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ASSEMBLYMAN JOHN S. WATSON (VICE CHAIRMAN): Good morning.
I'm sorry we are a little late this morning. We were waiting for the
:Chairman of this Subcommittee to arrive. Ffom what I -gather, he is en -
route here, ‘and I think he will probably be here within' the  next
- fifteen to thirty minutes. I amAAssemblyman John Watson; I am the Vice
Chairman of this Subcommittee. I would like to welcome you here this
morning for our housing hearing. Of course, as you know, we aré
holding hearings in centfal parts of the State to find out some of the
needs, and some of your concerns about the housing_conditions‘here in
the State of New Jersey. I see we have with us the Assistant
Commissioner of the Department of Community Affairs, Mr. Sidney L.
Willis. Mr. Willis, if you would care to begin your testimony, I would
appreciate your coming forward, please. Good morning.
ASST. COMMISSIONER SIDNEY L. WILL I S: Good
morning, Assemblyman. ' , '
o ASSEMBLYMAN WATSON: Do you have a prepared statement? v
MR. WILLIS: No, I do not. Good morning, - ladies and

gent lemen. My'name is Sidney Willis; I am Assistant Commissioner of
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the Department of Community Affairs. My few comments this morning are
intended only to indicate that we are grateful the Legislature is
“looking. at public housing authorities, and some of the problems of the
‘ ﬁouSing authorities throughout New Jersey. v

This morning I would like to give you some brief introduction
to the extent of those problems, and the extent of public housing that
is available in New Jersey, and to suggest to you that the Department
will be available to you throughout your hearings and throughout any
work you undertake here, so we might provide whatever technical
assistance and advice we can. I believe the short notice probably
accounts for the fact that many of the housing authority directors
‘thémseives, who are most directly concerned with these projects, and
who are attempting, I would say valiantly, to administer them under
some very difficult circumstances, which I will describe, to you, would
want to be'here, but, unfortunately, most of them were unable to make
it. There,bis an ‘"active chapter 1n New Jersey of the National
Association of HoUsing Redevelopment Officials. I'm sure that in time
they will appear with formal statements and give you a great deal more

information than we can.



Let -he tellv you justi briefly that fhere' are forty-six
thousand, two hundred and- 31xteen publxc housing unxts in New Jersey.
‘ They ere located in two hundred and = sixty-seven projects in

seventy ~three dlfferent publlc hou31ng authorntleso antrafy, I think,
:to the publlc s 1nterpretatlon, or 1maqe of  housing authofities, we
have both very large housxng ‘guthorities whlch have, invthe case of
Newark, more than ten thousand unlts, Lndeed 1 believe there _are
substantially more‘ thanf that, but there are nineteen small publlc
hou31ng, authorities in New Jersey which have -less than one hundred
upits each. In addition, there aﬁe those theﬁ have anywhere from a
hundred to five hundred units. There are thirty-five such authorities
in New Jersey. ’

That will glve ‘you some 1nd1cat10n of the spread throuqhout
New Jersey of these units, manx of which- have been. built over a long
v perlod of time. There have not been too many built recently, fqr»someh
~reasons I w1ll outllne for you. However, they are located in many
d«;_f\.ﬁeljen‘t, mumfc;pa_llmes,, ‘many different 'sizes of mu,hlci;pa_lities in
- different parts of the Stete.‘ They are finaneeq, as l’am sure you
knpﬁ,'wlph(cehttacte with.the‘eaxlier Public Housing Administratloh,
nqw; the"Heusing ehd,ngban ‘Deyelqpment Department. The conthechs
essentially allow a local authority to build a project by issuing
'bonds, and those bonds are then repald out of annual contributions, from
the Federal governmento
| ' The notion af the time that many of these projects ‘were
accepted by the cities wag that the progects would make: payments in
lleg of taxes, llm;ted_however, but: some.peyment in lieu of taxes, and,
alee, that the projeptshwould~earn_through'thelr own. rental income
sufficient dollars toyoperate»the.pquects, In Many cases, that has
vnot prdven to bev the- case. lt is partly the result of a national
tenant. selectlon process, which assures that the families w1th the very
least lncome in a. locallty, galn accegss. to those pPOJBCtS, whlch is, of
course, a deSLrable objective. But, we also. find that those partlcular
,households concentrated. in those. prOJects, w1th very. low. 1ncomes, are
obllged to pay only a llmltEd percentage of thelr income, far. rent
‘Thue, the. total renlal lncome does not provnde sufficient revenue to.

~adequately qperate"many,of the pquep;s, particularly 1n‘vxew\9f;the



‘rapidly rising cosfs of energy, which were unanticipated whén the
projects were built Well, what has been the resultVOf that? The
llarqer mun1c1pallt1es have almost invariably been requ1red to forego
even their payments in lieu of taxes as an addltlonal contribution to
 the progect, to help it continue to operate. The Federal government in
_recent years has prov1ded additional operating subsidies to the housxng
authorities to try to operate the proJects and to fill the gap between
rental 1income and operating cqéts.' |

I believe it would be the view of most housing authority.
.directoré in New Jersey that those'operating subsidies are not adequate -
to 5roperly administer the projects, and that is the major cause for
the poor maintenance that is apparent "in many of.these projectsvénd,'
also, for their lack of support any longer inv‘many of our
municipalities. The absence of municipal support has meant that almost
all recent projects have been only for senior citizens, and we
ﬁertainly'know there are more than forty-six thousand families in New
'Jersey who need safe and sanitéry housing Units,bof the type that only
‘housing-authorities'and public housing units can provide.

I might tell you that in New Jersey, dating back to the very
beginning of the local hdusing authority movement in the State, there
has been on every authority an appointment of the Commissioner of the
‘Department of Community Affairs. So, there is dne person on each
authorlty who does have some respon81b111ty in a sense back to the
State government itself. From time to time, we have communicated with
‘those appointees but, to my knowledge, ‘not recently, other than to
fappqiht of'reabpoint the members who are, of course, citizens of their
‘own localities. But, there 18 -a communlcatlon which could, perhaps, be
‘more utilized than ‘in the past. In addltlon, as I pointed out, the
profe351onal staffs,_that both serve as executive directors of local
_ housing authorities, many of them have been doing a very excellent job,
and the Department of Community Affa1rs has = supported,  with
demonstratlon funds, projects which have attempted to experiment with
‘\dlfferent ways to improve the quality of life in the projects. I might

say that partlcularly in Jersey Cxty, we are very pleased with the
'fesults of that over a per10d of - tlme, éndvlvwrll secure copies of

"thexr reports, which we have dlstrlbuted to all local housing



authorltles as a guxde to how working w1th the tenants, w1th a max1mum‘
~of tenant responsrblllty for sp301f1c areas within the bu11d1ngs
themSelves, there have been outstandlng 1mprovements 1n at least some
lprOJects in Jersey Clty, whlch I think should be better known to other
.hou51ng authorities..

I do ‘not mean to suggest that all. of the prOJects and all of
the“authorltles are problem ridden. There are many, partlcularly the
’emaller authorities “with few units, ‘where very adequate housing 1s
‘being provided. I think_we should try"to build on:their experience.

' ‘ I think that is reelly all I can eay'by way of‘introductlon.‘
1 believe.you will find when you do hear from the authority directors
thet‘their most serious problem right now is _operating revenue. In
addition, many would like to develop more unlts,vand there is clearly a
. need for more unlts, but whether or not the locelltles, glven the
extent of addltlonal subsldles ‘that they have been requ1red to prov1de
for the foregoing of taxes, and also for pr0v1d1ng addltlonel municipal
servicegs-- In the City of Paterson, there is a spec1al unit of the
local police department which is active u{ the project sites. The
1ntent10n, or1q1nally,' was that the revenues of the prOJect ‘would
prov1de for their own eecurlty, Just as prlvate developments do.  These
understendlngs with ‘the localltles have eroded over tlme, and the
Tesult has been a great reluctance to see more such progects develop.
Finally, of course, there is a gradual withdrawal of support
at the Federal level tor new'deyeiopnent;_pertly becauee of the desire
to assure,, insofar as possible, that _people . of low income are' not
concentrated in small portlons ofva municipality, but can find access
to housnnq throuqhout a mun1c1paltty, or indeed a region. So, the
emphaeis in recent years has been on ass1btance to ellqlble famllles
who - could then select their own: units, usually outsxde 'of
publiclyvsponsored_hou81ng. As long as the unit 13 standard and the
rent'is‘within a_Fair‘Market Rent; the famlly can then rent the unlt
and pay 25% of»its_income for rent, and the addltlonal sub91dy up to
‘the Fair Market Rent in_thet partitular‘regLQn is paid by the Federal ﬁ
government. That. is a very large program; it is administered through
the Depertment -of vCommunity‘ Affairs for nany parte oflvthe State,

‘primarily the rural areas of the State. It is directly'edministered



then by the larger cities -and mdnicipalities who have their own
community development agencies, such as in Trenton and elsewhere.

:  That is seen as a substitute for, and'certéinly begins to
solve one of the problems ofjconcentfating people of low income, but
it does not "totally solve that problem, primarily because it 1is
difficult to find units that rent even for the‘approved rental,'and to
find adequate unlts in the sense of their being standard, with all the
services provided. }

In my judgment, there will be no éubstitute for public-owned
units, and certainly with 46,000 such units in New Jersey at the
present time, given the need; everything‘pOSsible should be done to
prevent those‘from'falling into disrepair and being moved out of the
housing markeét. We cannot afford to lose those units.

I look forward to working with you, and our staff will
certainly be available tb you. I hope tﬁat given the opportunity, the
people who are-directly responsible for these units in many localities
‘will be brought before your Committee. 1 think you will learn a good
. deal more about their problems than I have been able to convey. Thank’
you for the opportunity to discuss this subject . .

| ASSEMBLYMAN WATSON: Thank you, Commissioner. Before you
leave, 1 would just like to ask you a question. We have 46,216 public

housing units in the State, and this represents 267 projects? o '
MR, WILLIS: Yes.
~ ASSEMBLYMAN WATSON: What would you say your best guesstimate
is regardlng the need for more housing of this type?

MR. WILLIS° I do not have a figure at hand, and I would not
like to suggest that the only way to house famllles of low income is by
publicly-owned housing. I think there are some solutions in hou31ng
vouchers§ there are some solutions in Section B assistance; and, there '
are certainly some solutions in the housing that our Department has
been developing through' the Housing Finance Agency, which does reach
peoplevof low income. However, I think that when it is all done, there
is still a need to both Mainfain the'actuél publicly-owned units of the.
46,000. we  already have, ‘and to provide additional such units for
“families of very low income who cannot find accommodations in any of

the other types of programs that are offered.



‘What the size bf'ﬁhat figufe'might be -- although I would be
glad to try to give you an ‘estimate of it, but»l do not have such a‘
number at the present time. R .

‘ASSEMBL YMAN WATSUN, There is one other questibn I_would like
to ask you. Often you hear Mayor Holland here in the City of Trenton
begglnq the different municipalities other than the City of Trenton to.
take their fair share of -low-income housing. I remember when you: were
the consultant for housing in the county; 1 remember, also, we were
talklng about the Federal subsidy, but it would have to be a hundred
unlts or more. You could not begin to get the subsidy unless it was a
hundreq or more units. I think at that pa:tncular time Barbara Sigmund
?QQ:E served on that cpmmittee,'if you recall, and we camé‘up with. the
idéq of -- possibly it would be>azlitt1e harsh, the. way some of the
municipalities feel about low-income housing <- asking them to take  a
ﬁpndred;units at one timé within their own municipalities. HoWever, we
felt ;n_ofder to take advantage of'the Federal subsidy, we would take -
maybe four municipalities, or two municipalities, and have each take

fifty, or each take twenty-five, and begin to do it that way, to at-
least begin to make a movement out of the City.
| You know, I cén,agree with Mayor Holland when he says if we
continue to put more of this kind of housing in the City, 1t is just
more that the City will have to subsidize in many ways, with Qelfare,
'etc. - It isva burden. We talk about fair taxation across the State,
and'wg talk, also, about the major urban centers that have the larger
‘welfare problems. In Morris County, they talk about the low welfare
problem they have, 00@5%, Then, I lock at my own county as a former
- freeholder, knowing that Lhé welfare problem was 11.2% at the time I
~left a couple of years ago. = In Newark, they had a 22.3%; welfare
problem. This is a heavy burden for the central cities. “When: we: talk
~about. making_an equal disfribution‘across-theﬁstafe, and the problems
bf taking care of our poor in a very urbanized State, a very densely
populated State, it begins to tell me that in order for our cities to
surv1ve today with the high taxatlon they have to pay..for hou31ng, and:
all the. other thlngs they have, to pay for-- We are overtax1ng our
people in the<central cltles, It is my feellng that the whole problem.
of taxation is not equally distrlbuteq across the State. Princeton has:

its, own housing authority, is that true?



MR. WILLIS: VYes.

ASSEMBLYMAN WATSON: 4And, also, I think Hightstown has its
“own housing authority in the County of Mercer,) and Trenton has a
hdusing authopity{ I know we have a very suécessful housing:unit‘in
LawrehcelTownship, one of the finest. I think Whenfthey talk about
Ahousing, they”use that as a showplace todéy, for what can:be done~in
suburban areas. [ know, too, that a municipality that doesn't have a
housing authority will have to ask the county to intervene for them, if /
they choose to_do these kinds of things we're talking about .

What is your feeling about a more active movement to see that
these kinds of places acceptvmore of the burden of housing throughout
the State? '_ ‘

’ MR, WILLIS: I think you ' have outlined an égenda for a
generation, but let me try to clarify a few points, sir.- It will be
important for the Committee to disfinguish publicly-owned housing and
the new forms of subsidized housing, which are essentially owned byw
privafe, nonbrofit, or limited—brofit sponsors. In recent years, while
public housing, meaning publicly-owned projects, have been on the
decline, the programs that have been sucéessfully developed, I might
say in mahy, many ‘suburban areas, including, of course, Lawrence
Township énd Princeton Township in Mercer County, and Ewing Township,
which is‘breaklng ground this morning for a new development, that these
projects are qulicly assisted, but they are not publicly owned by
housing authoritieéa They are private groups, in many cases nonprofit
organizatidns, which have been formed for the purpose of trying to do
something about housing in their own communities. We have deVeloped in
the last ten to fifteen years abouf 3890U0vsuch unifs throhghout New
Jersey, and many are inv suburban areas. These seem to be better
 accepted in ouflying portions of counties, because they are owned by
sponsors who are ordinarily leading citizens bin the ,éommunity,v
: nonprofit, brqanizations ‘'such as churches and civic organiiations
kqenerally,'some of which would band together, as I believe in the case
of Lawréhce Township, to develop these projécts. They have received,
in recent years, Section 8 assistancé, which is a contract from the
Federal government to pay the difference between rent received and the

operating and capital costs of the project.



