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Public Law 85-315 
85th Congress, H.R. 6127 

September 9, 1957 

AN ACT 
71 Stat. 634. 

To provide means of further securing and protecting the civil rights of 
persons within the jurisdiction of the United States. 

Be it enactea by the Senate and House of Representatives of 
the Unite<Z States of America in Congress assemble<Z, 

PART I-ESTABLISHMENT OF THE COMMISSION ON CIVIL RIGHTS 

SEC. 101. (a) There is created in the executive branch of the 
Government a Commission on Civil Rights (hereinafter called 
the "Commission").

(b) The Commission shall be composed of six members who 
shall be appointed by the President by and with the advice and 
consent of the Senate. Not more than three of the members 
shall at any one time be of the same political party. 

(c) The President shall designate one of the members of the 
Commission as Chairman and one as Vice Chairman. The Vice 
Chairman shall act as Chairman in the absence or disability of 
the Chairman, or in the event of a vacancy in that office. 

(d) Any vacancy in the Commission shall not affect its 
powers and shall be filled in the same manner, and subject to 
the same limitation with respect to party affiliations as the 
original appointment was made. 

(e) Four members of the Commission shall constitute a 
quorum. 

RULES OF PROCEDURE OF THE COMMISSION 

SEC. 102. (a) The Chairman or one designated by him to act 
as Chairman at a hearing of the Commission shall announce 
in an opening statement the subject of the hearing. 

(b) A copy of the Commission's rules shall be made available 
to the witness before the Commission. 

(c) Witnesses at the hearings may be accompanied by their 
own counsel for the purpose of advising them concerning their 
constitutional rights. 

(d) The Chairman or Acting Chairman may punish breaches 
of order and decorum and unprofessional ethics on the part of 
counsel, by censure and exclusion from the hearings. 

(e) If the Commission determines that evidence or testimony 
at any hearing may tend to defame, degrade, or incriminate any 
person, it shall (1) r eceive such evidence or testimony in execu
tive session; (2) afford such person an opportunity voluntarily 
to appear as a witness; and (3) receive and dispose of requests 
from such person to subpena additional witnesses. 

(f) Except as provided in sections 102 and 105 (f) of this act, 
the Chairman shall receive and the Commission shall dispose of 
requests to subpena additional witnesses. 

(g) No evidence or testimony taken in executive session may 
be released or used in public sessions without the consent of the 
Commission. Whoever releases or uses in public without the 
consent of the Commission evidence or testimony taken in execu
tive session shall be fined not more than $1,000, or imprisoned 
for not more than 1 year. 

(h) In the discretion of the Commission, witnesses may sub
mit brief and pertinent sworn statements in writing for inclu
sion in the record. The Commission is the sole judge of the 
pertinency of testimony and evidence adduced at its hearings. 

(W) 
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71 Stat. 635. 
(i) Upon payment of the cost thereof, a witness may obtain a 

transcript copy of his testimony given at a public session or, if 
given at an executive session, when authorized by the 
Commission. 

( j) A witness attending any session of the Commission shall 
receive $4 for each day's attendance and for the time necessarily 
occupied in going to and returning from the same, and 8 cents 
per mile for going from and returning to his place of residence. 
Witnesses who attend at points so far removed from their re
spective residences as to prohibit return thereto from day to 
day shall be entitled to an additional allowance of $12 per day 
for expenses of subsistence, including the time necessarily 
occupied in going to and returning from the place of attendance. 
Mileage payments shall be tendered to the witness upon service 
of a subpena issued on behalf of the Commission or any sub
co=ittee thereof. 

(k) The Commission shall not issue any subpena for the 
attendance and testimony of witnesses or for the production of 
written or other matter which would require the presence of 
the party subpenaed at a hearing to be held outside of the State, 
wherein the witness is found or resides or transacts business. 

COMPENSATION OF MEMBERS OF THE COMMISSION 

SEC. 103. (a) Each member of the Co=ission who is not 
otherwise in the service of the Government of the United States 
shall receive the sum of $50 per day for each day spent in the 
work of the Commission, shall be reimbursed for actual and 
necessary travel expenses, and shall receive a per diem allow
ance of $12 in lieu of actual expenses for subsistence when away 
from his usual place of residence, inclusive of fees or tips to 
porters and stewards. 

(b) Each member of the Commission who is otherwise in the 
service of the Government of the United States shall serve with
out compensation in addition to that received for such other 
service, but while engaged in the work of the Commission shall 
be reimbursed for actual and necessary travel expenses, and 
shall receive a per diem allowance of $12 in lieu of actual 
expenses for subsistence when away from his usual place of 
residence, inclusive of fees or tips to porters and stewards. 

DUTIES OF THE COM MISSION 

SEc.104. (a) The Commission shall-
(1) investigate allegations in writing under oath or 

affirmation that certain citizens of the United States are 
being deprived of their right to vote and have that vote 
counted by reason of their color, race, religion, or national 
origin ; which writing, under oath or affirmation, shall set 
forth the facts upon which such belief or beliefs are based; 

(2) study and collect information concerning legal de
velopments constituting a denia l of equal protection of the 
laws under the Constitution; and 

(3) appraise the laws and policies of the Federa l Gov
ernment with respect to equal protection of the laws under 
the Constitution. 

