;_:·oes on t}1G marl ret end ~Jhen tl~.e: o 1 D a 
tumovez~ Of t~:m:mts. r."t:L7lY COtTn.An1 ties S!"t9 lax in nak.'.n:.:~ 
1nspoot10!la bu.t thi£:1 prov1a1on !·!ould pt•oteot both the J.~ndlo~J . ., 
in· terr.1s c,f n'"bu!!e to the r,roy:.erty, and the tan&.~tf fr"on be!.n,:~: 
ren.te6 a. tmi t -::11th 1Ju11~1ng or- health oc!le v1olat.~..ons .. 

1·:1t;h these fav; additions, 1 :r"e~t m~t !'f.H.!o:·u:;.:m.O.!.i.\.1.ort 
th~t the hill be paaae£: by the ~\SZo':--hly ana. c:nnotcd in t:1.a 
near fl.atw·e. ~l'ha.."'tk you foY. giving ·my rs:·Je;t•!~s: consi~.er;.•.t;1:::;1. 



Assembly Committee on Municipal Lrovernment 
Public Hearing on A-656 

May Jl, 1972 

My name is Paul J. Krebs, and I offer this testimony in support 

of Assembly Bill 656, the Bmer~ency Rent Levelling Act. 

I wish to express my support for this bill in the strongest 

possible terms, because it will provide for harassed and exploited 

tenants a measure of protection they require from the real estate ..W 

operators and speculators who seek to profiteer upon the plight of 

low- and middle-income tenants. 

A-656 specifies that when a landlord's operating costs end taxes 

go up, he is free to raise his tenants' rents a corresponding amount, 

an eminently fair provision. 

!enants have no objection to paying their share of increased 

costs, just as they are going to insist upon sharing any decrease in 

real estate taxes, if the Legislature should enact a bill to reduce 

property taxes in New Jersey. 

But, tenants are justified in their determination to avoid being 

gouged by greedy landlords who will use a 2 ~ % increase in operating 

costs as an excuse to double, or even triple their rents. 

Many New Jersey landlords appear stung by the accusation that 

their opposition to rent levelling legislation is based exclusively upon 

greed. These landlords have an opportunity now to dispel this notion 

by witharawing their opposition to this wise, and necessary piece of 

legislation. 

The long-range solution for the plight of harassed and exploited 

tenants, of course, is a vigorous program of fedenally-funded public 

housing, at rents which Ameriaan workers can afford to pay. If I am 

elected to the United States Senate, I will support such a program. 

But, even if this program should start tomorrow morning, it 

would take 10 years for sufficient housing to be constructed. In the 

meantime, the rent levelling legislation under c onsiderstion today is an 

absolute requirement for the tenants of our state, so many of whom are 

low- and middle-income workers, senior citize~s, and minority group 

members. 
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2. 

We are told that the main problem is that there is a slloc:::.age 

of apartments and we have to construct more. And if we pass 

rent leveling legislation, this will discourage the badly­

needed construction. There are two answers to this: 

First, rent leveling permits a fair profit, so w£1y shoulct 

this deter honest construction; and Secondly - it will taj;:.e 

years for the construction to get caught up with need and 

tenants need a life preserver right now. 

3. There is a group in New Jersey that you may have heard 

of -- they pretend to represent the Homeowners. As far 

as I can see, they do not represent anyone except a few 

wealthy landlords who are pretending to represent an 

imaginary, non-existant group of homeowners. The message 

they are sending to all Homeowners is that rent leveling 

is rent control. They are trying to convince homeowners 

that rent leveling will cause reduction in taxes for 

landlords and that homeowners who are not landlords will 

pay higher taxes to make up this deficit. Some homeowners 

actually believe this. They don't realize that even by 

stretching the imagination, you cannot really show how 

rent leveling will lower taxes for landlords The only con­

nection between rent leveling and taxes is that it permits 

the landlord to include taxes in his rent. 

4. Next, we have those who say that the Governor's tax 

package allows tenants to deduct rent from the proposed 

income. This is like telling a low income family that 

they can deduct a $1,000 contribution to charity from 

their federal income tax. I am sure you realize that you 

do not get $1,000 back by deducting it but merely recover the 

percentage of that 1,000 dollars represented by your 

tax bracket percentage, say 
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20% for the poor family. The same holds true for the proposed 

state income tax. The allowable deduction for rent would not 

only be less than it appears but it would encourage landlords 

to raise rents to even more exorbitant levels. The truth is 

that in reality a state income tax will help the poor tenant 

little more than does the Federal Income Tax. 