These have been developed and they are, by and large, qu1tev
successful. It i§ Erue at the présent tlme that an economxcally

'f8331ble prOJect of that sort has to be a handred unlts, or close to a
hun,red unrts, and Usually more: That program, 1 might say, at the
;‘Z’r’"rese‘nt timé; is threatenied by EHe withdrawal of Federal support for

new proiects, but ‘thosé that have beeén developed, we are working with

1 think they w1ll contihué to be ‘an 1mportant hou31ng resource for
hy yeidrs to comes o

the op ortunities for countles in these programs have ‘been
éfai\, In Bergen Courity, they have a very active countyw1de ptrogram
-whlch has been developing affordable hous;nq using Section 8, and
\locatlng many of the progects, wrth full county support, in the
sublirban portions of that county. In Mercer County, ‘the opportunity
for . hf%ﬁﬁ'bauhty assistance has nat beéen available, partly because the
county i§ rot quite large enough. Thére is a ‘eomplicated formula which
excludes Mercer County. The County of Mercer, at the time you were

talklng, was ‘éonsidering & so=called "Section 8 Existing Program "

¢h Would fot mean developlng any ‘upits, ‘but would ‘mean prov1d1ng
‘ "ble femllles ‘with ‘the subgidiss for up to flve years, so ‘they
d nt ho sxng un1t8 throughout the county,'not necessarlly in any
‘ﬁartf T ot; The rent payment would go dlrectly to the prlvate |
akowner of"the’apartment itgelf.
Durlng the time ‘of that dlSCUSSlOﬂ, the State, partlcularly
sur Department “that is the Department of Communlty_Affalre, galned
access to the unite‘tﬁatkﬁere'availﬁole‘1omMeréer»County;‘ahdibegan to

Gprov1de those units to fam1lles ihr3fhe"couhty == at least that

_tance to families in ‘the county. Bo;wtheﬁboun£y~ﬁecrded,at¢that
‘time Wot to proceed ‘with its ‘own - program; SihCe itrWDUId have been
& o) for ‘the ‘'same units that. the Bepartment was, and 1t would ‘have

“been ° serv1ng the same families.

‘Dor experlence, 1 m“”ht say, has ‘been ‘that it 18 stlll very-,

&dlfflcult, glven ‘a Falr "Market ‘Rent, whlch 15 ‘a llmltlon ‘the amount ‘of

Tent that ‘the Federal ‘government “will SUbSldlZe == ‘will ‘make “any

‘payment toward ‘at ‘all -- ‘given the 1imit on that ‘Fair Market Rent -and

‘the tight hotsing “Warkét in ‘the ‘sibirban ‘porticns of “Mercer County,

‘Very féw Families Have beén ‘able with that voucker -- in a sense, ‘which’



theoretically they can use'anywhere'J— to find an apartment'outside the
City of Trenton that rents for that Fair Market Rent. So, in part to
méke that program more workable in Mercer County, the Fair'Market‘Rents
heye to. be more realistic in relation to the actual rentsbpeople'are
payinq in the suburban poftiohs of the codnty.'»That is a probiem to be
_overcome. Ubvlouely, as you increase ‘the éilowable rent, the average
cost: of the sub81dy per famlly is higher and, therefdre,‘the number of
‘famllles served 1s fewer. It is as simple as that. .

v I thlnkvthe question of fair share which yod mehtioned, and
the issue of the availability of hou31ng for families' of low and
moderate income outside of center cltles, are ones that were addressed
by the State Supreme Count earlier thxs year. That, I belleve,‘w111
provide some additional gquidance to municipalities, particularly with
regard to their own zonlng p011c1es. Thefe is no way at the present
>‘t1me to project what the impact of that is likely to be, in terms of

local interest in pursuing some of these kinds of subsidy programs that -
have been made available. The prqblem in New Jersey will be that if
interest ' is greéter, Federal suppoft is reduced. So, the problem now
\will be how it may be possible to develop at least eome lesser cost
housing, some affordable,housing, without a subsidy. That housing,
practieally by defimnition, “will not reéch the families thch' are
provided for in publlcly-owned publlc hou91ng units. It just'iSn‘t
going to work in that regard. _

So, the answer for the famllles whlch are servxced by local
housxng authorxtnes is not yet on the horizon. I believe that each of
the cities that ultimately teetlfy before you will represent a large
‘need, in terms of the number of families 1living ih‘ substandard
dwellings within their own jurisdictions, about which they know very
specifically that to move those families to units which are standard,
or to‘improve the units in which they preﬁently live to bring them up
to standard? 1s an expensive process. 5o, I have tended in my remarks,
while fecogn121ng a much larger problem, to also recognize that tie
first step élong the road te solving that much Iarger problem is to
keep in good repair that whlch we already have. That is what I would
like to stress in my comments this morning. o k

ASSEMBLYMAN WATSON: Next we will have Angela Corbo, from the.
e'Newark Redevelopment and Housing| Authorlty. Good morning.

i
1
|



ANGELA € R B'ﬂ" Good msrnlng. I would like to read 1nto the

. record & statement by Mllton A. Buck, Executlve Dlrector of the Newark""“

“Redevelopment and Housrng Authority.
o1 am very happy to have. the opportunnty to submlt this
‘1nformatlon to the Commlttee, beeause I erncerely hope that the. State
- of New Jersey wxll assume an rncreased role in combatlnq the qrow1ng
~probléem; - whlch can only have profoundly unhappy ronsequences “for the
people of New Jersey. The problem is the contlnu1ng and threatenlng'
'decline of publlc hou51nq. It is a declrne whrch 1mposes increasingly
‘hard COﬂdlthﬂS on large numbers of people whose homes today are -in
‘wpublxc housrng, and whose homes in the future are most - llkely to remain
there._ ' : S »
. hs you~ know9 'I' am ‘the executrve respon51ble ‘forlAfhe ‘
redmlnlstration of what is, by far, the lergest publrc housing communlty
in the State, and one of the ten larqest in Amerlca. Newark has nearly
:13 000 publrc housrng unlts, or consrderably more than one- quarter of
'.ethe total number -af unlts statewrde.v The problems I wlll dlscuss here,
r'however, are not: conflned to Newark., They can be found in many of ‘the
other 32 000 or more. publlc housrngkunrts to be found rn cities and
towns around the rest of New Jersey. o | S
, ’iUr‘ problems in Newark 'ﬁoueyef, >3ref ‘made espec1allyf
d1ff1cult ‘by the fact tﬁat our publlc houslng stock, on the average,
tends “to ‘be old by publlc housrng standards,‘ and has a very hlgh
'?proportlon of hlqh-rrse structures. Older, hlgh -rise public hou51nq in
yiurban areasy surrounded by | large populatxon and by the full range of
‘soc1a1 proolems to be found in cities, are a proven formula for maJor
lproblems in publxc housrng. e have them: in Newark. '
of our 13, 000 uhits, more than 10, BOO ‘are over twenty years
7016. More than 7, 000 ‘are over twenty flve years old. ‘Nearly 2,700 are
age forty years or over. The age factor brings on equrpment failures’
~and a general decline whleh create ever-grow1ng demands for: repalrs. v
, v Unfortunately, fwev suffer “from heavy vandalism that ‘is
“samétimes rampant The 1mpact ‘of that is ‘found 'in'lSUeh thinqs 'as'
*elevator and lxghtlng fallures.b For - many of eur re81dents it adds ‘to

the problem of tryrng to malntaln ‘a healthy lrv1ng env1ronment
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‘Compoundinq our problems is a high rate of rent payment
delinduency.‘ The ~serious financial ‘conditon of the Newark
Redevelopment:and Housing Authority is compl@éated;by the failure of
a large number of tenants to pay ‘the rent thét‘ is due. for their
apartments {

7 While facing all of these growing problems, and many others,

our Authority has been hit w1th extensive cutbacks in Federal funding.’
These cutbacks have necessitated broad scale reductlans in staff and in
the services which we are able to pr0v1de.‘ :

In_1976—77, our Authority' received total subsidy fundlng of
$21,097,000 .for public _housing operations. Five _years later, 1n
1981-82, we received $23,380,000. If an inflation adjustment of only
6% per year is made over those five years, it means that we received in
1981-82 only about $13,433, 000 against the $21 miiiion piovided from
»the same source in 1976 77. The consequences of that kind of drastic
cut cannot be escaped.’ '

It is especially difficult to Justify the policies whlch
underlie these cuts ~when ‘you consider that public housing was
‘originally a Federal program, not a local program. It was in response
to Féderal policy, and with federal dollars, that public housing was
‘built. For the Federal government to back away from this program now'
Seéms beyond any justification. | ‘

. It is important to emphaéize‘that'0ur Housing Authority has
not stood still in the face of growing problems, even with. the
tightening of its financial situation. ~ Through the utiiization of
Hfdnds granted under the Public Housing Modernization Program (MOD) of
HUD, we have completed, or now have in progress, some $25 600,000 in
capital 1mprovemPnt work, 81nce 1980.

This program has enabled us to make important progress in
improvement of heating systems, electrical equipment, security systems,
' elevatoré, sewer equipment, garbage disposal systems; aﬁd other
facilities. There 1s attached bhere, for the information of the'
 Committee members, a report -~ from the Authority to Mayor Gibson
| detailing this program. R

The Newark Redevelopment -and Housing Authority aiso has

undertaken a concentrated effort to improve the percentage level of.

1



rent>payment3'énd to r&dUce delihquencies‘ih‘that area as a further
step toward 'improyinq"its,‘financiélb situation and maintaining its
ability-to provide the sericés which are essehtial to oﬁr residents1

Desplte the recent progress, however, we. cont inue to grapple
w1th mount ing dlfflcultles arising out of the factors cited earlier in
this statement. To Fully understand our problems today, it is helpful
“to recognlze also that the residents who. are now in public hohsihg in
Newark generally must look forward to a permanent future in‘public
housing. ,  ' - = '
At the time that public housing was initiated, and during the
1940's and 1950'3; public housing was. populated generally by people who
had _strong prospects of moving ahead on the economic scale. They were
generally wage earners With improving job pfospects, andvhad 1itt1e
need for social support programs, Today's res@denté,'unfortunately,
are frequently without jobs and without the hopevof any but the most
marginal of job bpportunit;es., Also,'today's social problems =-- crime,
drug ‘abuée, sanitary 'problems, vandalism, and others -- ‘ére of far
gfeater extent than those which prevailed in earlier years. |

I fully realize‘that the.ﬁéﬁbérs df this Committee and others
in the New Jersey Leg}slatqfe«xrgcognizev,the' severe nature of our
problems, even if not all of‘,the"details, .My purpose today 1s to -
"suggeét that without help, public housingg‘as thinQS'are.nowfhéaded,
can only become a gpeateryﬁroblem» Things will hot improve unless
thefe are some very impoftant.changeslin pubiic”policy. I realize that
the extent of the physiéal decay‘céhnot be cured by the State, given
the extent of the State' government's own financial'problems at this
time. o o | | ‘
, However, I suggest that the Committee might be able to
formulate and recemmend -programs at the State level, funded by the
_ State,‘under whlch_a far more effectlve attack could be made on the
mady social problems -which ‘weigh so heavily on ‘publié ‘hous1ng.
Additionally, it would be possible to write into existing State
legislation covering social prbgrams, “and 1ntd. Similar future
'leqislatibn, specific provisions'that would require that active steps
be takem to 1nsure that the benefits of these programs actually reach
publlc housing residents. I would hope that legislation creating such
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.programs would also mandate that the public housing residents of New
Jersey be participants.
| leen the extent of the problem, and the number of people

}nvolved -- nearly 30,000 people in Newark alone -- 1 can only appeal
to you w1th the prop081t10n that New Jersey simply cannot allow the
problems of publlc housing within this State to grow worse. It s
unacceptable on a moral scale, and on a social scale. L

Public hou51ng in Newark needs help.' The people of publxc
" housing need help. I would urge upon you that the State has it w1th1n
‘its‘pOWer to step up 1its attack on'socialyproblemé>in our cities, and
to focqs'itsvefforts'particularly on the problems to be found in and
around public housing.' ' ’ v ‘
’ - We are trying: odr very best' to: help' ourselves 1n this
respect. I have attached here a particulérly_interesting report on our
effofts in connectioh with‘Soul-O-House, a drug rehabilitation'progrém
centéfed in public housing in Newark. - The Souloﬂ—House story 1is
. encouraging, . but it repreéenta only a fraction of what'MUst be done.
We furn here today to the State of New Jersey with an appeal to take a
fresh look at the problems of public housing'andfto help us develop new
solutions, néw social services . and new ways of overcoming our éocial
problems. We need your “help, ‘and on- behalf of Newark's public houglng
residents I appeal for it.

Thank you very much for fhis oppertunity.

ASSEMBL YMAN WATSON: Thank "you, Ms. Corbo. Would you like to
read the Scul-O-House statement? ; |

MS. CORBO: If you would like me to, I can. Assemblyman,
"it's up to you, but it is really basically for the Committee's
‘information. /

- ASSEMBLYMAN. WATSON: All right, we will see that that
statement is included in the record. I would 'like‘ tor ask - you a
‘question that I asked the Agsistant Commissicner. . Do you have any
~idea of the need, statewide, for more public housing; especially in
~areas like Newark, Trenton and Camden?

MS. CORBO: Certainly; you need to build more public housing.
‘ - ASSEMBLYMAN WATSON: I wbuld like to know the kind'of’waiting.
_1;st-you havé? How fa:'back'does the waiting list go, and {he'kind of
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Hiéfébéii in mdch of your HbUéiﬁg; WHich is not belng rented only

| because of the repair problems7 I would llke to hear some of that._
v'MS. CBRBﬂe We have severai thousand people on our waltlng
‘;liﬁi; it probably goes back I'd say,‘about three‘years. ,Une_of our
probiems at the Authority is that We have many large families that rieed
to be housed. We do not really have those kinds of accomiiodations:. aF

have to house them in tHe propeb size .apartments if
"accordancé with all the mandates we operate under: SRR B
» ASSEMBLYMAN WATSDN. ' When you say several thousand -o,Just
fglvp e someé ideas T ’ ‘
‘ MS. CORBO: 1 would say 5 000 would be a pretty close flqure
ASSEMBLYMAN WAESON ~ And;, about How many years? Would you -
day five years? ‘ R
| - MS. CORBO: Ves;~rive'yéafé Would be good:

ASSEMBLYMAN WATSON' »Fivé”yééré? |

MS. CORBO: Ves. S
ASSEMBLYMAN NATSUN°’ ihat percentage of your Housing is in
‘disrépair? , R R |
| 'MS. CORBO: 1 really couldn't answer that for you off the top
of my head; I really don't know the percentage. I ¢an, of course, get

Vback to you on all of these questlons. : ‘ b‘.r, o :
' » ASSEMBLYMAN WATSON I notlce you - saLd many timés about the
State assumlng the respon31b111ty of some of  the social problems you
have. = Could you be more'spe01f1c 1n.your request that the State com97
in dnd do sométhirg about the social problems? What, in fact, are. you
k‘téikihq'éﬁout, the éécuritY‘pfObléﬁé, the drug problefis == 1 would just
like to hear what some of your coricerns are? S

MS. CORBO:- Certalnly, the securlty problems, certalnly, he
drug problems A lot of. our tenants are on some kind of sub31dlzed
inceme, and things like that, and they: are bean squeezed 6n the otHer
Lend too, you know., I thlnk all that kind of stuff and I thlnk the‘
‘State may be able to help us with the vandallsm problems.
ASSEMBLYMAN WATSON: What ~do you have 901ng for you in your

’ prOJects as far as socxal workers Coming 1n and 91v1ng you a ‘hand with

yéur problems'7
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» MS. CORBO: Our Authority does have a Community’and Family :
~Services Division; however, we have been severely cut back in that also

in terms of staffing and things. What:we’are in the process‘of doing

" right now, is enlisting the aid of all the community agencies on - all

 leve1s, ‘asking them to come into our Authority and actually service our

people on -site, if they can. We have been getting a pretty good -

response to that right now. . ,

'_ ASSEMBLYMAN WATSUN You said you had a. cutback, did you have ‘
- a 6utbaék -in Federal funds or State funds7

MS. CORBO: Federal funds. :

ASSEMBL YMAN WATSON: Federalkands'—— what kind of a cutback?
~MS. CORBO: 1 reélly couldn't tell you that off the top of my
head. ’ S » _ '

'ASSEMBLYMAN WATSON: You wouldn't know?