(b) The Commission shall submit interim reports to the 
President and to the Congress at such times as either the Com
mission or the President shall deem desirable, and shall submit 
to the President and to the Congress a final and comprehensive 
report of its activities, findings, and recommendations not later 
than 2 years from the date of the enactment of this act. 

(c) Sixty days a:fter the submission of its final report and 
recommendations the Commission shall cease to exist. 
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POWERS OF THE COMMISSION 

SEc. 105. (a) There shall be a full-time staff director for the 
Commission who shall be appointed by the President by and 
with the advice and consent of the Senate and who shall re
ceive compensation at a rate, to be fixed by the President, not 
in excess of $22,500 a year. The President shall consult with 
the Commission before submitting the nomination of any person 
for appointment to the position of staff director. Within the 
limita tions of its appropriations, the Commission may appoint 
such other personnel as it deems advisable, in accordance with 
the civil service and classification laws, and may procure serv
ices as authorized by section 15 of the act of August 2, 1946 (60 
Stat. 810; 5 U.S.C. 55a), but at rates for individuals not in 
excess of $50 per diem. 

(b) The Commission shall not accept or utilize services of 
voluntary or uncompensated personnel, and the term "who
ever" as used in paragraph (g) of section 102 hereof shall be 
construed to mean a person whose services are compensated by 
the United States. 

(c) The Commission may constitute such advisory committees 
within States composed of citizens of that State and may consult 
with Governors, attorneys general, and other representatives 
of State and local governments, and private organizations, as 
it deems advisable. 

(d) Members of the Commission, and members of advisory 
committees constituted pursuant to subsection ( c) of this sec
tion, shall be exempt from the operation of sections 281, 283, 
284, 434, and 1914 of title 18 of the United States Code, and 
section 190 of the Revised Statutes (5 U.S.C. 99). 

(e) All Federal agencies shall cooperate fully with the Com
mission to the end that it may effectively carry out its functions 
and duties. 

(f) The Commission, or on the authorization of the Com
mission any subcommittee of two or more members, at least one 
of whom shall be of each major political party, may, for the 
purpose of carrying out the provisions of this act, hold such 
hearings and act at such times and places as the Commission 
or such authorized subcommittee may deem advisable. Sub
penas for the attendance and testimony of witnesses or the 
production of written or other matter may be issued in accord
ance with the rules of the Commission as contained in section 
102 (j) and (k) of this act over the signature of the Chairman 
of the Commission or of such subcommittee, and may be served 
by any person designated by such Chairman. 

(g) In case of contumacy or refusal to obey a subpena, any 
district court of the United States or the U.S. court of any Terri
tory or possession, or the District Court of the United States 
for the District of Columbia, within the jurisdiction of which 
the inquiry is carried on or within the jurisdiction of which 
said person guilty of contumacy or refusal to obey is found or 
resides or transacts business, upon application by the Attorney 
General of the United States shall have jurisdiction to issue 
to such person an order requiring such person to appear before 
the Commission or a subcommittee thereof, there to produce 
evidence if so ordered, or there to give testimony touching 
the matter under investigation; and any failure to obey such 
order of the court may be punished by said court as a contempt
thereof. 

APPROPRIATIONS 

SEC. 106. There is hereby authorized to be appropriated, out 
of any money in the Treasury not otherwise appropriated, so 
much as may be necessary to carry out the provisions of this act. 

** * * * 

Stall' director. 
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COMMISSION ON CIVIL RIGHTS 

MONDAY MORNING SESSION, FEBRUARY 2, 1959 

The Commission met in the East Ballroom of the Commodore Hotel, 
New York, N. Y., at 9 :00 a.m., Monday, February 2, 1959, Dr. John A. 
Hannah, Chairman of the Commission, presiding. 

Present: John A. Hannah, Chairman; Robert G. Storey, Vice 
Chairman; Dolye E. Carlton, Commissioner; Rev. Theodore M. Hes
burgh, Commissioner. 

Also present: Gordon M. Tiff any, staff director; Mrs. Carol R. 
Arth, executive secretary; A. H. Rosenfeld, Director, Office of Com
plaints, Information and Survey; George M. Johnson, Director, Office 
of Laws, Plans and Research; Harris L. Wofford, Jr., legal assistant 
to Commissioner Hesburgh; Eugene R. Jackson, legal assistant to the 
late Commissioner J. Ernest Wilkins; Berl I. Bernhard, staff general 
attorney; Henry M. Shine, Jr., special assistant to the Staff Director; 
Thomas W. Young, information officer; Robert H. Amidon, Housing 
team attorney; William Swan, consultant, State advisory committees. 

PROCEEDINGS 

Chairman HANNAH. This hearing of the Commission on Civil 
Rights will now come to order. This is the first meeting of the 
Commission without our colleague, Mr. J. Ernest Wilkins, the former 
Assistant Secretary of Labor, whose death 2 weeks ago shocked and 
grieved all of us, and we shall miss him greatly as we carry on this 
work to which he was so dedicated. 

First, I would like to present the members of our Commission: 
On my left is the Vice Chairman, Dean Robert Storey, Dean of the 

Law School of Southern Methodist University of Dallas and a former 
president of the American Bar Association. On my extreme right is 
Gov. Carlton of Tampa, Fla., former Governor of Florida. On my 
immediate right is Father Theodore Hesburgh, the president of the 
University of Notre Dame at South Bend. Governor Battle, the other 
member of the Commission, John Battle of Charlottesville, Va., and 
former Governor of Virginia, is ill and unable to be here. He has 
the flu. 