5. An argument used by opponents to this cry for help for 

the exploited tenants is that homeowners have roots in the 

community and thus contribute more to it,whereas tenants are 

more transcient, less permanent members of the community. 

To begin with, almost half of New Jersey's residents of 7 

million+ are tenants and using the 1,200 families in our 

garden apartment-complex as an example: many have lived 

there over 6 years, they have friends and other relationships 

in the community, their children attend the schools, and 

they consider themselves as permanent members of the community 

as do any homeowners. 

6. A final voice of opposition I would like to mention is 

the cry that this is supposed to be a free enterprise system 

and they are right. But, whether we are talking about United 

States imports or great monopolies or tenants, there are times 

when emergencies make it necessary for people to be protected 

from dangerous threats to their very survival. 

MY CONCLUDING STATEMENT IS THIS: Right now rent increases 

are limited by the terms of phase 2 of the President's 

economic freeze program, but millions of landlords are 

planning to increase rents in leaps and bounds the moment 

the freeze is lifted. 

Maurice Fenichel, President 
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Ma7 27, 1972 

Members of the Lecialature, 

Genttemen; 

I wish to express my opposition to ·ASSEMBLY BILL #656. 

Without coinc into all the details of the bill, I wish to express 

opposition to the recommendations on the crounds that they are cenerally 

impractical and appear to be discriminatory acainst HOMEOWNERS. 

Perhaps if rent control is necessary, a bill should be 

co~osed that is more specific • The blanket recommendations are, 

aa I interpret them, to be protectiTe of all tenants, especially thoaelv~ 

i:::~or.:t>a are hich~r than many homeowners incomes. 

Soae lecislation is needed to preTent the ainority croup of 

RENT GOUDGING LANDLCRDS from exiatinc and at the aaae time PROTECT THI 

HOMEOWNERS FROM BECOMING UliW'ILLIIG HOSTS who n.st bear the brunt of coat. 

for maintaintnc the propert7 and PROTECT HOMEOWNERS FROM BECOMING VICTIMS 

of the risinc coats of liTinc, while the tenants liTe securely, untouched 

by increased expense& and pDOtected by lecialation fro• sharinc their 

richtful responsibility • 

. r/ . ~ . :&~/~ ~~ 
Very T~l Tours, ~ 

~Lillian A. Sincle 
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Dedicated ta the letterment af Hackensack 

HO ERS ASSOCIATION 
P. o. Box 2,, 1;,;;;;;;7602, 

May 29, 1972 

Hon. Frank Megaro, 
Chairman ot the Commiitee on Municipal Government, 
State House, 
Trenton, N.J. 

Dear Sir: 

We, the undersigned, President and Vice-President ot 
the Hackens,ck Homeowners Association oppose Assembly 
Bill #656 tor the following reasons: 

The multiple dwelling taxes in the City ot Hackensack 
are basei on income only. The rent control would re­
duce the yield ot taxes aad as the cost ot public 
services wontinue to rise, the individual homeowners 
will be torced to absorb the additional tax burden. 

We oppose the enacting ot any rent control as we 
believe that it would place an untair burden on home­
()'Wt)& rs and tail to produce the housing which New 
Jersey desperately needs. 

Very truly yours, 

-~.:.~ .M: 
Hans Kobin - President 

N.J. 



5/31/72 

Mr. Chairman, Members of t.he Committee 

A previous speakeru Mr. Levine of Lakewood, has 
pleaded for prompt action on 656. May I, as a 
representative of the Mayor and Council of the Borough of 
Roselle, heart. ily concur. We have made this scene before. 
2~r community officials have so many times in the pastf 
exercised all t.he means at out command to bring about some 
form of tenant refief in the area of rent stabilization. 
We have requested enabling legislation; we attempted to 
pass our own ordinance, recognizing the futility of this 
action; we have sent resolutions supporting a long line 
of previous bills aimed at some form of rent stabilization; 
and I myself spoke at last year's hearing conducted by 
Sen" Rinaldo, 

Everything else failing, our Council, in an attempt 
to emphasize our objection to those landlords whose 
unconscienable rent increases began wrecking economic havoc 
among many of our tenants, directed those departments 
having jurisdiction, namely the building inspector: fire 
safety inspector and health officer, to follow up every 
legitimate tenant complaint and make stcict and regular 
inspectionss demanding total and immediate landlord 
compliance with any and all violations, Perhaps, one 
would_consider this form of pressure on a landlord as 
immoralu but when one is playing against a stacked deck, 
it be~es him to use all proper means at his disposal" 
As an aside" this program has been successful in 
negotiating one lease and in other instancesJ at least 
securing those proper services and conditions for which 
the tenants had been dearly paying. -Don't force those 
of us on the municipal level to have to deal in this 
fashion. 