MS. CORBO: No.. -

 ASSEMBLYMAN WATSON:. What kind of services did the social

- workers perform for you? What did they ‘do in general? i
| MS; CORBO: Any kind'oﬁ family counseling, any kind of crisis

intervention, the necessary 3001al referrals that had to be done -~ the
whole gambit of social services Was provxded for our tenants,veven in
»terms of medical help.

ASSEMBLYMAN WATSON: Do you still have, as we would call it
here, the United Progress? In Newark, it was Model Cities. . Do yod
have that type of program continuing in a community effort?

‘MS. CORBO: I don't believe so; I really ddn't know.

ASSEMBLYMAN WATSON: - All right. You would suggest that the
State take a more active role in participating in the problematic part
of your operation, to be able to elimlnate some of the problems you
“have socially? -
| MS. CORBO: VYes. |
ASSEMBLYMAN WATSON: And, I guess you're talking a lot about
: your:schrlty:ppoblehs? ' ‘ '
| MS. CORBO: Yes, that's right. ~

ASSEMBLYMAN WATSON:  Thank you for appearing before us this
morning. We w111 make this- other statement a part of the record too.

: MS. CORBO° Thank you very much.
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'ASSEMBLYMAN WATSON: Carolyn Hammonds. Carolyn is President
J:pf the,lrehten»titywhde Pubiic;ﬂdusrng Tenants’ Organizatioh; . Good
“morning, how are you thiS‘morninqb - , v , : :
CARDULYN HAMMONDS: Good morning, Assemblyman. I'm fine,
“but I am a little Nervous. S . | R
 ASSEMBL YMAN WATSON: Just be yourself; you're always good.
- MS HAMMONDS ‘As I listened to the previous speakers, I sat
there thinking we have heard from everybody except the tenants.;,i aﬁ
: really representing our tenant organlzatxon, our tenant counCLI, and
the tenants' views on what some of the problems are that exist in
publlc housing and, also, probable solut jons. to them.
' The first thing I would llke to say is that we believe that
-- first of =all, public houslng in Trenton is pretty good in our
'estiMatiene Hawever} I live in a blaée ealled Milier‘Hemes; it is one
of “the high-rise buildings, the~anly femily‘highfrise in the City of
Trenton. We have always believed -- Oﬁe_ofbthe main tﬁinQS'that we
believe in Trenton,'aadzia'our Citywide Tenahts'7C6Uncil 18 thattpublic
hqusing>‘forlifamilies' ahould never be highéfise.. We have had  many
PFOblemS'coneerning,the high-riée,ﬁith our families, and we feel, quite
frankly,,that Miller Homes shauld aetuelly be turned 0Vef for .a senior
citizens cemplex, We feel that people with chlldren should never live
on a tenth floor, or varlous ‘floors: of a hlgh rise bu11d1ng. They need
personal - space in order to grow., . ’ |
“We. also feel there is a lack in the Irenton H0u31nq Authorlty
of sufflcxent space for ‘large famxlles.; Even though we do have some.
three and four-bedroom: houses, there is not a sufficient. amount of
space. We also feel that. due to a lack of security on the part of the
City, the social problems whlch confront us, vandallsm3, which is a
crecial, crucnal point - ;n publxc~hous1mg, the drugs whlch are wmdely
used; . and -crime, are Certainr.erdblehe» ‘that deflnltely, should be
addressed; We feel they are mone or less acceﬁtea by tendnts like us
who do live in 'public houeing,>:and we: feel toe tﬁat#= 'Thefe is
acceptance by the tenants, and yet there are not- enough aqen01es—— I'm
sorry, I can 't remember what I was goxng to say, okay? ‘ ‘ »
ASSEMBLYMAN WAISUN Do you ‘mean the 800181 part of the
responSLblllty of the-- Do you mean at Miller Homes as a. whole,»the

' agen01es that work with you in many way37
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MS. HAMMONDS: Even though the Trenton Housing Authority has
a social.program, w¢ do - not feél thei; sefvices are really complete_
enough to deal with these types of problems, let's put it that way.
’ ' ASSEMBLYMAN WATSON:  Okay.  Then you would say that the

agen01es could stand some beeflng up as far as the services prov1ded by

:them is concerned7 ,

MS. HAMMONDS: It could.

ASSEMBLYMAN WATSON: Such"és what? Just give me an idea.

MS., HAMMONDS: Counsellng, I thlnk, would be one of the main
'th1ngs, for the people who live in public housmgu , '

ASSEMBLYMAN WATSON: Anything else you would like to add?

MS. HAMMONDS: Oh, let me see -- tenant selection. We feel
that in order for public housing to ihprove; they have to be selective
‘in who they put in. ~We would like to see-- Even though they have a
cfiteria for selecting people now for putting them into public housing,
we feel that ih general a complete overhaul should be done. In that
way, we could sort of take care of the problem béfqre it gets to be a
problem, like I ssid, by meeting these people, interviewing these
people, and having certain criteria for the people who are coming into
publié housing. Also, we find we have a lack of tenant participation
" on the Board of the Trenton Housing Authofity. We do not have tenant
participétion on fhe Board. We feel that is one of our maJor problems,
because we are unable to put our problems up front. We feel that by
having & representatxve, or representatlves, on that Board, our
problems -could be heard. P

| ASSEMBLYMAN WATSON:  Were you not fepresented on that Board
before? | | |
~MS. HAMMONDS: We have never beén represented.

ASSEMBLYMAN WATSDN: Never bgen represented on the Board?

MS. HAMMONDS: Na, we have never been represented on the
- Board, not - tenant representéd.

| ASSEMBLYMAN WATSON: I‘knew we had been discussing that.

MS. HAMMONDS: We.were trying for that, but we never got it.

(Assemblyman Jbéeph Charles, Jr., Chairman, arrives at this point in

the hearing.
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‘ ASSEMBLYMAN WATSON°" Excuse me,” ‘Qu?‘ Chalrman ‘has just
‘arrlved, Assemblyman Joe Charles,, and I am dellqhted to turn the
‘hearnng over to our esteemed Assemblyman here this mornlng. I am very
happy to see you. S R ;_n'

© ASSEMBLYMAN CHARLES:  Thank you, Aséemhlyman Watson. I am

happy to be here now, although I am Bomewhat late ‘My lateneés”was_

occ331oned by my g1v1ng testlmony at a publlc hearlng on publlc health

TS concern1nq the Medlcal Center in the City of Jersey Clty, which -

n the district 1 represent. So, I was there to give testlmony on,

th‘_gs cnncernlng that. I am: glad to be here now to continue with the
puhllc hearlngs we started,baek QQ.M@FCh 25 in- Jersey City, and 1 thank
you, Assemblyman Watson, for cpndygting the hearing until I arrived.
Thank you very much, ‘ ‘

h Ms. Hammonds, 1 heard you say somethlng about two thxngs as I
was coming in. One was about tenant selection, and the. other was. about
@eﬁgefsh@p;oh‘a‘Bqard: Is that the Hou31ng Comm1531on7

B MS. HAMMONDS: ~The Board of Commissioners.
ASSEMBLYMAN CHARLES:  The Board of Commissioners. of the

ngeing Autherity, yes. 'Regarding tenant'selection eriteria,,from my

earing studies and. also from the testlmony given; at the previous
publlc hearlng, it is my: bellef that the tenant ellgxbxllty criteria is.
essentlally a matter of Federal regulatlon. Is. that your understanding.
too?. 4
| MS. HAMMONDS: No. |
ASSEMBLYMAN CHARLES: - What is. your understandlng w1th regard,
to the tenant selectlon crzterxa, ‘the thing you say should be updated,.
or upgraded? | , |
 MS. HAWMONDS: 1 feel it should be much stricter; we feel it

should be'bmgeh stricter, begayee% lt seems. as 1f public hou51ng in

Trenton, from what we ‘are seeing, ’hee ‘more “of what I call
"undesirables" coming into publlc housnng. o : | |
’ ASSEMBLYMAN CHARLES° What. changes would you llke to see7

~ MS. HAMMONDS: Spec1f1cally7

ASSEMBLYMAN CHARLES Spec;flcally, yes. - ‘

MS. HAMMQNQﬁ. I would. like to see. potentlal tenants run.
through. police-- | , | |
‘ . ASSEMBLYMAN. CHARLES:  Police investigation -- a record check? |
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‘ MS. HAMMONDS: Yes, a record check, to see 1f they are drug
usefs, repeat sex. offenders, or have - been involved in any types of
crlme, ‘repeatedly. | v ‘ .
v ASSEMBL YMAN CHARLES. Okay. You know, I would like to get
back on that, because that was an area which wés raised at the previous
heafinq by others in connection with publjc‘hdusing i the northern
part of the State too. It alsc came up -- tenant desirability or
undesirability -~ 1n terms of the removal of tenants from the heusing
authority, once somethlng is discovered about a tenant. . Une of the
’ recommendatlons by some of the tenant assoc1at10ns which testxfled at
the earlier hearing was that the ev1ctnan laws in- the State of New
Jersey be changed in such a way as to ”allow the removal of these
“yndesirable” tenahte ih‘the‘projects. I assumeyfrom your comments
that you would be in favor of SDmethihg like that. Do you have any
specific recommendat ions aiong that line? Ieask that.because:of this.
One of the problems you run into when yeu try to ameed the eviction
laws of the State of New Jersey is that the Tenants' Association of the
whqle State gets concerned that any quificafion might allow landlords
in nonpublic,housing to operate in a hérassing or other fashion with
‘their tenants. So, our attempt here to construct a law that’wou1d
accommodate the interest you express has to be. tempered aga1nst the
kind of concerns ‘that others have on another level In my thoughts.
since the last hearing, I thlnk it really comes down to a category of
persons who seem tc raise the most problems for publlc housing tenants,
and that seems to be drug users and drug—involved peopie.
| MS. HAMMONDS: Right, absclutely. :
ASSEMBLYMAN CHARLES: You. know, when we think about drafting
legislation we have to have something that is draftable and workable
too. I think that 'if we can narrow down some kind of an eviction
' policy, or'eiiqibllity criteria, to deal with drug;related persons, we
might then be moving in the direction of addressing some of the
EOncerns~youAhave. WOuld you agree w1th that? 7 |
» JMS._ HAMMONDS : Yes, but don't the leases already specify
_certaxn things pertaln1nq to that, which were mandated by HUD7
' ASSEMBL YMAN CHARLES See, that is the problem. HUD has, in

_1ts bylaws and in its requlatlons which govern the local publxc hous1ng
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vauthorities, prov1snon for certaln due process requ1rements and otherf

khlnge like that. That ‘has been frustrating to some tenant 

aeeqeiations in the removal of tenants they wanted removed from ‘the.

place. I mean, they would have to go throuqh a certaln process.

- People would have to come to testlfy. It is a process that really, in

some cases, d1d not satlefy the needs of the overall ‘majority of the-

tenants in- the removal of certaln undealrables. Those are certain HUD“
regulatlons.‘ Aleo,»there is ‘a law in the State of New Jersey ‘about
’ev1ct1ons whlch controls in thls caee, whlch requxres certaln netices
to tenants who are dleorderly, and ‘things like that. /What we have to
do 1fpwe are 901ng to address thetvpartlcolar problem,‘ls'to someoow'
draft some legislation that is consistent with Federal requlations,
and, at the samebtime,lallow‘due procees'rights to eVeryone concerned,
those who you want'ro remoye.L The problem is a real one, as we have
heard, but it is a compllcated one, in that there is a- balanc1ng that
has to take place, and it must be a very flne balancrng.

That is one area, I thlnk, whlch is going to be one of the
“'by-products of" these publlc hearlnge. T thlnk that is 901ng to get‘
spec1al ‘ attentlon;, by this Commlttee .,in ~terms of leglslatlve
,recommendatloneo - ' . S ‘ ‘

MS HAMMONDS Is this hearlng JUSt on a State level7 'Theee‘
hearlnqs you're havrng, w1ll they go into Federal 1ssues7

ASSEMBLYMAN CHARLES Well, what we are doing-- The primary
epurpose of the hearlngs is to evaluate. publlc hou31ng in the context of
what the State can do to rate some of the problems. We start off with

>the recognition that our role may be a limited one; because publlc

l»hou51ng is’ essentlally a Federal and local situation, and the State s
invelvement up to ‘this po1nt has been very, very limited:. One of the
~things that came out of the last hearlng too, 1s that perhaps thls
“panel, or Subcommlttee, might be suggestxng that the State 1nvolve
itself more. 1nteqrally in the public housan sxtuat1on,, ' That

recommendat1on is somethlng that is probably nlce to make, but 1n terms

of actually expectlng lmplementatlon of it, I don't thlnk it can go

very far, because as l see it, the basrc need 1s _money for. operatlng
eubsrdles and - thxngs of that nature, and the State has -its 'own
f1nanc1al problems already w1thout taklng on other ones. That doesn't.