Now, we are happy to have with us some members of the New 
York State Advisory Committee to this Commission, and they have 
been invited to forward to us such advice as they think will help us 

(3) 
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in these proceedings. One of the members of our New York commit
tee, Mr. Elmer Carter, has just been selected by Governor Rockefeller 
as the new chairman of the State Commission Against Discrimination. 
We also have here today and tomorrow representatives of some of the 
46 other State advisory committees that have been established to help 
us with our studies, and they will be in attendance as observers, and 
we welcome them. 

Now, it is essential to an understanding of the Commission's work 
to remember that it operates as an independent fact-gathering study 
group to advise the President of the United States and the Congress 
on conditions which may be working to deprive American citizens of 
equal treatment and equal justice under the law because of their color, 
race, religion, or national origin. 

The Commission has no power to enforce laws or correct any indi
vidual wrong it may uncover. Basically, its task is to collect, study, 
and appraise information relating to the civil rights situation through
out the country and then make appropriate recommendations to the 
President or to the Congress to correct such abuses as may be found 
to exist. 

Early in its deliberations the Commission decided that the three 
principal fields for its inquiry and study would be voting rights, 
public education, and housing. 

Sworn complaints that certain citizens were being deprived of 
their right to vote by reason of race led this Commission to approve 
voting investigations in Alabama, Florida, Mississippi, and Louisi
ana. To get the facts firsthand, we found it advisable to hold a public 
hearing in Montgomery, Ala., on the subject of voting rights. 

The subjects of public education and housing, however, do not lend 
themselves to the same kind of proceeding. In order to collect infor
mation concerning the problems involved in ending racial discrimina
tion in public schools, we have scheduled a conference of school 
officials from the districts and States involved to meet with us in 
Nash ville, Tenn., on March 5 and 6. In order to collect information 
on the problem of discrimination in housing, we have come here for 
this open hearing in New York. While the focus of this hearing is 
the housing situation in New York City and State, the Commission 
hopes also to hear from the witnesses any suggestions or recommen
dations they may have generally respecting Federal housing laws and 
policies relating to the equal protection of the laws. 

Now, our Vice Chairman, Dean Storey, presided for the Commis
sion in Alabama. At the request of the Commission, Father Hesburgh 
has supervised the arrangements for this hearing and, at the request 
of the Commission, he will conduct these proceedings today and 
tomorrow. 

Father Hesburgh, please take over and proceed. 
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( Commissioner Hesburgh assumed the chair at this point.) 
Commissioner HEsBURGH. Thank you, Dr. Hannah. As Dr. Han

nah has just said, this is a very different proceeding from the hearing 
on particular complaints of the denial of the right to vote. Congress 
has required us to investigate all such duly sworn complaints and has 
established various procedural safeguards; but we shall proceed more 
informally here today and tomorrow, for this is an effort to hear 
a variety of views, not to adjudicate any specific situation. 

No complaints have been submitted to us about housing conditions 
in New York City. We are here, instead, to try to gain some under
standing of a problem that involves and vexes the whole country. 

Housing is clearly central to the problem of achieving the goal of 
our Constitution, for we might well say that the justice involved in 
equal protection of the laws under the Constitution, like charity, must 
begin at home and in homes. If certain Americans, because of their 
color, race, religion, or national origin, grow up and live in condi
tions of squalor, closed off from equal opportunities to have good 
homes and good neighborhoods, than all of America is the poorer and 
the promise of the Constitution, and promise of the American dream, 
is not really being fulfilled. 

"Give me your tired, your poor, your huddled masses yearning to 
breathe free," says the inscription on the Statute of Liberty in New 
York Harbor. "Send these, the homeless, tempest tossed to me. I 
lift my lamp beside the golden door." 

That is what we have said to the world, .and the 14th amendment to 
the Constitution is one guarantee that we mean what we say, and one 
meaning of the constitutional rule of equal protection must be that 
the homeless shall have homes and equal opportunity to have good 
homes. 

To the extent that racial discrimination in housing exists in our 
midst, the progress that has been made in other problems, such as 
the protection of voting rights or the desegregation of public schools, 
will be in jeopardy, may indeed even create greater problems, for 
crowded racial slums threaten to turn our schools into blackboard 
jungles and to form a breeding ground for political demagoguery 
that can make a mockery of the right to vote. 

The exploding metropolis is, therefore, a great challenge that this 
country and this Commission cannot ignore. Already about 100 
million Americans, or 60 percent of our population, live within stand
ard metropolitan areas, and it is estimated that by the year 1975 over 
two-thirds of our people will live in metropolitan areas. So, we 
are talking, ladies and gentlemen, about the face of America, now and 
in the future. That face must have the beauty and dignity and 
harmony of the Constitution, not the face of slums and discrimination 
and chaos. 
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We will, I am sure, meet this challenge as we have met others before. 
We have the resources; we have the tradition of the world's most 
successful melting pot, and we have the intelligence to find a good 
way forward and to make progress. We now need only the will. 

I am only stating here some obvious starting propositions that ex
plain in part our coming here today. The questions involved in solv
ing the problem of discrimination in housing are many and com
plicated. We come here with no preconceived solutions. We are 
here primarily to learn. 