From all of this, you would gather I come from a town 
with a very large percentage of apartment dwellers. Not so~ 

our town is basically composed of private residences with 
a moderate number of apartment dwellers.. However., our 
problem is compounded by a practically zero per cent vacancy 
rate and a lack of buildable land. In fact, one of the 
last sites was recently deeded by the borough for the 
erection of a Sr. Citizens apartment unit which will begin 
construction this summer. 
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Economically 1 the majority of our tenants fall into 
two distinct categories~ those living on fixed incomes, 
and those of the newly married generation-, both of whom 
can least afford the exorbinant rent increases of the 
past years, and who look to you for some form of security 
under a ~ and ~J..!~ rent stabilization program 

Give us this bill. 

l91A 

Jerald H. Biener 
Councilman-Fifth Ward 
Rosellef N. J. 



Dear Sir, 

39 Ramapo Hill Blvd 
Oakland, N. J. 

Our Family is deeply concerned as homeowners about 
bill #656 which will produce rent control and thus impose 
additional taxes on us. We vehemently oppose this bill! 

Sincerely; 

Mrs. Edward Grauger 
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Mr. Frank Megaro, Chairman 
Committee or Municipal Government 
State House 
Trenton, New Jersey 08625 

Sir: 

343 Calvin Court 
Wyckoff, N. J. 07481 

I join the many New Jersey homeowners who are opposed 
to Bill #656 which provides for rent controls~ Rent control 
will put the burden of rising costs on the homeowner and 
property taxes will skyrocket. Also, this is just one more 
government control measure and will lead us one more step 
nearer to socialism. 

Please do all you can to prevent the passage of this 
bill' 

Very truly yours~ 

(Mrs.) Wilma c. VanderHoven 

193 A 



Mr? Frank Megaro, Chairman 
Committee on Municipal Government 
State House 
Trenton, New Jersey 08625 

Dear Mr. Megaro: 

343 Calvin Court 
Wyckoff, N., J. 07481 
May 26, 1972 

Bill no~ 656, which provides for rent controls, will 
be a detriment to the State of New Jersey if it is passed. 
Thl!s bill will place the burden of increased costs 
directly on the middle-class hard-:-working hom.eowner who 
will have to pay additional property taxes. 

The middle-class person is becoming fed-up with 
supporting local, state and federal schemes. The burden 
is becoming too great! 

It would be appreciated if you would do your utmost 
to prevent passage of bill no. 656 7 

Very truly yours, 

John W •. Vander Hmzen 

194 A 

• 



fl 

• 

• 

I 

• 

• 

Mr. Frank Megaro 
Chairman: Committee 
or Municipal Government 
State House 
Trentcnf New Jersey 08625 

Dear Sir: 

678 Mountain Ave. 
Wyckoff, N. J. 07481 

As a New Jersey homeowner, I am opposed to Assembly 
Bill #656 and all of its rancifications! As a member 
of the John Birch Society I believe that any kind of 
Government Control put on individuals is extremely 
dangerous and will lead to eventual total government 
control or totalitarianism. 

Very truly yours, 

Mrs. Janet Williams 
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Mr. Frank Megaro, Chairman 
Committee on Mundcipal Government 
State House 
Trenton~ New Jersey 

330 Calvin Court 
Wyckoff, N. J. 

I join the many New Jersey homeowners who are opposed 
to ~ill #656 which provides for rent controls. Rent 
Controls will put the burden of rising costs on the 
homeowners and proper~y taxes will skyrock.et c Also, this 
is just one more government control measure and will lead 
us one more step nearer socialism. 

Please do all you can to prevent the passage of this 
bill. 

very truly yours, 

Mrs. PaulL. Culler 

f 
f 
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