- mean we won't be recommendlng that,
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~ One of the things we've seen in the course of our studies is
that the 'Stafes of New York, MaSsachuéetts and New Hampshire, for
.example, have public’housing programs that those states sponsor. = The
'Stateé fund them; the states havelghéir adjuncts to Federal government
involvement with public housing.' We are examining whéthe: or not
'something can be fostered in the State of New Jersey, maybe not
identical to, but similar to those stéte public housing- programs which
éxist in other states. "That is something we are gding to be thinking
aboutvand‘eValuatinqg ' v
' ‘ / Ancther thing you mentioned was tenant participation on the
Board df Commissioners of the Housing Authority. That was one specific
recommendaion, or thought, that I carried out. of the last public
hearihg we had. In the housing authorities which were représeh{ed at
‘the other hearing, they‘ did have ‘a ‘tenant-- The history of those -
authorities indicated that ‘at least one tenant was a part of the
board. I think I heard ydu say there is no tenant who is a member of
the Board of Comhissioners. . ‘
; o MS. HAMMONDS: We have no representative in the City of
Trenton. ; ‘
ASSEMBLYMAN  CHARLES: I think that is an area vthat, 
~obviously, we can address by legislation. That is sohethihg that this
" Committee can do in its recommendation; we can recommend that the State
public housing étatute be amehded to require that at leastvonevmember,
or whatever, be‘a tehaht from the public housing developments 1in the
town. We can do that. - _
'MS. HAMMONDS: We tried that. ,
» ASSEMBLYMAN‘CHARLES: We can recommend that; we can put that
in the form of Iegislation, and then it is a matter of dealing with the
Assembly, the Senate, and the Gévernor, to get him to sign that.
| MS. HAMMONDS: We have gone through that, also.
, ASSEMBLYMAN CHARLES: Haw long ago?
- ,’.MS.‘HAMMUNDS: A couple of years ago.
- ASSEMBLYMAN CHARLES: What happened? ,
'MS. HAMMONDS: It passed through the Assembly.
ASSEMBLYMAN CHARLtS: And, it didn't go?
ASSEMBLYMAN WATSON: Was that bill asking-- o
MS.'HAMMONDS: It was asking that a tenant be appointed.
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ASSEMBLYMAN WATSON: The State had something about tenant
select1on, was that it? - o S B |
‘MS,’ HAMMONDS: ~ No.  We asked that at eleest one, or two
tenants sit on that Board. " B |
| ASSEMBLYMANdNATSDN 1 remember there were a couple of names
put forth: I think at’ that pertxcular time Dolly was one. who was
recommended for the tenant selection. I remember when they had that.
| MS. HAMMONDS: Yes, we had it, but ‘it didn't qo through. We
1went through all the channels.

v ASSEMBLYMAN CHARLES.. Well, we didn" t have a Subcommlttee on
Publlc Housing in those days' we have one now. You didn't have.John
Watson, and you dldn't have me 81tt1ng on_ this Subcommittee. You'haue
dlfferent persons now with a new 1nterest.‘ Believe me, unless someone

can show me that the idea is off base, I represent to you now that that

is one of the specific recommendations that is going to come out of
this Subcdmmi{tee's»hearings. _ o

ASSEMBLYMAN WATSON:  You know, jUst recently, to give you
some background ‘on leglslatlon recently passed similar te what you are

saying, ‘a consumer participant .on commissions-- We just passed through
the Assembly, and also through the Senate, é bill allowing a student to

‘be a- part of the trustee board of a college. 'So, that is'similerbto

‘the leglslalon we are talklng about ‘here. You'know, we had a lot‘more

flack to deal with w1th that, than we wouldfwith your case. e

- ASSEMBLYMAN CHARLES: In terms of that too, 1 told you I just
‘came from a public hearing on the Medical Center and its Board, and one
of . the. issues 1nvolved was ‘the composition of the Board of Managers,
Wwhich manages these publlc hospitals. I have introduced legislation in
‘connectlon ‘with munrcrpal hospitals that the Board of Directors, for
'ekamble, include one member who is ‘& representatxve of the unions of

~ non—professxonal workers there == to-. lncorporate that as an element .
The -point 1"m ‘making 1is that 1eq1slatlon alonq the lines of making ‘sure
'Boards ‘'of Managers reflect the sensitivities of the ‘groups being
‘served, ‘is -something that people now think of, and it is becoming a lot
more ‘acceptable. | |
"ASSEMBLYMAN “WATSUN° That's right, so “we are 'going to be
‘pushing for that for you. There is one other p01nt I would like to
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raise, Mr. Chairman. Ms. ‘Hammonds pointed out the fact that there
should not be high-rise buildings,‘or thé.wholesaling of low-income -
family units on a high-rise basis. We find that this just hasn't
worked out across the State, the warehousing of low-income people into
a high—rise"situétion. It has .done wonders for 'senior citizens,
because it is controlled in many ways. But, when you begin to talk
about raising the standards of living conditions, and raising the
standards of those living within those conditions, you can't'wholesale
people under conditions that will have to have social adestments. I
think we should\spread out thot kind of low-income housing, whereby
others can live in the commonity'with‘you, to make sure there is a
wholesome community. But, you can't expect anymore when you Jjust
warehouse in those situations. 1 have walked into Miller Homes many
times, and the conditions there, at some times, were terrible. They
.are not that way now, becéose we haQe, as‘yoo said, people at the top
‘who are doing a decent job. ‘ , \ |

MS.  HAMMONDS: Yes, they have made improvements, but
hlqh rises are still not for families.

ASSEMBLYMAN. WATSON: " You're absolutely rxght I feel the same
way. ‘ . o

ASSEMBLYMAN CHARLES: Do you have any problems in the
developments, to ‘your knowledge, concerning services, such as outside
‘venders to public hOUSlng tenants? I mean, do you have a probiem,‘for
example, with cabs, with repair people, with United Parcel Service,
people of that ‘sort who provide services to the tenants? Are you
discriminated'against? \ , . 7 ‘

 MS. HAMMONDS: Yes, certain places will not deliver. That is
a problem, Ibthink in our setting. . o R
| ASSEMBLYMAN CHARLES: Is there any specific category whiéh is

1dent1fxable7 ' . . :

‘MS.. HAMMONDS: Furniture places. At .one ~time, from my
understanding, I was not living there at that time, Miller Homes had
- trouble with the bakery, the milkman and probably others who used to
" come there. They were afraid, because when you are mugged several

‘,tlmes, naturally you would be afrald..
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ASSEMBLYMAN CHARLES What about the questlon of == do you
have any knowledge about whether the public housing tenants are
dlscrlm;nated against in loan appllcatiohs and things like that? Do
klen'di‘nq institutions, For example, just nix applicants on the basis of .
their place of residency? Have you had that kind ofvéXpEriente?

 MS. HAMMONDS: I believe so. To be honest with you, I
myself; when applyiﬁq for other housing, always use my sister's address
who -lives dut, because théy’autoﬁéticallyvassbciaté 125 Lincoln Homes
 with our projects and the problems we have, which have been highly
publicized.

ASSEMBLYMAN CHARLES: So, it affects your ability to get
credit? | ' | |

MS. HAMMONDS: Yes, it does.

ASSEMBLYMAN CHARLES: Have you experlenced that?

MS. HAMMONDS: I have not experienced that, snmpiy.becéuSe 1
work; but it has affected other people I know for a fact.

ASSEMBLYMAN CHARLES: Ukay. The fact that they are publlc
hou51nq tenants is sometimes used agalnst them, without regard to what
their real credit worthiness is. Is that what you are saying?

'MS. HAMMUNDS: Yes. ' I believe, tbo,,tha{ 1s the reason why a
lot of peOplé are’téken -- you might call it taken. We have several
furniture pléces in the City of‘Trehton with poor quality furniture,
who avacate that welfare recipients are welcome. Yet, they gét' a
really shoddy deal; from some of the things I hear, qualitywise. But,
~definitely, it is discrimination agéinst publi¢ housing.

ASSEMBLYMAN CHARLES: Another point that was raised at the
previous publitvheérihg“by an-EXEéutivenDirettOr of one of the larger

public housing authorities in New Jersey -- out of recognition of the
| fealitiés and pfactiéalities of the situation -- was, he SUggested to
the Committee that in addition to proposing, maybe, some grand and
large type changes or éCttOnskby the State, the Committee should also
consider doing things that might be. considered small, but which
nonetheless are impbrtant. For example, he indicated we ought to think
about encouraging the Depérthent of Community Affairs, or some other
State agéncy, to make grants in the area of exploring tenant management

- types of programs. His suggestion, or his statement was that, although
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they had previously had a Demonstration Grant and had developed a
cértain tenant management form, still the differences, the changes in
Circumstances, suggested there should be a continuous search for, new
tenant mahagément Forhs to see what works, and what doesn't'work. He
_suggested that certain modest funding from the State for demonstration
funds might be helpful in the overall lmprovement of the projects.
Would you agree with that7
» MS. HAMMONDS: Yes, and I understand they have had programs.
I think one was called TPP in certain states where'tenanf management
has worked. In fact, I think Boston,‘Massachusetts has é pretty good
one, from my understandlng of - tenant management where they are
trained. B ’ :
’ ASSEMBLYMAN‘CHARLES° ‘They re trained?

MS. HAMMONDS: Yes, they have a training program, but these
funds were set up by HUD, from my understanding.

ASSEMBLYMAN WATSON: I have no further questions. I just
want to thank you for appearing this morning. It gives us a lot of
v'food for thought, and we intend to do something to help you.

MS. HAMMONDS: - Thank you very much.
ASSEMBLYMAN CHARLES: ~ Our next witness will be Mr. Martin
~Hillman. | - |
M ARTIN HILLMAN vThan‘k~you, Assemblyman Charles,
Asgemblyman Watson. This is totally spontaneous. I had absolutely no
awareness of the fact that I might be testifying this morning. I came
here because I was told a day or so ago that the hearing was going to
be held, and that there_was‘to be a‘discussion concerning problems that
housing authorities are having. 1 am very interested in know1ng what
if anything, can be done to assist us with our problems,

I am the Director of the Trenton Housing Authority. I
understand that the New Jersey Association -of Housing and Redeve lopment
,Authoritieé is going to»make,vaS'Commissioner Willis testified earlier,
~ a formal presentation. I have absolutely nc knowledge of what that
’presentation is going to be, because it could cover a whole host of
- things. The problems housing authorities are having are widespreéd and
varied, and whomever was going to address the Committee as to the

highest priority, or the biggest problem, would have the'advantage of
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puttan thelr pr1or1t1es forward. My priorities, 1n other words,'might:
not be the same as some other executlve dlrectors throughout the State,
I thlnk, 1n other worda, that each authorlty in the State of New Jersey
ha

dlfferent problema, and that na because each authorlty in the State

q;fferent surroundings,

dlfferent communltles and, therefore, theLr priorities of uhat‘their
prgblems gre, are: also g01ng to be dxfferent. )

Another suggestlon that Commlssroner WLIIIS made ‘was that the

unlversal solvent of these probleme was an 1ncreased operating revenue .

for the authorltles. 1 wnll ‘not argue W1th that. I would say that all
author1t1es would agree. This would ae, a, generalization, howemer% .

gecause as authorities, if we are g}xeo,increaSedﬁrevenupe, each of the

;1ng Authorlty and. its tenants, which I am -

sed, about. It was one of the thlngs I thought needed serious
a ion. when I came on board four years ago, and I believe it has
1mproved, In llstenmng.to;tenants, I think all of themwarellnterested'
in good, decent safe -- and I put an emphasis, on.safe - hQUSLﬂqo
Ihat, I th1nk is a generalization of their concerns. Fhey need»to not
/ live in: fear.» They need: to. be able to have. adequate and decent
hous1nq That 18 to say, we ‘have. to. attend to the malntenance needs: of
the bu11d1ngs, spe01f1cally each 1nd1v1dua1 un1t w1th1n the buxldlng,
as, those needs arlse. A Therefore, we. need adequate staff, adequate
-quallfled staff, and. it all comes back to: money. ‘ ' ’
‘What the role of the, State of New, Jersey would be. with.

respect to the. var1ous probleme you'll hear at- these. hearings is. hardgv

for me to, determlne, : 1S hard- for. me to aquest, or, submlt to. the

e what, in. fact, 1t could da, because ‘of the. limited capacity-
"I am, not r@ally sure, but if, in. fact, the‘Stateywere;tozdeylse‘the
fina ng. of a; program and it were dlrected, for. example, towards‘

2T securlty for the. tena ts, I would thlnk one. of: the. things: that

could‘ be. dQD@@ wguld;,be@vtoi insist that the housing, authorities:

specifically be the benefici ies of those. funds:,. using: them: to.
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improve those living conditions and, in fact, to improve the safety
standards within the authorities. |
Comments have been made about the Trenton Housing Authority

Board of CommissiOnefs, ‘and perhaps I should just take a »sécond to
touch on that. As I said, this is not a prepared statement, 36 I am
piecemealing it as I go along here. The background, as I understand it
with respect to the Board of Commissioners ihbrour City, and with
respect to the legislation that came up.in the pasf -- as I remember
bit, it was that the bill which, I believe, passed, perhaps both houses,
the Assembly and the Senate, was not signed by the Governor;dufing the
vBy:ne Administration. I believe the reason that was given was that
there is opportunity through the various appointing authorities for a
-tenant {0 be éppoinfed to those Boards of Commissioners. In the City
of Trenton, we have seven commissioners, five of whom are appointed by
the Trenton City Council, one<by the mayor of the City'of Trenton, and
one by the State of New Jersey. There is nothing to preclude the State
of Neerérsey from appointing & tenant to the Board which, in fact,

would satisfy the request of the tenants. I personally supported the

effort to have a temant on that Board, but I did it with some
reservation, because I feel there is an undue -- perhaps there is -- an
undue strain that would be placed on that particular person, or persons
if there were more than one,vfo perform the‘impossible, as'there are
'many_problemq, and there afe waiting lists between 2,000 and 2,500 in
Trenton alone for public housing. The frustrated individuals who have
been waiting for somewhere between seven and ten years, depending on
bedroom size, wduld ‘be asking the tenant members of the Board to
_perform the function of tenant selection which, as yog also 'indicated,

Assemblyman Charles, is almost completely regulated by Federal

standards. It - 1s a frustrating experience not to be able to serve
those who are in need of housing when, in fact -- let me say you are
not able to serve all of those who are in need of housing -- because,

in fact, you are serving one, the next one who is ready to be serviced,
and that is the only one. If the person pressuring you is not the next
dne, then you have a serious probiem, ' ‘
' The other thing, I think, that served as an obstacle to the
success of this Bill'was the fact that the New Jersey -- as I remember
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anyway, I don't want to be held to this, but I am almost sure that the
New Jereey.A§§ociétiOnvofqupeing and‘Redevelopment Authoritiee came
odt in opposition to. the leqiSlafion, aayinq "It would not. serve a -
, mean1ngful purpose, and there is. adequate opportunxty for tenants to be
on Boards.ﬂ My own personal feellng is that 1f the rapport between the
h9H§%031QUthQ?¥ty admlnlstratlonﬁand the}tenant assoc;atlon is good, V

- the tenant association’group might, in fact, be more effective as a

bbxlng group “for the Board of CommISSIOHGPS, requestlng to be heard,
ing to be serv1ced, and requestlng to be responded to properly,
in fact, if they had one member - on the Board and .put all the

' pressure on that one member. One member would be very llmlted if he or
‘_she were not 1n the majority, as the State of New Jersey is 11m1ted in,
,perhaps, what it m1ght be. able to do.. w1th _housing authorltles as they

are controlled by Federal leglslat1on and regulatxons.

o So, it does, become a lxttle bit frustrating, and perhaps the
effect - would be that the tenantzirequest,_,aseumxng pthet the

communication was gpod;.fbet;;weén the tenants éndt "t'he -administration --

 the eﬁﬁeegskof what. the tenant‘organiiations,were:actually looking:

o, achieve would be better achieved‘as‘aplobbyinq group. That is a

Lrty. Having a tenant on its Board, is cer@&inly not a threat

‘ ag far as Trenton is, concerned.

v Ihere is somethlng that L dlecussed earller this: morning. over
coffee w1th Assemblyman Watson that I would 11ke “to make. mention. of.
We. have. a specxflc problem in: the Trenton Housing Authorlty, and
perhaps. 1t 1s only in. the Trenton Houaxng Author1ty at this t1me

Qecause, 1F i am not mlstaken,;lt was the Trenton Hou31ng Authority.

ey complled ‘with this State leglslatlon ‘before. all the other hou51ng¢»

_ertles. I am speaklng about the: leglslatlon.whlch requires  smoke
te in, all dwelling. unlts. ~The-  purpose - and: 1ntent of  that
partlcular legislation. is, m-st desirable and most honorable and. moet‘
‘good, . Everythlnq that it is: 1ntended to do, is. worthwhile. It~

obv1ously de51gned to. prov1de safety and: well- ~being: to the: tenants..