Congress has declared in the Housing Act of 1949 that "a decent 
home and a suitable living environment for every American family" is 
the goal of national policy. Through its various housing programs
assistance for slum clearance and urban renewal, public housing, and 
mortgage insurance-the Federal Government is playing a major role 
in housing. In studying housing we are trying to collect information 
as to whether equal opportunity in housing is denied to some Ameri
cans by reason of their color, race, religion, or national origin. ·we 
need to know the ca uses and the effects of any such discrimination. We 
need to know this in order to appraise Federal housing laws and poli
cies and to make constructive recommendations to the President and 
the Congress concerning the achievement in the field of housing of 
the national goal of equal protection of the laws, for before we can 
make such an appraisal we must understand the problems with which 
these laws and these policies are designed to cope. 

To help us gain this understanding, members of our legal staff have 
been conducting field surveys and consultations in a number of cities. 
They have been working closely with appropriate officials in the Fed
eral agencies-the Housing and Home Finance Agency, the Federal 
Housing Administration, the Public Housing Administration, and 
the Urban Renewal Administration. We have also asked the State 
advisory committees, now organized in 46 States, to assist us in find
ing the facts about the housing situation. In addition, in order to get 
the most accurate picture possible of the housing problems of minority 
groups and to get the views of housing experts and persons concerned 
with discrimination in housing, we have decided to hea.r firsthand tes
timony through public hearings, such as this which is begun here 
today. 

We have come to New York City not only because it is the largest 
city in the country, but because, with the city and State legislation in 
effect, we find here in New York the most far-reaching laws of any city 
in the country concerning discrimination in housing. We want to 
find out whether these housing laws and policies of the Federal, State, 
and local governments are, in fact, accomplishing here the equal pro
tection of the law for all Americans. 
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We have invited testimony on a number of specific questions which 
are available here for all observers. We do not necessarily expect 
each witness to touch on all of these questions. 

We are grateful to the public officials, religious, business, and civic 
leaders, and to the private organizations who are cooperating in this 
hearing. We know that there are many other experts, leaders, and 
organizations concerned with this question whom time does not 
permit us to hear through oral testimony. We have invited many of 
these to submit to us written statements of their views, and we hereby 
invite any others who believe they have pertinent views on the ques
tions raised in this hearing to submit these views to us in writing. 

As Dr. Hannah has said, this is a step in our study in housing. We· 
know that the situation in New York is not by any means identical with 
that in some other areas. Some of us come from States where very 
different conditions and policies exist. vVe intend, to the best of our 
ability and to the extent of our time, to inquire into the problem in 
these other areas, too. Toward the end of this study, we should be 
ready to discuss the problem with the top Federal housing officials, 
themselves. Mr. Mason, the Administrator of the Housing and Home 
Finance Agency, and the heads of the other constituent bodies of this 
agency, have had preliminary talks with the members of our staff. 
They have informed us that they will be very happy to meet with the
Commission at a later point in our study. 

One final word: Our procedure here today will be quite simple. 
Mr. Tiffany, the staff director of the Commission, who is seated over 
here on my right with Dean Johnson, who has been planning this hear
ing, will present the witnesses. Following the oral statement of the 
witnesses, members of the Commission, to the extent of time available, 
will be able to question each witness. To hear everyone, we will need 
to keep the time schedule of each witness-and in this I trust you will 
forgive us if we are rather rigid in adhering to this schedule because· 
if we do not adhere to it we will never finish these hearings. 

First, may I ask if the mayor of New York City has arrived yet~ If 
not, I would like to proceed to our second witness. 

Governor Rockefeller had hoped to be here in person this morning, 
but his budget message must be delivered in Albany this noon and he 
has sent as his representative his chairman-designate of the State 
Commission Against Discrimination, Mr. Elmer A. Carter. Mr. Car
ter will read a message from the Governor. Mr. Carter, himself, has. 
been a member of the New York State Commission Against Discrimi
nation since 1945. We are also happy to note that Mr. Carter is a 
member of the New York State Advisory Committee of this Commis
sion on Civil Rights. 

May I present to you Mr. Carter. 
510547-69-2 
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STATEMENT OF ELMER A. CARTER, CHAIRMAN-DESIGNATE OF 
THE NEW YORK STATE COMMISSION AGAINST DISCRIMINATION 

Mr. CARTER. Dr. Hannah, Dean Storey, Father Hesburgh, and Gov
ernor Carlton, honored members of the U.S. Commission on Civil 
Rights: I have the honor of presenting the statement from Gov. Nelson 
A. Rockefeller of the State of New York. Governor Rockefeller says: 

It is a privilege to be able to welcome the Commission on Civil Rights to New 
York for this public hearing on housing. 

When we speak of housing, we are talking about the American home---and 
the home is at the heart of any good society. So, your subject is vital to the life 
of this Nation. 

When we speak of civil rights, we are talking about those fundamental, consti
tutional rights that give meaning to the principle of government by the consent 
of the governed-the right to vote and participate freely in the processes of 
government; the right to equal protection under the law. These are the rights 
that distinguish our society from that of our totalitarian competitors and from 
all other tyrannies. 

Under the Civil Rights .A.ct of 1957 you have an important role in securing 
and protecting the civil rights of all Americans. 

While your major mandate is to secure the right of all Americans to vote 
regardless of color, race, religion, or national origin, you are also directed to 
take stock of the status of civil rights generally. We believe the right to vote 
is secure in this State, but we still have a long way to go in achieving our goal 
of making New York State a shining example of our faith in freedom and justice 
for all men. We know that we have dark corners of prejudice and discrimina
tion in our midst. So, like every other State in the Union, we come within the 
jurisdiction of the Commission on Civil Rights in study of the equal protection 
of the laws. 

The equal protection promised by the 14th amendment to the Constitution is 
not a fixed thing to be defined once and for all. Like the other great constitu
tional promises of freedom of speech and clue process, equal protection is a 
concept that necessarily unfolds along the changing conditions and deeper 
understanding. 

Once human slavery was the issue. We did not have the wisdom to settle 
that without bloodshed. Now the issue is shifting from the negative goal of 
barring discrimination to the positive goal of providing equal opportunity for all. 
The spirit and talent of the men and women who comprise America are our 
greatest national asset. Our goal must be to insure to each and every one of 
them, regardless of race, creed, color, the opportunity to develop his capacities 
to the fullest. Only by so doing can we be true to our heritage and true to the 
ideals that have made America a beacon of hope wherever men aspire to freedom . 

.A. unanimous Supreme Court has said that there must be equal opportunity 
in the schools. Our national conscience requires us to extend similar equality 
of opportunity to all parts of our public life. 

In some areas, where habits and customs of school segregation run deep, we 
are now faced with chaos in public education. I trust that, with the help 
of the recommendations of this Commission on Civil Rights, this country will 
find ways to achieve integrated schools and in ways that will fulfill and not 
betray our belief in constitutional democracy. 

In the North employment and housing are the cutting edges of the problem 
of discrimination. The denial of jobs or of homes because of color, race, and 
religion, or national origin, is a tragedy not only for the individuals involved, 
but for our whole society. 

In 1945 New York State became the first State in the Nation to outlaw dis
crimination in employment. In recent years New York State has also pioneered 
the outlawing of discrimination in public housing and in publicly assisted 
private housing. Last April 1 an ordinance went into effect in the City of ew 
York prohibiting discrimination in the sale, rental, or leasing of multiple-dwelling, 
private housing accommodations. We have an official State Commission Against 
Discrimination and a Civil Ri"'hts Bureau in the attorney general's office to carry 
out these State laws, and New York City has its own educational and enforce
ment agency, the Commission on Intergroup Relations, for its far-reaching 
new law. 
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I understand that in this hearing you will be considering the effectiveness 
of all these laws and agencies dealing with discrimination in housing. We wel
come this inquiry and hope to learn from it. We will carefully study the record 
of this hearing and whatever recommendations you may make. We know that 
we have much to learn, much to improve. 

We know that in many of our urban areas racial minority groups are crowded 
into blighted areas and that these slums breed ignorance, disease, and dema
goguery. We know that substandard and segregated housing causes a demoral
ization that we cannot afford among any part of our people. We know that 
the Constitution and the American purpose require us to end these conditions 
and to create truly democratic communities with decent standards of life for all. 

We know, too, that the solution depends not only on laws that prohibit dis
crimination in housing, but on other positive laws and programs that promote 
the construction of adequate housing for people at all levels of income; and 
we know that the solution depends on the cooperation of all branches of 
government-Federal, State, and municipal-and on the action and good will 
of private citizens and organizations. 

Thus, it is fitting that the Commission on Civil Rights should come here on this 
inquiry, for the Federal Government plays a major role in the housing of 
A.mericans. The loan insurance of the Federal Housing Administration and 
the Veterans' Administration assists millions of families to purchase homes. 
The federally assisted program of urban renewal is, through its slum clearance 
and urban redevelopment projects, changing the face of the Nation. That work 
must go on and be expanded to meet the needs of the future, but with it the 
Federal Government has a major responsibility to see that the new America 
truly creates and maintains freedom and justice for all. 

There are, of course, complex questions involved here and all the answers will 
not be found in New York, for our situation necessarily differs in some respects 
from that of other regions, but our laws and agencies may be models from which 
you and other areas may learn somethng, just as I am sure we will learn from 
whatever shortcomings you find here. I have said that the achievement of 
equal opportunity for all will be a major goal of my administration. I know we 
have great problems in this connection. I hope that by facing them and doing 
our best to solve them with good will and intelligence we can make this State 
a testing ground and a demonstration for the Nation and the world, a place in 
which we apply the truths that we declare to be self-evident, a place in which 
we strive tirelessly and without reservation to fulfill the promises of our 
Constitution. 

Thank you. 
Commissioner HESBURGH. Thank you very much, Mr. Carter, and 

I hope you will give our thanks to the Governor for this very, very 
fine statement at our hearing. 

Mr. CARTER. Thank you, sir. 
Commissioner llisBURGH. Now, Mr. Tiffany, will you please present 

the next witness? 
Mr. TIFFANY. Mr. Earl B. Schwulst. Mr. Schwulst is president of 

the Bowery Savings Bank and chairman of the Commission on Race 
and Housing. He has been a Director of the Commodity Credit Cor
poration, the Director and President of the RFC Mortgage Company, 
Bank Commissioner of the Philippine Islands and Loan Manager of 
the Federal Reserve Bank of Dallas, Tex., the State in which he was 
born. 