However, in one. particular area whlch was. also. being. dlscussed Just a;

few,m1nutes ago. by Carolyn Hammonds and this Commrttee, the area: of

i~family hlgh—rlses, I do. not. belleve xt is: effectlng what it is

2d. to: do In fagt_\thegoppgsate,le;becomang,true,._Perhaps 1f I
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give you. an ekample‘of what I am talking about it would better show
itself. , ’ ,
The leglslatlon requires that in common areas — and in
Trenton we have Miller Homes, which is a ten-story high-rise, where the
common areas are éhe three-pronged hallways of some sixty to seventy
feet -- at every, I believe it is thirty feet, there be a detector.
The thing about these detectors is' that they are all, by law, on the
same circuit. In other words; if the alarm on the fifth floor is
triggered because of an excess of smoke or because of fire, the entire
building alarm will gok off, alerting the entire building, which ,isv
basically designed for the well-being of all the people, assuming there
is,a’firé'in the building. But, the assumption tﬁat there is a fire
every time the alarm goes off is a groés miscélculation. There are, in
fact, large examples of vandalism, especially in high-rise buildings.
We have other high-rise buildings that are occupied by the elderly, and
there are no problems whatsoever with these particular systems. But,
where there are multi~family units, we found the alarms vwere golng of £
at all hours of the day and night and, in fact, s0 frequently that
tenants no longer took them seriously. So, the one time that a fire
does, :in fact, take place and the,alarms‘go off again, they will be
‘ignored, and life and limb will be in danger. The 256 units in the

Miller Homes have individual alarms in Ehem ~I'm not sure I khow the

answer to this, but I heard Commissioner Wlllls say earlxer that his =

Department -- and [ believe it was his Department that drafted, or
assisted in the draftlng of that legislation, could -- I heard
FCommissioher Willis of fer fhe help of his staff and his Department to
provide answers’to some of these problems. » »
I believe these are problems, because the Trenton Housing
Authority has sbent, on top bf‘the purchase of these detectors, some
$163,000 for installation, and' within a matter of monfhs has
experienced ovén‘$20,00b in vandalism. ‘The éffect then 1is that the
-system is -- and by the way, the vandélism is partially understood. If
I were a tenant livin@ in the Miller Homes, and if at tWo o'clock in
the morning that.alarm went. of f and I had to get up at six-thirty or
seven o'clock to go to work the next day, and that alarm were not

~turned off, or when it was turhed off it went off again and again, and
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dlsrupted my rest, I m1qht be 1nc11ned to qo out and rip the w1r1ng out .
of the wall myself 1n order to make the thlnq stop., We have had
exten31ve examples of vandallsm, and = expense 1ncurred beyond the
1nstallat10n of the system, 80 the p01nt I'm making is, I believe the
Stete of New Jersey ought to take a look at that condltxon. .Whefe they
- see ‘that this leglslatlon,;Ln fact, is not meeting the mark that it was
designed to do, perhapskfhe‘DepertMenttof Community Affairs can come up
with some klnd of an exemptlon, or some klnd of a solutlon, which 1
Jbelleve h0u31ng authorltles are ‘ going to have to‘ assist with, to.
correct .thxs part;culer problem._ Thet is just one single problem.
That is not to say if ie_ﬁy moet:eeriousvproblem,“but it is to say it
is related to what the State of New Jersey has direct control over.
You are not serving iﬁ a limited capeeity ih this area.

‘Perhaps there are questions I might be able to address if you
have any. T T | “
ASSEMBLYMAN CHARLES: Yes, I do have some. The last item you
covered dealt with what EOULd be called~5tate-mahdeted requirements,,
the emoke alarme,.e%c; ‘Are there any other mandates which 1impose upon
the Housnnq Authority which cost you, whlch are requ1red by the State
of New Jerbey7 You mentxoned ‘the smoke alarme, and that is something
that was raised by an Executlve Dlrector of a hous1ng authorlty at an’
rearller ‘meet ing, too. He indicated the same concern ‘you have, and the
Same teal problems with 1t in hlgh-rlse sxtuatlons, the'sahe kind of
problems you’ descrlbed. Are there any other kinds of State-mandated
'act1v1tles er expense that the Publlc Housnng Authorlty is. subJected to
that da not make ‘sense anymore, or are too costly7

MR, HELLMAN: ~ Not anymore,‘ There used Lo be one, but I

~ believe the State’ cOrrected it, vﬁithr respect to the Lnspectlens of

iTdings where they were charglng heusxng authorltles fees for those

WhSQectlons. I belleve thdt practlce has stopped I. haven't heard '

jmore about it. I kinow that ‘the Trenton Housxng Autharity dxd pay
the State mf New. Jersey its 1nspect10n fees, and then they adgusted it,

i’but we never did get ‘the money back. We should have fought you a
Tittle while Ponger, I quess. ‘But, the answer to your questlon,
'Assemblymanwyxs Wno," There really 18m" t anything as obv1ous to me as

ith%s.perLfce}ar~sm0ke~detecter situation is.
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ASSEMBLYMAN CHARLES: GOne of the things that this Committee
can dd'bis generate resqutions‘vmemorializing Congress, or the
~President, or whomever, to do certain things regarding Federal’v
: regUlations which bind, limit, restrict and mandate matters concérhing
’public,housing,, Is there anything presently pending on aerderal level
that cries out for some sort of redress at this point, that we, as
.membérs of this Subcommittee,;and as members of the State Legislature,
can memor;alize our Congress people to look into?

MR. HILLMAN: If the State were to take a position with
respect to something that Carolyn Hammonds and this Committee has been
discussing, ﬁahely the eviction loss, 1f the State were to address that
~and 1 know the difficulties involved with that-- The practicality of
changing that'might<be very, very difficult, but if, for example, the
State were to insert some kind of an amendment to the legislation on
- eviction léWS, expanding‘them to drug abusers and/or those who were
found quilty of unsanitary living -~ that is ahother area I think ought
to be side by side with the area of using drugs and causing the lives
of young people to go astray. At the same time, I want to temper that
remark with this. I believe if we can get greater ‘funding for
bounseling in community service‘areas to help people understand, you'
know, what their responsibilities are, if we make efforts like that and
still come up with those who insist that garbage can be thrown out the
windowbor whatever, within their units, I think if the State were to

take an action whereby those kinds of conditions were treated more
quickly, the thing that the Federal government could do in concert with
that, is eliminate Qhat they now have in the way of a notice that must
‘be given to a tenant. There is a requirement that a fourteen-day
notice must bé given to a tenant; this is not a State regulation, but
~rather é Féderai regulation. For example, if fhey are delinquéht in
rent, they must have fourteen days in order to square that rent away
before any action can be taken. This delays the eviction procedure. I
kind of think that ought to be removed, I réally do, because what we
have-- Again, the intent is reversed. The idea of giving a pérson a
fair warning and a chance to correct his wrong 1s: not what is
'happening. The person is taking'advantage of the fourteen-day letter

to allow the delinquency to increaée, and theh he pays enoqgh just to

\
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continue., He becomes a constant delinquent, in other words. Helis
constantly running behind, and he is using the fegulation to his
advantage, rather than the regulation’being used to be fairiand square,
so to speak. |

In other words, if the State is going to be taking action
bcqncerning these laws, I think at the same time it could very aptly qo
to thé Federal government and say, "You know, ybu could do some things
too." In the area of that fourteen-day notice, I believe changells in
order.

ASSEMBLYMAN CHARLES: = On the Federal level, there 1is a
requirement now. 1 don't quite know whether it is by a regulation from
HUD, but I suppose so. It raises the income criteria for tenants from
25% to 30%. How is that going to impact on the Housing Authority of
Trenton? Do you see anything positive, or anything extremely negative
abqut that?

‘ MR. HILLMAN: Well, in fairness, I see both. The positiVe
standpeint of it is-- We are now out of the realm of the control of
the State; we are going to have to go to a discussion of what the
Federal government is doing. They are, in fact, saying they want to
provide less”éubsidy to the authorities. The authorities' operating
budgets are provided in two basic asreas. The first subsidy is from the
Federal government, and the second is rent from the tenants. So, in
order to decrease the subsidy, they increase the rents. Now, perhaps

rents should be increased in fairness, as they have been based on 25%

~of adjusted net income for quite some time. The Brook Amendment

established that many years ago. Perhaps it is time to increase them.
However, 1 do not believe it’is proper to increase them when, in fact,
you are reducing all other areas of subsidies to individuals in the way
of public assistance. You are not providing adequate opportunities for
them to secure~employment so that they can meet this increase. They
are on less of a fixed income, and are given a greater opérating
expense to deal with. There is the contradiction.

_ Maybe the Federal government needs to be made aware of this,
but I don't know what~we are going to be able to do to make them do

anything about it,
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- ASSEMBLYMAN CHARLES: Do you predict that is going to, with
the related but ancillary problems that exist with unemploymént, etc.
-~ do you think thié_increase”in the percentage from 25% to 30% will

“have a negative impact in your rent collections, for example? 1 mean,
'noh_you are talking about 30% of someone's income, as opposed to 25%,
.and it seems to me that would automatically mean -- you might have had,
let's say, a 10% late or delinqbency rate at. 25%, but at 30% it may
increase to a larger  number of rental delinqdenciés, thereby
compounﬁihq and worsening. & bad situation.
MR. HILLMAN: That is possible.  As far as the Authority is
" concerned, Assemblyman, let me makebthis point too. .The revenues we
secure do not reduce our operatind levels thét much. - Okay, they are
reduced on subsidy, but they are increased on rents. In cother words,
we do need the money from some source, that is an absolute must. Also,
realize tﬁe alternative that the individual in public housing has, as I
think was mentioned in the testimony read from Milton Buck. When
housing authorities were first developed, they were designed to give
folks an opportunity to start: off there and then move into their own
housing, but with the climate'today, 1t is fairly safe to assume that
most of the péople in public housing are going to stay in public
housing. So, to come back to what I was saying now, the thought is,
whaf are their alternatives? Even though the rent is going up, it is
still- the best deal in town. Where are they going to go? What aré
they going to do? I don't know that it is going to affect things that
much for us. For them, yes; within their own households, yes. To get
dramatic, less to eat, less to wear, less to sit on -- perhaps.
ASSEMBLYMAN CHARLES: There aré Federal monies coming
'thfouqh. You have the ‘subsidy monies to subsidize the 30% of the
renf. ‘There are also modernization monies coming down. What is not
‘cOming down for public hodsinq,'is money to build new public housing. |
MR. HILLMAN: Right. o o
ASSEMBLYMAN CHARLES: From n;our position as the Executive
Director of the Trenton Housing Authority, what are your thoughts about
that, Irmean, the absence of new dollars for that? Is there a great
need for it? I know we can't do anything about it here in the State,

but what should the people in Washington be thinking about in that
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regard? 1s there a need for more'public housithi I think I can answer
that questlon, but I want to hear 1t from’ you.- _ _

MR, HILLMAN: Ubvxously, there 18 a need for more publlcv
hedsing.' I reported earlaer that I have a waltlnq list of somewhere
between 2, OUD and - 2 500.  The Clty of Trenton has 1 953 total units.
About ene-third of those are elderly unxts.il The multi- famnly then
would be about two- thlrds.» When I say we have a wantlnq list of 2, 000 -
to 2,500, I can tell you safely" that - between 95% and 99% . of ‘those
applications are mylti-fa@fly;:ahd not_eldefly; That is not to say
- tﬁere is not a need for the elderly, but it appears that the elderly,
according to our  applicetione—4 Perhaps we are' getting into other
areas of other problems as to why they are not there, I don't know, but
we don't have those appllcatlons. 1 am servicing elderly appllcatlons
",fromvthis year's applicatibns. In the area of two-bedroom units, I am
servicing applications from the year 1976 or  so. Three-bedroom
applications are from 1971 and 1972, ten and eleven and mdre years
| back. | .

So, yes there is a need, but I think, as was touched on
earlier also, somehow thet need ought to be legislated, and I don't
know what the effect of this receht Supreme Court ruling in Mount
Laurel will mean. But, somehow 1t'0ught,to be that those needs, 1if

funds are.going te be made'availeble, ought to be such that it is not
etfractiVe for the low or low to middleoincdme,to migrate to the city.
It should be, in fact, eVGilable to them to live in public. housing in
the eurfOUnding municipalities as well. Sbmehow, if that is to be
done, I cannet" belleve ‘that the ex1st1ng authorltles, for examble,
Tpenton—- The Trenton Housing ‘Authority is equxpped, and the Federal
government dqee prov1de»for us to - administer the_development of any
additional housing in'the,surpoUndin§7ﬁunicipalities. To me, it is the
most Obvious; the most econdmical end‘the most préctical way to do it.
‘But, from a political standeLnt, I don't know if it ever would be done
that way. I don't know if it will® ever be. done, perlod.
ASSEMBLYMAN»CHARLES:v,Thank you very much. - :
ASSEMBLYMAN WATSON: I have one question, although more of a
statement“tﬁen a question. - You eteted that“the housing authorities
can, 1f they choose to, have a tenant representatxve on the authorLty

now, thhout any. leq1slat10n
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MR. HILLMAN: That is correct.
» ASSEMBLYMAN WATSON:s But, I think the difference in that is
that now we don't have one only becéuse it is not méndated; When you
:pass législation, it 1s a mandated situation where they have ‘to have
it. That would make a dlfference. ‘ |
MR. HILLMAN: Absolutely, that would be the difference. We
could have one. now, ASsemblyman,' The City Council needs only to have
four‘of its éeven members nominate and appoint a member to‘bur Board.
The State of New‘Jersey need only to use its appointive power, because
the State appointment‘to'the Housing Authority serves at the will of
_the State. This could be done tomorrow morning énd,vin fact, would
‘- satisfy that problem. The Mayor of the City of Trenton has the same
power. What the legislation >wou1d 'do, obviously, is increase the
number on the Board from seven to a greater number. The number seven
for Trenton, in m§ opinion, is already large enough. However, if it
were to be nine, my personal attitude is, so it's nine. There is no
real problem with it.
I think the mest practlcal way to address this would be from .
the existing appointing powers we have.
’ ASSEMBLYMAN WATSON: My feeling about tenant representation
is that if tenants are able to serve on the Board, they could at least
be tougher than some of the Board members, because Ms. Hammonds, who
- was sitting here .this morning, is very disturbed about a.ldt of things
- that are happéning in her.own situation, and could very well sit there
-with some very tough v1ews on what should be and what shouldn't be. It
would not be against your operation; it would be agalnst those who are
breaking the rules.. I think that is the kind of information that 1is
‘needed for your Commission. ‘- |
MR. HILLMAN: It could be very worthwhile; there is no doubt
about that. It depends on the individuals involved each time. '
ASSEMBLYMAN WATSON: Especially with the consumer there beihg
able to hold up the rights df others they represent. I am for
mandating some legislation in this regard. ‘

_ MR. HILLMAN: I know it did pasé your grbup before, and 1
know you were very active in support of it. I believe it did bass the
Senate as well. i ‘

. - ASSEMBLYMAN CHARLES: Mr. Hillman, thank»you very much.
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| . ASSEMBLYMAN WATSON:  Martin, thank you for coming this
MOEAing: ST o R ~
MR. HILLMAN: Thank you. o i _ .
ASSEMBLYMAN CHARLES:. . The next witness will be Qimmah
Héffié. How are you, Ms. Harris? | , -
QIMMAH D H A.R R I S: I'm fine,’thank yQu.n‘HQW‘are you,
Assemblyman7 ‘ | o » ' »

ASSEMBLYMAN CHARLES: Fine, thank you.