Mr. Schwulst has with him today Dr. Davis McEntire, professor of 
social welfare at the University of California, who served as research 
director for the Commission on Race and Housing. Dr. McEntire may 
supplement Mr. Schwulst's remarks and may participate in answering 
questions. The 3-year study which Mr. Schwulst's Commission on 
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Race and Housing conducted is a most comprehensive study of the 
problem with which we are concerned today. We are pleased to have 
their findings of fact laid before us for consideration at the beginning 
of this hearing. 

Mr. Schwulst. 
Commissioner HEsBURGH. Mr. Schwulst, one moment, please. 

believe Mayor Wagner has just arrived, and we would appreciate it 
very much, Mr. Mayor, if you would come forward. We are delighted 
to have you and would like very much to have your words for this 
hearing. 

Hon. ROBERT F. WAGNER (Mayor, City of New York). Good morn
ing. 

Commissioner HEsBURGH. Mayor, will you come up and meet these 
gentlemen? There is no need to present to all of you good folks the 
mayor of this city. Mayor Wagner. 

STATEMENT OF HON. ROBERT F. WAGNER, MAYOR OF THE CITY 
OF NEW YORK 

Mayor WAGNER. Thank you very much, Father, and members of the 
Commission: In the letter inviting me to appear before this dis
tinguished body several reasons were outlined as to why the City of 
New York had been singled out for an inquiry into problems of dis
crimination in housing. The letter indicated you were interested in 
the problems of the city not only because New York is the largest city 
in the country, but also because it has the most far-reaching laws con
cerning discrimination in housing of any city in the country. 

It is no accident that New York has a huge umbrella of legislation 
covering and protecting the rights of its citizens. The development 
of these antidiscrimination laws and policies has been the result of the 
determination of every city administration, regardless of party, and 
the people of this city to provide the necessary guarantee for the pro
tection of all of its citizens, regardless of their place of birth, their an
cestry, or their faith. Discrimination of any kind is as alien to the 
policies of my administration as it is to the traditions of the City of 
New York. 

The 1950 census reported a total of more than 1,700,000 foreign-born 
residents living in New York City, representing just about every na
tional group in the world. The varied backgrounds of New York 
City's population serves as a continuing source of amazement to the 
world. There are more foreign-born Italians in this city than the 
total population of Florence, Italy; more Puerto Ricans than in San 
Juan; more residents of German birth than in Bonn; more Irish-born 
residents than the combined population of Cork and Limerick ; and 
we boast more Russian-born residents than either Minsk or Pinsk. 
Our Jewish population outnumbers that of the State of Israel. As a 
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center for the great religions, New York City is even more awesome. 
We now have 3,343 houses of worship in the city-more than in Chi
cago, Philadelphia, and Boston combined. 

New York City has a huge nonwhite population. The Negro popu
lation in New York City is substantially larger than the combined 
Negro populations of the capital cities of all of the States of the South. 
However, our approach is different. From these various cultures, 
racial streams, and faiths, has evolved the greatest metropolis in the 
world. We want to keep it that way. That is why equal opportunity 
and civil rights in this town are so important. 

Through the years we have developed a network of laws and policies 
to protect every individual in his rights to seek shelter, education, 
work, and relaxation. May I quote the official policy of the city of 
New York in this regard as stated by the City Council in 1955, in 
creating the official Commission on Intergroup Relations: 

The council hereby finds and declares that prejudice, intolerance, bigotry, and 
discrimination, and disorder occasioned thereby, threaten the rights and proper 
privileges of its inhabitants, and menace the institutions and foundations of a 
free democratic State. A city agency is hereby created through which the city 
of New York officially may encourage and bring about mutual understanding 
and respect among all groups in the city, eliminate prejudice, intolerance, bigotry, 
discrimination, and disorder occasioned thereby, and give effect to the guarantee 
of equal rights for all, assured by the constitution and the laws of this State 
and of the United States of America. 

Our concern has been, and continues to be, the welfare of all our 
citizens. We believe that the best interests of the city are in danger 
if there are forces at work to divide group against group or to isolate 
any particular group arbitrarily because of its race, religion, or 
ancestry. We have grappled with the problem of discrimination in 
housing for many years because we have recognized that such dis
crimination is wrong and, moreover, it will necessarily stunt and 
distort the natural growth of our city and frustrate constructive pro
grams for the welfare of the people in the years to come. 

We, in the city of New York, are convinced of one thing: A legis
lative program to combat discrimination in housing cannot be effective 
without a simultaneous program to increase the housing supply. One 
program without the other cannot be successful in eliminating pat
terns of segregated living. In recognition of this dual need, there 
has been both a steady progression of activity on the part of my admin
istration to develop programs to improve and increase our housing 
supply as well as concentrated efforts to outlaw discrimination in 
housing by statute. New York City has pioneered in public housing. 
Since its inception in 1935 the New York City Housing Authority has 
made available, with the help of Federal and State funds, more than 
100,000 apartment units to low-income and middle-income families 
-0n an open-occupancy basis. 
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Our private developers, however, continue to bear the greatest re
sponsibility in providing the increased and improved living space we 
seek. I want to point out that for the first time in 6 years the num
ber of dwelling units completed in the city topped the 30,000 mark, 
with private construction showing an almost 22-percent increase over 
1957. Significantly, the increase in the number of units completed 
by private developers coincides, incidentally, with the establishment 
of new antidiscrimination legislation applicable to these dwelling 
units. 

Through Federal assistance under title I slum-clearance programs, 
administered in this city by the Committee on Slum Clearance, private 
builders with the help of city and Federal Governments have already 
added more than 6,000 units to our housing supply. The Federal 
Government is also cooperating with the City Urban Renewal Board 
in an urban renewal demonstration project which may point the way 
toward a broad citywide program designed to keep what is good, 
improve those buildings which need improvement and to replace 
those which are beyond help. 

The city's complex housing problems involve, of course, more than 
the construction of new units. There is the never-ending battle to 
maintain our properties and enforce standards that will provide for 
decent housing, especially in the old-law tenements occupied largely 
by low-income families. During the past few years we have com
pletely revised and amended New York City's code and ordinances 
and the multiple dwelling law to reduce the hazards of fire and to cur
tail the conversion of apartment units to single-room occupancy, and 
thus prevent overcrowding. In addition, several code modifications 
are pending before the City Council which would further tighten 
and strengthen the enforcement of adequate health, sanitation, and 
safety standards. Our e:fforts to supply .adequate housing to exert 
more rigid code enforcement and to enact legislation to improve 
housing standards will bring their greatest immediate benefits to low
income, minority families, many of whom in the past have been subject 
to exploitation and discrimination in seeking housing facilities. 

Insofar as our program to outlaw discrimination in housing is 
concerned-and, for that matter, in all areas of civil rights-the City 
of New York has shown the way for the entire Nation. In 1944 the 
New York City Council amended the administrative code to provide 
for denial of tax exemption for housing developments with discrimi
natory practices. This was extended in 1947 to projects developed by 
insurance companies. In 1950 the New York State Legislature, 
through the Wicks-Austin law, outlawed discrimination in publicly 
assisted housing throughout the State and provided civil damages for 
those aggrieved. The following year, 1951, saw the enactment of 
the Brown-Isaacs law by the New York City Council which provided 
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penalties for landlords discriminating in housing developments re
ceiving various types of city and Federal assistance. 

After I became mayor in 1954, a number of other measures designed 
to eliminate discriminatory practices were enacted in this city. The 
first Sharkey-Brown-Isaacs law, in my first year in office, banned dis
crimination in multiple dwellings receiving Government mortgage 
insurance. Subsequently, the New York State Legislature extended 
the principle to the entire State and the legislature empowered the 
State Commission Against Discrimination to enforce these State anti
discrimination laws. In 1957 New York City again made history 
with the passage of the fair housing practices law barring discrim
ination in private multiple dwellings and in developments of 10 or 
more 1- and 2-family homes. Our experience to date leads us to 
believe that this legislation will serve as a positive force toward 
the creation of a single open competitive housing market in New York 
City. I am submitting copies, with your permission, of the various 
local and State laws to which I have referred for the consideration of 
the Commission. 

I have outlined some of the efforts to combat discrimination in 
housing. We have also sought to eliminate prejudice and discrimina
tion through a broad educational program. In 1955 the City Council 
established the Commission on Intergroup Relations as an official 
agency charged with promoting intergroup harmony in the city and 
eliminating prejudice and discrimination. This commission, under 
the leadership of Dr. Alfred J. Marrow and Dr. Frank Horne, has 
sought to develop a community information program with the help 
of cooperating public and private agencies. The commission has 
power to hold public hearings, subpena witnesses and records and 
to make recommendations to me and to the council. It has success
fully carried out its job with a minimum of sensationalism while 
working with other agencies and the community to solve intergroup 
problems. 

It would be unrealistic, however, to assume that any set of laws or 
any single piece of legislation will automatically abolish discrimina
tion overnight. Such legislation must be fairly and intelligently 
administered. It must be accompanied by broad educational pro
grams to allay fears and to give support to those members of the 
community who seek to establish democratic principles in housing. 
Other members of the city administration are here today to testify 
in greater detail on various aspects of our overall approach in this 
regard. 

As mayor of this city and as chairman of the New York Metropoli
tan Regional Council, I am very much aware that New York City, 
despite its enormous physical and human resources, cannot do this 
job in a vacuum. The Federal Government can play an enormous role 
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in fighting discrimination in housing by further helping our city and 
our communities to increase the supply of housing. Last week, in a 
telegram to the Banking and Currency Committee of the U.S. Senate, 
I set forth a request for a broad Federal housing and urban renewal 
program to provide the necessary support to our local communities in 
increasing the supply of housing, which at the same time will serve 
to help end discrimination and exploitation of minority groups. 
am submitting a copy of this telegram for the record of this Commis
sion because the expansion of these Federal housing programs is an 
essential part of the attack on discrimination. 

I call to your attention, too, the request we have made for more local 
and regional autonomy in setting income and rental levels for fed
erally aided public housing, without which we cannot achieve in 
public housing the cross section of our population and the avoidance 
of de facto segregation. At the same time, the Federal Government 
can and must set a moral climate which will inspire our citizens here 
and throughout our land to eliminate discrimination in housing and in 
every phase of American life. 

Commissioner fusBURGH. Thank you very much, Mayor Wagner. 
Mayor, you seem to have pointed up three things which I believe are 

essential to the problem we are going to be discussing today and to
morrow. It seems that, for the progress that has taken place here 
in New York, you have pointed, first of all, to the antidiscriminatory 
laws that have been passed on a city and on a State level; you have 
pointed to the educational work that is going on in human relations 
councils and establishing some kind of better understanding of inter
group relationships in this city and, lastly, you have spoken about 
the efforts at a Federal, State, and city level, both in public and pri
vate housing, to make more housing available for middle-income and 
low-income groups. Now, is any one of these three things-the avail
ability of housing, new housing, the educational program, and the 
antisdicriminatory legislation-more important than any other one? 