MS. HARRIS'- I klnd'of narrowed down and focused in on ‘some
thlngs when I got the understandxng that the Committee was looking at
what they could do on the State level. There are a lot of problems I
can artlculate about from peraonal expernence. -T don't know whether or
not anyone would be 1nterested in my views .on how some of those might
 be remedied. I am 901ng to go flrst with the testlmony which  focuses
directly on the Federal;regulatlon.v I am speaking as a former tenant
of Trenton City Housiﬁé, and voluntarlly for those who are- still
re51d1ng in publlc hous1ng, because I stlll go in and out, and I am
~quite aware of what is happen1ng there. ,

One major problem I see w1th public housing in New Jersey, .as
well as in other states, is the Federal regulation which denies housing
tenants the actual rlqht ‘to protect, maintain and preserve themselves
and thear famllles. f Substandard housing, poorly maintained
neighborhoods, unsafe cbnditions_and lack of ample Spacé'are familiar
complaints heard from housing tenants. |

The Federal regulation présently does not recpgniZe, foster
" or allow preservation bf the fémily., For example, a family of four,
under tHe Federal regulétion, is allocated a two-bedroom unit. If 1t

is a mother with threé thldren,'and she haS’twb male children and one
female child, the female child is required to sleep with the mother
until the age of twelve. I think this denies ‘the right to adult
privacy, if not anything else.  In any other civilized society, if I
personally in a private residential area decide that I will sleep with
my . twelve year oldrdaUthér; I think I would be under suspicion for
incest. 1I'm saying, this is a basic right that is denied only because
you are limited to low-income housing. In contrast, I would imagine 1t
would be the same requirement for a father with two female chi Ldren and

one male child.
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I think this 18 a maJor problem, because it ‘causes a lot of
overcrowding. I think it is unreal to assume that an adult would want
_to -- if not totally necessary -- spend twelve ~years with a Chlld. I
- 'don't know how healthy that is. | B '
' The Federal requlation ‘also requires a. 31b11ng, after the age
vof eighteen, to leave the family, or the requlatlon will 1ncrease the
“rental fee if the youth remains in the home. Now, personally, 1 see
;thjs as a punitive measure which is‘nol conducive to supportlng the
‘ family concept -- 6f fhe family building end strengthening. Amerlca is
- built on families, so I’know'that”collectively that is how famllles
_-grow and move and are motivated to different levels. So, to: separate
families because a child reaches a certain age, or demand a rental
~increase from someone Who is' already limited or on a fixed income,
seems to foster oppression, so to speak. It keeps people where they .
are. I see where youth could oftentimes reach back and help toISUpnort
the family, and maybe enhance the whole family condition. You knnw, we
j'could overcome some of the problems, which are many; in public houslng.
‘ If you read on in my testimony, you will see I went 1nlp'my
personal feelings about how I think the regulations offset  an
- possibility of improving family conditions, becausé the regulations are
“SQ‘ staunch they do not éllow‘ a family concept -to even grow or be
:fostéred, I see that as a real problem. R also‘bthink it 1s -
- discriminatory, because if it was a private residence, no one could
tell fhem that their child would have to leave the home because he was

éighteen, or that their rent’wndldfihérease if bhe dld.nof, indeed,

- leave.

nLastly, the ,pSychological impact on children who are
~deprived, I believe Qery much so -~ and 1 have three children who:
.experienced«the environment in Trentonlﬂity Housing~- Personally, I
come “from Harrisburg, Pennsylvanla, and 1 did not live in public
housing there, although there was public hou31ng. There 1s a major
contrast between New Jersey publlc housing and Pennsylvania public
‘hbousing. 1 think it is simply an attitudinal thing which-is‘feally
fesponsible.Fof how people are treated.  We talked a lot here today
vébouf multi- Family units. This is a terrible concept. In Harrlsburg,

‘xlnltlally they had a two-buxldlng complex which was sixteen floors{
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They put families in there and tried it for a probationary period, and |
it didn't work. When it didn't work, they renovated it and put senior
citizens in it. They thén'3110wed families'toihavh separaté space. o
v - Now, - from ,a"persdnal ékperiéncé; I didn't live 1n a
sixteémastdry building, but*lldid livs in a.ihree—stOry'building,“Which
had nine apartments. There wefé!from fifty to seventyefiVe people -in
‘that building. There were a lot of days I might héve‘wénted to go -
out31de and sit on my porch, but there was no porch for mec There was
novspace allocated, except what was 1n81de, or the square footage of
rthe"unit. : People “cannot survive - like that, herded together llke{
cattle. It sctually feels like that. It brings the whole morale of
the peéple:dbwh. A lot-of probleﬁs I hear coming acrosé’are being,
‘blam9d oh‘the victim, SQ’to speak. 1 have llved in situations othep
~ than public housing, I have ‘lived in publlc housxng, and I have come
.out of public housing, so. I can speak and’ 1ncorporate the whole concept
:'of what is happening’ here. I kind of felt. chastlsed, even  though lt:
was - supposed to be an advantage for me to be- ellglble for public
',h0u51ng. What was put across to me was "Well it 1s;acpord1ng to your
vlncnme S0 1t will be easy for you to manageﬂ' It was “supposed to
 actually help me overcome,. I would say, the puverty level, or being on
a fixed 1ncom¢, belnq,able to live- and‘malntaxn my famlly_on a minimal
'stéhdénd; i did not fiﬁdathat,when?l got - there. I found some public
hoUSingzto be*substahdérd? o o |
ASSEMBLYMAN CHARLES I"haVe a queé{ion about your reference
to a regulatlon whlch requires that the rent be increaseéd after a child
reaches the age of e1ghteen and is out of school Is that dependent
v‘upon some other circumstances? ' .
' MS. HARRIS: Eighteen and out of school. P ,
 ASSEMBLYMAN CHARLES: Eighteen and out of school. Does that
mean eighteen, out of;SCHooI and working, or is 1t just eightéeh,and
out of school? | ‘ : 7, -
MS. HARRIS Ethteen and out of school What happens is, we
>f1nd a lot parents who cannot meet the lncreased rent. I don't think
it 1s;zm bad idea for these kids to sign up and go into the Armed

Forces, but I do not think it should be a forced situation.
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" ASSEMBLYMAN CHARLES: What would you recommend? Would you
~say the person could stay there -= to what period of time? Would your
,vrecommendatlon be in terms of maintaining the rental at the same level
'.for "X" number of years after. the person turns eighteen, or Just  how
"would you handle ‘that in terms of correctlnq the regulat10n7

‘ MS. HARRIS: I think consideration should be given to
cohtinuing' education, perhaps ‘if the child would like to go to
~college. It 1s punitive to increase the rent because ydur'child 1s
 _conLihuinq his or her education and is able to work. |

ASSEMBLYMAN CHARLES: Does the regulation say that if the
child is eighteen and in college the rent goes up? ‘
| MS. HARRIS: Well, if he or she is eighteen years of agé and
out of high school, énd if he orhshe is employable pnd working, then
thewrent is adjusted, or they have to move. In dther‘words, your
siblings are no longer-- o .

ASSEMBLYMAN -CHARLES: Excuse me, let's hear from the
‘Executive Director. I am faacfnated by that regulation. That 1is
.something we ought to address spec1f1cally. v
MR. HILLMAN: That is not 100% accurate, sir, ‘The'1édy is

o spéaking about- a condltlon that does exist. If a person reaches -- and

this is a Fedpral requlatlon - the age of elghteen and 1s in school,
they are continued in the calculatlon of the rent as a deductlon. The
deduction for each. child is calculated at $300.00. If the child
~reaches the age of eighteen and is hot in school, the tenant is no
longer entitled torthe‘dedUCtion‘of $300.00 in the calculation of that
vrent. Therefore, the rent would increase, because the deductions were
 not'as great as they were the year before. Again; this is Federally
 3000£501led; That is not something that we regulated, or whatever.

'MS. HARRIS: My answer to that is to say-- |

~ ASSEMBLYMAN CHARLES: Wait a minute; I want to finish this.
’What’does "not . in school" mean? Does it mean seéondary school, or does
it mean-= | ‘

" MR. HILLMAN: »qulege woulq be>1ncluded as well, you know,
Jjunior college or college. If  they are continuing their educatioh
after the age vof_ eighteen, - the Federal governhent, allows wus to
~calculate the rent of that family with the $300.00 deduction for that

child." ' '
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ASSEMBLYMAN CHARLES:  As soon. s the child, or the. young
person turns elghteen and is not in- schaol, then what? o

MR. HILLMAN:  Then the calculation of the rent for that
famxly will not 1nc1ude the $300. 00 ‘deduction for that child.

ASSEMBLYMAN CHARLES: And, suppose the young person  is

ifig fiow and is still living in the same public housing apartment?

Wo'

He 18 Working; he is dbove eighteen, he is out of school and he is
working? | S .
MR. 'HILLMAN:  Rent is calculated on- the income from all

érs ‘of the family, so his income would be included in the family

© income ‘as the calculation in the formula is computed. 1f he'were’not
working, and were not on public assistance, then .it would not add to
5fhé’iﬁfﬁm9’bf'1hé family. However, it would ndt e if”it comes out to
what it comes out to-- In other words, it is built into a Ffixed
‘striicture for computation. There is no judgment or discretion that we
‘are allowed to use. That is a Federal regulations
‘ ASSEMBLYMAN CHARLES: = What is your feeling -about Ms.
Harris'concern? I see a lot of substance to the idea that ‘maybe if you
allowed ‘a ‘young ‘person who is over eigﬁtéen to work, but remain there,

‘and ‘not penalize the family, that ‘might 1ncrease the overall quality of

1ife ‘for the family, or it imight ‘even ‘enable them to move ot
'*eventually, to accumulate the ‘down payment you need for a house.
‘ MR, HILLMAN: It would, ‘but the system is not designed to
provide for ‘that. ‘ e _ ,
'MS. HARRIS: That 1 ‘must ‘agree with. ‘At one point I was a
’Wélféfe'récipient,’ahd4my'1ncome*was3based-dn‘thatﬁ ‘As 1 :went to 'work,

“my ‘ihcome ‘was ‘based ‘on my gross, which I always thought was totally

unfair, ‘because ‘you never ‘see 'your gross. Sometimeés your -gross ican be
$200.00 “different than WOurrhet,‘and1ﬁhy«baSB it ‘on ‘money I -do not
“§8e? ‘Coupled ‘with that, from the ‘time I ‘moved ‘in until ‘the time 1
éﬁﬁ&@d“but,*my rent ‘must ‘have ‘at least quadrupled, but I never -saw ‘any
“more space ‘or “any ‘improved ‘environmental -conditions.

My bquest concern 'is the children . who -grow -up in that kind
~OF “Hn “Shvirehinent . ‘Becadse of ‘these - staunch Federal requlations, ‘and
“bedaise “you “are “a léw=income famlly, 'you “seem to ‘be deprived of ‘just

“hiiman ‘rights, just humane “and ‘equitable ‘treatment. They stick people
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together under conditions that oftentimes they cannot control. One
personal experience I had was, in my particular housing unit;bwe had
,uncontrollable heat, 1 mean heat so uncontrollable -that it was
~unhealthy. We had babies burned severely from just brushlng up
against a fad1ator.v Then, there were some units that had no heat at
all. That has to de with poor maintenance; that has to:dthith a.

gambit of prdblems.

What I'm saying is, if I can move myself along economically, ,'

I should be able to see a change. When my conditions do not change, it
~seems to indicate that the syetem is perpetuatlng itself to keep me
there. : .
ASSEMBLYMAN WATSUN: You are csught up in the syetem.
MS. HARRIS: It keeps me there, so that I‘cah‘t get out. It
~is hard to eave and to live, if you are on a fixed income anyway;‘ So,
1 was aware when I prepared this ~statement that kthe Committee was
asking what New Jersey could do to improve public housing in ‘the
' State. I am suggestlng that some serious corsideration be given to the»
v development of some leglslatlon which would memorialize Congress to act
 on amendlng Federal regulations, those regulations which deny fair,
“humane ~and - equitable treatment of low-income families in public
housing. That is broad to say, but we can clearly see how some’
regulations somewhat foster oppression. It's that simple. | o

- ASSEMBLYMAN CHARLES: 1 think the regulation you made
‘reference to that has to do with rents being affected by young people
. turning eighteen  and staying there is something we should focus on.
~Thought  should be given to whether or not that could be amended to
effect a fair and better situation for the housing authority, for the
tenants and for everyone else. I believe that is an area we will ask
. for some research en to see whether or not we ean come up with
something specific in terms of memorializing a resolution.

~M5. HARRIS: I would also like to speak about the sub51dy._ 1
-am not presently in the Lincoln Housing, 80 I am not as aware of what
_'13 happening. Mr. Hlllman was here speaking about the subs;dy and how
it could be punitive to the family, and maybe what the State<e001dtde
to hetp offset that. I also see a possibility that predominently'

~people who live in low-income housing are welfare recipients. We know
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'ﬁﬁétfwéffére has not increased its allocations in twenty-five years.
Inflation “has ihcreased 200%, where welfare beneflts have not. ' So,
maybe the State may want to take a stand or a pesition on asking that
allocatlons reflect cost of living increases.-

g "*Oha ‘thé issue of ' commissioners -- housing authority
commlss1oners ‘who s1t on the Board, I would also support having tenant
representatlon, I don't think only to artlculate problems, but to
'partlc;pate in decision making. This takes me to the lexon windows
Eﬁéy put in just prior to my leaving the Wilson-Haverstick Homes. I
was awaré of a fire that occurred in Newark where they had lexon
windows and the firemen couldn't get in. Of course, they-couldn't get
the children out, so they had five children die. I was very concerned
on ‘the day they came to take my windows - out and put .the lexon windows
ine 1 wondered who made this dec1310n, and how much research was
done. 1 was personally concerned, not only as a parent, but as a
tenant living in a neighborhbod.' I would not want to see anybody next
ddOr‘to me'going Up‘in'flémes, with no one able to get in, and no -one
able to get out. I was concerned that those windows were put in, and
that ‘that decision was made, and I was totally. appalled by the
contractors. o ‘ _ ' ’ |

'ASSEMBLYMAN WATSON:  Are they the same identical kind of
- windows that they had in Newark?
' \MS. HARRIS: Well, lexon windows are lexon windows. That is
just a wmaterial that  is ‘used which is nonbreakable, but it . is
combustible. I

ASSEMBLYMAN WATSON: May I just ask the Director a question.
Has this been looked into? ,

MR. HILLMAN: 1 know what the ‘witness is talking about. The
‘windéws on the lower levels have been ‘damaged severely, and the expense
for réplacing them has increased to a point to where the Federal
governiment ‘approved thegtbhcept of ‘putting lexon, or unbreakable glass,
on the lower levels ‘of ‘structures. I think that is probably how it
‘came to be. 1 don't know how tnsafe that makes the inside of the unit
‘though, 'ASSembTYHén “We have had lexon windows busted out in some
“cases. I think if it were ‘a fire company trying to get. in or ‘whatever,

they could ‘get through it I'm sure. “What it ‘does do 'is protect the
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unit from vahdalism; that is what it was désigned to do. Whether or
not it is doing that completely is another guestion, but that is what
‘it was designed to do. . ' o ‘
ASSEMBLYMAN WATSON: . Thank you.

 MS. “HARRIS: There was an 1nc1dent in. Newark where five
chlldren burned to death because flremen could not get in through the
lexon windows. They could not get in, and the children could not get
out. At 400 degrees Fahrenheit they are combustible. I know abodt
lexon windows. I was totally frightened when they started to put them
in. I lived on the second floor, by the way, so I do not consider that
a lower level. They did the whole complex; everybody got lexon windows
in the whole complex. 1 was not only annoyed with the windows, it was
the contractor, the contracting agency. I thought that if tenant
representation had been incorporated in the decision making, maybe
there wdu}d_have been more consideration given. What happened Was;
they contracted to put these lexon windows in with storm windows. Now,
here I am a housing tenant and I am alreédy on a‘limited income. I'm
working thouqh, and I'm trylng to maintain and come above. They came
1n one morning with the lexon windows, crowbars and sledge hammers, in
today's technology. They then went about beating out my windows with
sledge hammers and crowbars. 'Shattered;glaés was everywhere. Now, you
tell me how much self pride I should have for my property, when I tryv
to maintain it, and these cbntractOrs, came .1n-- They were not
~contracted out’to do any finishing work and they left big holes, I mean
gouges, where you could éee all the way to the brick,ixn myvceilinglahd
in my walls. So, I went ovef to the manager and I said to her, "I'm
really‘notbsatisfied with what happened." First of all, it took me
:thfée or four weéks to clean up’tﬁe‘glass. They actually came in and
bent the window frames with crqwbargﬂand'SIedge hammers. I think that
is jus£ barbaric. ff you treatvpeople like that, they will begin to
~act like that. | ' o o |
» v ASSEMBL YMAN-- CHARLES.v You are suggesting then that manaqement
r’,should develop some sen51t1v1ty to the rights of the tenants, and to
the quality ‘of the;r llVBS? _ -1 think that is  a recommendatlon,
“obviouély, {hat the hanagement authorities have to‘be’made aware of. I‘

~ think part of our findings will -uncover, to the extent it is
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» approprlate, récdﬁmen&atroﬁs along thoée 'linéea“‘ Basrcally, We are
-not g01ng to cover specrflc management problems 1R detaxl. I thlnk we
' mlght 1dent1fy them as areas of concern,.but they are thlngs that,are
more 1ocel and Federal metters, thﬁnifﬁr'thé State to be involved iﬁ :

- spec1f1c hou31nq authorltles and what they do 6f don 't do in the way of

dlscharg1ng their 'nctloneo

MS HARRIS' I th1nk there could be a charter de’eloped by

lreso

Légieléture.
that says, "In New Jersey, we w111 not eccept hlgh -rige mult1 famlly
Units for low-income housrng.“ 1 also think there colild beé leglslatlon
which ééyég "Conqress needs to feel the heartbeat of New Jersey, and
kniow thét in New Jersey public housing is not working. A lot of it is
'largely due to Federal requlatlon, ‘whith needs to be amended so that 1t’

'really servrces, malntarns and aids famllles." As it presently 13, 1t

‘ does not do that. , . : v . ,

‘  ASSEMBLYMAN CHARLES. 1 ‘tﬁink your 6né coneérn about

56 apartments and the  fact that the State of New Jersey should

take a posxtlon agarnst hlgh-rxse multlnunrt dwelllngs is; it is
’reflectlve really of the consensus of oplnlon now.: I think it has been_
unlversally agreed that hlgh-rlse 11v1ng Just doesn"t ‘work for
famrly-sxze units. We are not really too bothered w1th this issue at
thlS time, because there 15 no money for the bulldlng of any new publrc
housrng. I think when the money i8 returned, and 1. hope it will be for

rUctlon of new publlc hou31ng unlts, I do “not belleve you w1ll

 gee the kinds of hlgh rises that were built during the '50's and

'60'8. 1 think it is éo ”only agreed that that JUSt doesn't work for
famlly‘unlts -~ that" dealgn Just doeen‘t work. 1 don't think you '11
ever e that again. ' . - ‘ '

Your suggestlon about an attempt to artlculate the rlghts of

-,-publlc housrng tenents is somethlng that is worthy of  some

- con81derat10n. ' After you leave here you mlght thlnk “about ‘it, and’
submit somethlng to John Lee concernlng your suggestrons. I don't know
whether they Wlll lend them ‘lyes ‘to developlng any klnd of regulatlon

" or pollcy, but your ideas along that llne w1ll be welcome‘4
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MS. HARRIS: 1 think there should be a'charter,_and anything
that  jeopardises the responsibility of that charter should
automatically be nixed. I.méan, things like-- ‘

ASSEMBLYMAN CHARLES: Just submit your suggestions to John
Lee, aﬁd we 'will take it from there. If we have further need to
explore them, we will do that. Okay? , ‘ B |

» ASSEMBLYMAN WATSON: I 'think your testimony “has been

excellent, Ms. Harris, and we were happy to have you here: this
morning. I have-just one question before you leave. When you say,
"All cement and no recreation causes a lot of ﬁroblems" -~ I had the
opportunity of going through the Kingsbury Complex about three or four
years ago, when they had'somé problems there with vandalism. 1 went
all through the buildings and saw the holes punched through the
ceilings, th;ngs ripped off the wélls,:etc. Then I looked in that
complex and saw all that cement . There were no»ﬁtehnié ,cohrts, no
basketball courts, anhing at all for recreation, and- the only way
thbse younsters could let off steam was to vandalize. I think when wé
plan new housing, we should always plan space for recreation.

MS. HARRIS: We need space; people need room.

ASSEMBL YMAN WATSON: You're absolutely right.

 MS. HARRIS: They need room. When you couple'themrali on top
- of each other they be@in to rebel. They want tokbreék‘the barriers.

v ASSEMBLYMAN WATSON: You're absolutely right. I am just
happy to have had you here this morning. ’
' ASSEMBLYMAN‘CHARLES;,:Thank you very much, Ms. Harris.

MS. HARRIS: You're welcome. ' v

ASSEMBLYMAN CHARLES: Are there any other persons in the
audience who Wish»tq give statements? (no response) If notg we will‘
adjourn . the hearing before this Subcommittee on Public Housing until

.the next time. Thank you.

(HEARING CONCLUDED)
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Jahuéty_iB, 1983
REPORT TO THE MAYOR

This A%th%?ifx hés.stéﬁed publiciy on many occasionsvits*
recognition that thpg‘q:e.all too many instances in pubiic
H?H%%%%‘Qﬁ substandard living conditions, inadequate facilities,
?QE%%§§'§9 §h¢.§§cq;ity of tenants, and‘éonditions'which impact dn
the health of the residents. We have stated also, with detailed
’iggg@qagqt;qq( that these conditions é:ise basically from some of
 §@? following reasons: | | |
x Iné@g&gétg operating ang capital fundingvfrom;the‘fedéral

goyernpent, which has been, and Qiil remain, the‘major
 s;nqle source of fqndq to cover the'deficits‘incﬁrred in
the Opépgtion Qﬁvpublic housinq; These funding |
in@@qqqgcie§ ggqven; us from buying the‘materials we need,
éqd;from.hizinq the personnel we must have, if we are to
do properly the job of operating public housing, and
correcting its many deficiencies.

* BAge of the buildings. ﬁewarkfs publid Sdusing $toék is
 q%ing, of our 12,880 uﬁits, more théh T0,000vare’OVer 20
years old.- MQt%xthéﬂy7,QQQ are over 25{' Nearly 2,700 are f
age 40 or over. This means that equipment failure and
general decline which raise the need for repairs occur at
a greater rate, m@kinqgthg burden of trying to keep up

mith;thegjqp.tbgt_mgqh hgaYigp,
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* ~ vandalism. The impact of rampant vandalism is-

inescapable. It is found in the form of window breakingy
‘elevator failures, the breakdown of garbage systems,
lighting failures which endanger tenants, and the simple;
creation of an environment thch is repugnant to the
desire of the majority of residents for a decent .living
situation.

* Non-payment of rents. The serious financial condition of -
the Authority is further crippled by the failure of a
'large number of tenants to pay the rent that is due for
. ' ) \ L
their apartments.

(Some criticism stems from the fact that this Authority,
in accordinance with the desires of the responsible
federal agencies, has taken steps to draft a more
equitable lease agreement between the Authorlty and its
‘tenants. It does not contain the provisions necessary to
insure that tenants live up to their rental obligations. '
It also has other shortcomings, and we are seeking to

correct them.

Some tenants have brought pressure in an effort to prevent
us. from correcting these shortcomings.

A subsequent report to the Mayor will go into detail on
this subject.)

Each one of the areas cited above provides grounds for broad
'discussion>and widely differing pointsrof view,bboth as to the
reason for their existence and how they should be solved The
‘ unav01dab1e fact, however; is that conditions in publlc housing

. are not good, and there are compelling reasons why this is so.
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It'ls:one‘thing to recognizelthe-extent"and.severit§ of:these“
‘brcbiemé. It is quieé anOther matter tovtake the facts ésséciatea
with these condltlons and to translate it all into a clalm that
the Authorlty is d01ng nothing, or has done nothlng, to attempt to'
rallev1ate the pllght of the residents.

The record, a portion of which is covered in this reportf
§l€¢r1Y‘§hQWS otheruise, A major sum of money‘has been spent by
this Authority to try to‘correct the,continuing and growing
oroblems which were cited abOve. Despite severe staff reductlons,'
_nece551tated by the prev1ously mentloned flnanc1al squeeze, those
employees who continue w1th the Authorlty have made numerous,

extéensive efforts to usé the resources avallable to 1mprove
condltlons, and to lessen the degree of deterloratlon in public
rhouSIng” They have sought to insure the prov151on of heat, tovA4
nodernize at those locatlonsrmost sorely»ln need of such
'treatment, to provide some measure of security for tenants, to
’éorréct unsightly or unsanitary garbage disposai prOblems, to
’)replace the 1ncred1ble volume of broken windows and llght bulbs,
-and to get  the always malfunctlonlng elevators runnlng agaln.,fIn
other words; they are do;ng thelr best, agalnst great odds,‘to try
to-makevpublic hbuSing wank,' | E v
| There,havevbeen,public,CIaims to the contrary. Some of those
'claims have emanated fron tenant~s0urces. Most of those come froﬁ

tenants who are understandably angry over subpar conditions.
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The‘claims that tﬁe Authdrity'has failed to do what it can to
imprOQe Cdnditions, however, are in direct contrédidtion of the
degailed, documentable records. '

This report is the first in a series which the Authority is
submitting to the Mayor detailing what the Authority has done in
recent years in its program to combat deterioration and to imprOQé

living conditions for public housing residents.
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~ I. THE MOD PROGRAM

MOD. is the short reference to the Publlc Hou51ng

V‘the program 1s to attempt, through an
over and above regular HUD subsidies, to upgrade
re decl;ne and deterloratlon has occurred MOD

ion's Essentlally, publlc
1t any cap1ta1 1mprovement program for about 30
Z‘MOD 1s of partlcular 1mportance to a program

The total amount mlght seem extensive. It is better
1n thls context.

1. Newark has 12, 880 public housing unlts, 28 percent of>the’
a total number in New Jersey. ' :

2. 4Newark generally‘has the oldest publlc hou51ng units in
o + by many thousands, the most high rise

about $80 mllllon 1n federal MOD funds was

O/ " 1;.~ Less than 14, percent of that

vent to Newark, desplte Newark's possession of 28 percent
of the total number of un1ts in the state.

Nevertheless, this Authority has sought to do everything -

i foX MOD. funds. The claim that the

'n;MOD money, and has 11ttle to show.

“,.s MOD-funded. prOJects whlch have;
‘:or are now in progress:

Cost: $55¥ million

“been, replaced. or upgraded: at.
urk., Stephen Crane, village, Hyatt.
[_w(Bo_den Court and Kretchmer Homes.

Costi $11 million

>

Hajes Homes, Seth Boyden Court.”" ‘



Work on sewer facilities, in some instances involving major
1mprovements, in others a cleaning of the system, has been done
‘or is in progress at Columbus Homes, Scudder Homes, Hayes j :
Homes, Felix Fuld Homes, Hyatt Court, Stephen Crane Village,
Pennington Court, Roosevelt Homes, Kretchmer Homeés. and:Bradley
Court. ~ ' : '

Cost: §$1 miilion:

Electrical equipment has been upgraded at Scudder. Homes and
Pennington Court, and is in progress at Stephen Crane Vlllage.

Cost.r $2 million

Entry doors have been replaced, and all apartment doors given
relnforcement against possible forced entry, at Bradley Court.

Cost: §$100,000

Major 1mprovements and repairs to 36 elevator cars and their -
controls have been accomplished at Scudder Homes Elderly (4)
and are in progress at Hayes Homes (32).

Cost: $400,000

New ground floor entries and security system are 'being
installed at Scudder Homes for the Elderly. Also, a new
~housing police substatlon has been ‘installed.

Cost: $800,000

General work encompassing security needs, apartment

- refurbishings and mechanical and electrical improvements is in
. progress at Scudder Homes for the Elderly. New alumlnum,
double glazed energy efficient windows were 1nstalled

Cost $2 m11110n

~Correction of land settlement conditions, and their impact on
sewer equipment, was accomplished 'at Stephen Crane Village.

Cost: $800,000

. Interior water standpipe'equipment for fire protection at
Columbus Homes 1s about to be replaced, or in some locatlons,»
repalred. ,

T

Cost: $350,000
New alumlnum 51d1ng was installed and securing of ex1st1ng

.. giding is in progress on 27 scatter- -Site hou51ng/1ow rlse :
~'buildings on High Street. :

Cost: $200,000

7x



ral 1mprovements were completed in community rooms and to

al service faC111t1es ‘at Scudder Homes‘and Hayes Homes,
Cost: $350,000
*  Repla ient of 3,000 windows (aluminum, double glazed, energy-
eff1c1ent) at Kretchmer and Seth Boyden Homés for the Elderly.
. Cost: $800,000
; ral r5f‘rblshment of apartments, 1mprovement of securlty
pair of walkways, and the seallng and closing of two '
dings at Scudder Homes.
cosea $500,000
* ir of the deter1orated gas dlstrlbutlon system has been

started 4t Walsh HOmes.

‘Cost: 600, 000

 €~vA thtle *eague baseball field was 1mproved on property at
MScudder Homes.

‘ Cost: § 50,000
- $25,950,000

i ‘bn,»$500 000 in MOD funds ‘was allocated in partial

work of the Ehrenkrantz Group of New York, which
ull study of all public housing facilities in Newark

d will ‘draw plans for further upgrading.

MOD CONSTRUCTIbN'cosT: szs,soo,OOO

1 dust to ‘dawn ‘outdoor lighting is being installed to
er securlty at Co um_us Homes and Hayes Homes. This

as utilized Housing iand
; through ‘the C1ty and from
to’accompllsh the-follow1ng, ‘al'so ‘since June,

s ‘7:"f1ng 1mprdvements to the communlty bulldlng at
Columbus ‘Homes:. :
% Walkways ‘at Cold%bﬁ@*mbmés«

e Rﬁ@gbya@eéﬁﬁ@r;pfoﬁebtién5ét*Stéilﬁ*ﬂri@htfHGMQs;
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*  New roof on.commuﬁityrbuilding at Scudder Homes.

~*  Improvement and expansion of Soul-O-House, the'druga
rehabilitation facility at Scudder Homes.

Corrections and 1mprovements to garbage and trash dlsposal
systems at all low rise projects. (In the main, the

replacement of non- functlonlng garbage compactors with
dumpsters )

Approximate Cost: $500,000

It must be' recognized that all of the projects cited above
represent extensive undertakings challenglng the limited resources.

of this agency. They also have required the professional response
of the members of the Authority staff at all levels.
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I1. EMERGENCY HEATING PROGRAM .

Of all the fac111t1es which are 1ntegral to.a housing
complex, none is more basic than its heatlnq system, and nohne is
_more costly to repair. s

‘yen sufficient tlme, and’ dependlng on the 1n1t1a1 quallty
tructlon, eventual decllne of such a system is 1nev1table.

its heatlng system.

As listed in the MOD section of this report, extensive
,upgradlng work has been done under the MOD program on the heating
‘systems of Columbus Homes, Bradley Court, Stephen Crane Village, -
_Hy tt Court, Roosevelt Homes, Seth Boyden Court and Kretchmer
Homes. The cost of the heating system work done under MOD over
the years is -about $11 million.

The true extent of our problems in this area is emphasized by
the fact that our insurers, for safety reasons, have required the
'sh‘ —down of certain boilers at Baxter Terrace, and the Kretchmer
”,” es. State authorities initially refused to grant certificates
of operatlon, or granted only conditional certification to
”””‘rate, for certain equipment at the Walsh Homes, the Stella
-ght Homes, the Scudder Homes and the Kretchmer and Boyden Homes
'for the elderly. Corrective action has been taken.

‘ All of thls has constituted a heating emergency, and we have
1‘undertaken an emergency effort to meet the situation, all beyond
the MOD-funded work on heating systems. ' -

‘ The ‘Wwork now in progress will reguire an estlmated
,endlture of $1,904,000. As much as $2 million more may “be
qu1red to complete the job

_That money must come from regular ‘operating sub51d1es, thus»
“depletlng resources for other worthy purposes. : C

‘The detail of‘thrs emergency heating work follows:
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Project N.J.

Project N.J.

Project N.J.

Project N.J.

‘Project N.J.

-10-

BOILER WORK EMERGENCY COMPLETED TO DATE

2-5

2-10

James W. Baxter Terrace

Located and repaired_underground steamfleak ,
and leaking condensate return lines,

refurbished all F & T traps, on the Northwest .

quadrant part of the project, temporary
heating plant installed on project site
currently supplying heat and hot water to the
project.

Stephen Crane Village

Leaky fire tubes at boiler #2. Adjustment
and tune-up of system. Repairs to leaky
ancilliary equipment. Repairs to domestic
hot water generator and deaerators. Repair
and replace steam traps. »

John W. Hyatt Court

Repairs to boiler #9 and to malfunctioning
gas valve at boiler #3. All twelve (12)
boilers adjusted and tuned-up.

F.D. Roosevelt Homes

Repairs to hot water make-up tank at Building
$#2 and leaky hot water tank at Building #6.
Repairs and adjustments for flame failure for
hot water heater at Building #8. All
automatic timers malfunctioning and reguire
replacement and/or adjustments.

- Otto E. Krétchmer Homes

Re-trapped all incoming and outgoing steam
mains in all buildings, installed new traps
on all domestic hot water heaters, installed
sump pumps in various steam pits throughout
the basements, cleared obstruction in-
underground steam main feeding Building #4,
removed deffective sectioning valve. (Under
separate contract this boiler plant currently
is being refurbished). : '
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- Project N.J.

Project N.J.

Project N.J.

- Project N.J.

2-11

2=17

2-21A

2-21E

-11-

* Thomas J. Walsh Homes

worked:on'all four (4) boilers inclusive of

. ‘interior refractory work, replacement of

boiler plate sections, complete re-tubing of
two (2) boilers, replaced stay bolts in
conjunction with replacement of boiler

plates, replacement of hand holes and man

holes on three (3) boilers, cleared up

obstruction in underground steam mains.
- 0tto E.*Kretchmer Elderly

- Re-wired low water cut offs on boiler'watef,;v

feed system.
Otto E. Kretchmer Elderly

Wcrked on all four (4) boilers inclusive of
new mud legs on all four (4) boilers,
including inner and outer shell at the base
of all boilers, 1nsta11atlon of all hand
holes on three (3) boilers. All new interior
refractory floors on all four (4) boilers,
replaced all blow down and water column
piping, re-built and. refurbished all four
burners and replaced all burner ‘controls and
amplifiers. Repaired leak in condensate

‘return tank and replaced make up water.

control and replaced one (1) oil pump. o
Replaced condensate piping in all building
equipment areas and refurbished traps in all
basements and equipment areas. The supplying
of heat and hot water 'is by emergency heating
b01lers for. duratlon of b011er repair work.

Seth Boyden Elderly

‘Worked on all four (4) b011ers 1nc1u51ve of

new mud. legs on all four (4) boilers,
including inner and outer shell at. the base
of all boilers, installation of all hand
holes on three (3) boilers. All new interior
refractory floors on all four (4) boilers,

' replaced all blow down and water column

piping, re-built and refurbished all four (4)
burners.  Replaced condensate piping in all
building/equipment areas and refurbished
traps in all basements and eqguipment areas.
Total replacement of all underground steam
and condensate piping inclusive of sectioning
valve stations and new man holes, and all -
related pipe lnsulatlon Also installed new

condensate pumps, traps and related piping in
conjunctlon with underground steam lines.

‘The supplying of heat and hot water is by

emergency heatlng boilers for duratlon of
boiler repair work , 12x%
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Project N.J. 2-21F Seth Boyden Elderly

Worked on all three (3) boilers inclusive of
new mud legs on all three (3) boilers,
including inner and outer shell at the base
of all boilers, installation of all hand
holes on three boilers. Replaced condensate
piping in all building equipment areas and
refurbished traps in all basements .and
egquipment areas. All new interior refractory
floors on all three (3) boilers, replaced all
blow down and water column piping, re-built
and refurbished all three (3) burners.

WORK TO BE COMPLETED UNDER BOILER EMERGENCY

Project N.J. 2-12 Hayés Homes

Work required on all six (6) boilers. Work
inclusive of replacement of mud legs and
inner and outer shell and stay bolts,
interior refractory work, repair or replace
exterior brick boiler bases, replace three
(3) man holes with rings, and replace safety
valves as requ1red

Project N.J. 2-15 Stella Wright Homes

Work required on all four (4) boilers
inclusive of interior refractory work, all
boilers, re-gasket doors on all boilers,
refurbish boiler feed water'system.and
install balancing lines between the boilers
and re-wire one (1) complete burner, hydro
test all boilers.

Project N.J. 2-19 ~ Scudder Homes

Work‘on all six (6) boilers inclusive of’
interior refractory work and replacement of
all rear doors, completely re-tube #1 boiler,
hydro test all boilers, make repairs to
induction fans, refurbish all soot blowers.
Installation of all new injectors,

" installaion of all automatlc boiler water
feed valves.
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A Report to Mayor Gibson
The Newark Redévelopment and Housing Autherity

March 7, 1983
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»In»keeping with its commitment'to report to the Mayor,of
Newark on its achievementé in its various areas of responsibilify;
the Newark Redevélopmeht and Housing Authority submits this reoort
b'bon the progress of Sou1~O-Houso, the anti-drug use and rehabilita-"A

tion program based at Scudder Homes.

X % % %k %

In its long involvement with the wﬁole array of social
problems which beset today's central cities, the Nowark Housing
‘Authority has dealt with few that have affo;ded it‘the satisfying
sense of accomplishment that it has derived from'ité connection
'WitH*Sou1¥O=House;

,Soul-O-Houée»is, in fact, an independent organizotion under
the‘executive leadérship of‘its director, Edna Thomas. The
Authofity, however has sought to further the objectives and the
program'of'Soul-O-House in every way.possible, consistent with
its own budget limitations and the regulatlons coverlng permls-
51b1e involvement in outside programs

The results of this gssociation are now showihg in a way
.théi demonsorate that Soul-Q-House, with the help'of the
‘Authority, oan have a lasting and profoond impaot on'the drug
problem at the c1ty s public hou51ng projects, and throughout

‘.the entlre city.

(more)
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Mrs; Thomas was an ex—HOuSing Authority employee when she
founded Soul-0O-House in 1873. With thekencouragement'0£_the
Authority, &he established Soul-0O-House in svpja;cie allotted fr’o‘r’
the purpose at the Seudder Homes, Initially it was in two
shared rooms, assigned from a converted apartment, Today
Soul-0O-House utilizes ten rooms at Scudder.

The basic approach of Soul-0-House is to take ypung:peoéle
who have a demonstrated drug problem, to help them work them-

“selves through the problem, and to bring them back to a state
of non-addiction, andba constructive place in SOCiety. ‘Young
‘people normally get into the program either by referral from
another agency, or at the suggestion of some court or other
~$u@ic1ai authority where it has been determined that the person
has a drug problem, but that the youth has a willingness to try

Over 'the 1asi year, and as a result of ‘the stepped-up

involvement ‘of the Redevelopment and Housing Authority, the

1-0-House program has grown to over 185 enrollees from a

OI‘T€V¢1‘5f‘1254 Most, but not all, of the enrollees are

An@S“bffﬁublitthUSing.

A ‘S:peClal aspect of this program 15 the work adjustment
iﬁ%a under which about 40 Ybunglpﬁﬁpie are given the
ortunity to combine work and counseling. 'Th?Se;mhokare
,t®¢&-dﬁ$S‘in:thdt“?rogwhmkﬂ@rmailw arrive at ‘the Soul-O-House

nter ‘at Scudder Homes sometime around 8:00 a.m., prepared to

‘(more)
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~ put in a full day's work. Work is the real key to this par-

~ticular program. It is based on the premise that given an

!

‘foﬁportunity to work, a young person with a drug,problemvacquires"'V

'a new and better reason to kick the habit. Work is employed in
the program as a therapy. It is normally done duélng four days
of a five day week for an enrollee in Soul-O- House

The fifth day 1s‘also arwqu day, or is given over to
counseling; | _

The young persons in the pfogram also are required to submifyk
a urinalysis tesf each week ag a means of insuring.fhat they'are‘
;emaihing away from drugs.

Those in the work program work at jobs. made avallable by
“the Hou51ng Authorlty For this they are paid $4 per hour., A
basic purpose in prov1ding the payments is to give the young
pereons who are enrolled a befter meaﬁs of escaping from the
'dfug cycle. The stipend which they are paid is intended to
,insﬁre that they wiil'have,eome ﬁeans of paying caffare, buying'
Qork clothes, and paying court fines and other legel costs that
may‘have arisen fromffheir involvement with»druge. It is elso
intended to help them obtain the basic necessities fer living.

| it-has been tBe experience of the Aﬁthority-that the great

majority of yeUng:beople whe work in fhis'work program do so: |
w1th much Vlgor and consc1ent10usness Among their'achievements

over the 1ast year has been the replacement of some 20 000 broken

'w;ndow(panes_found among all of the Authority's 23 pro;ects.ln

(more)
17x
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the City.. (Sin¢¢ NoVemberbthé Soul-o-Hbuse_crews have beeﬁ.f
‘ihgtailihg plexiglasé‘in place of stanéard glasé as the Authofity
e sought ways to reduce aamage from vandalisﬁ;)

Other jobs filled are light painting and interior work on |
apartments, repair.of damage ¢aused by vahdalism to neiihoxes..
and other objects, removal of worn out stoves, refrigerators.
and furniture, and-séme janitorial acfiVities°

Beyond thﬁ success aChieVed by the.PngIam i reine youne
atepls Gut of the drug eycls, & number of the youths have emerged
fron’ the progran sufficiently trained as workers to géin steadyv
enployment on the open market. A few whose successful entry
into the job market is known about include: .

AnrihdiVidual working for a painting contractor.

‘A regular driver for a Newark Ty seene

A Newark City fireman.

An employee of a job contractor operating in Newark.

“An employee of parcel post.

Beyond that, three persons who are products of the program
ow are students at Essex County College. Many who have o
13{;h}p tﬁ¥bugh the program have come off the welfare rolls as a result
S of the experience.
_f?he success of this program and its récéﬁt.expansiun has

attracted the attention of the Federal Department of Housing “and

(more)
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Urban Development (HUD) which is studying the‘possiﬁility bf
esfablishing similar programs at public housing projectévinvvl
other major Cities.

It is the intention of the Authority to continue this
program ahd, if possible in the face of its 6wn severe -

financial limitations, to expand it.

# # 4 # 4
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