Mayor WAGNER. I think they are all very important, Father. It 
would be difficult to try to weigh which is the more important or most 
important of the three. I think we have to attack the problem on all 
three fronts. 

Commissioner fusBURGH. Would it be a clear statement to say that 
to do one without the others would not get us very far in the attack on 
this problem? 

Mayor WAGNER. No. I think that would be a very fair statement. 
I think we have to attack it on all three areas. 

Commissioner fusBURGH. Good. Mayor, I would like to underline 
one thing you said because I think it is very important to our particu
lar purposes. You have had so much experience here as commissioner 
of housing in New York City, as chairman of the City Planning Com-
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mission, now as mayor and chairman of the New York Metropolitan 
Regional Council, and you know that 60 percent of the people of this 
Nation are living in metropolitan areas, large areas. Do you think 
that the Federal Government is lagging in its support of a housing 
and urban renewal program or-let me put it another way-do you 
think, in view of the large effort we are putting into highways and 
into the farm programs, that perhaps this urban renewal program, 
the housing program, is something of far more reaching importance 
than the highway or farm programs or of equal importance in our 
country? 

Mayor WAGNER. Well, I have stated, Father, on a number of occa
sions, before the various committees in Washington, in our House of 
Representatives, and in the Senate, the need for speedy action on 
legislation for urban renewal and for housing. We were very dis
appointed last year when the House of Representatives failed to enact 
a housing bill, and I sincerely hope they will act rapidly so we cannot 
be caught in a position of not being able to move ahead on a lot of 
the projects we have already initiated here, and I know in other cities, 
too, they have that same problem. Sometimes some of our friends in 
Congress, who perhaps do not come from metropolitan areas, haven't 
the conception of the problem we face here, and I sincerely hope that 
they will come and visit us or visit any of the other metropolitan areas 
so that we can show them the problems that we face in housing and the 
need for that legislation, which is very, very essential. 

Commissioner HEsnURGH. One last question I would like to ask
and perhaps the other Commissioners may wish to ask a question: Do 
you also think it is essential that city ordinances must be joined by 
statewide legislation of an anti discriminatory nature--

Mayor WAGNER. Yes. 
Commissioner HEsnURGH. To make a large city really effective, 

given the fact that the large city is now spreading out into the suburbs? 
Mayor ·wAGNER. That is very true, Father, and it has been the 

history of the State of New York here that within a year or few years 
the State has followed with legislation similar to legislation against 
discrimination that was adopted by the city, and the latest, of course, 
we put through a few years ago, the Sharkey-Brown-Isaacs bill out
lawing discrimination in all housing, and we have legislation which 
has been introduced at the last few sessions of the Legislature in 
Albany to do that same thing, and I am sure that would follow up. 
I hope it would not take too long, but the history has been that the 
State has followed the city in these matters over a long period of years. 

Commissioner HEsnuRGH. Are you acquainted with any other large 
metropolitan cities that have as broad a complex of laws in this matter 
as the City of New York? 
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Mayor WAGNER. Well, I shouldn't say I am an expert even in the 
City of New York, but I know this one better than any other city. I 
think we've moved ahead in legislation, much further than any other 
city. 

Commissioner HEsBURGH. I think what you have done is remark
able--

Mayor WAGNER. We have a lot of problems, too. 
Commissioner llisBURGH. And I'm very happy with this thing. I 

realize you have a lot of problems, too, and we will be hearing about 
those all day, too, I suppose. 

Mayor WAGNER. Yes. 
Commissioner HEsnunGH. Any of the Commissioners have any other 

questions? 
Dean Storey. 
Vice Chairman STOREY. Mayor Wagner, as I understand the facts 

disclosed, you have had a very rapid increase of the nonwhite popula
tion in New York in recent years, particularly the Negro; is that 
true? 

Mayor WAGNER. Yes. We have had an increase in the Negro popu
lation and in our fellow citizens from Puerto Rico, too. 

Vice Chairman STOREY. As I understand, of the minority groups, 
you have had the greatest increase of the Negro population and the 
citizens from Puerto Rico, and I understand in many areas they 
occupy the same housing facilities, do they not? 

Mayor WAGNER. Oh, yes. 
Vice Chairman STOREY. In the City of New York and in the greater 

New York area? 
Mayor WAGNER. That's right. 
Vice Chairman STOREY. In some instances, I assume it is over

crowded, is it not? 
Mayor WAGNER. It is. 
Vice Chairman STOREY. With Negroes and Puerto Ricans and 

the mixing? 
Mayor ·wAGNER. Yes. 
Vice Chairman STOREY. Has that overcrowding been conducive to 

violence between those two groups or not, in your opinion? 
Mayor WAGNER. I think they get along better than most people 

would imagine from reading the newspapers. There hasn't been too 
much violence between them; not any more than we have with any 
other groups, I would say. 

Vice Chairman STOREY. I have noticed some emphasis in the na
tional magazines, and we down in Texas read about it. Has it been 
accentuated by this overcrowding and mixing together in certain 
housing areas? 
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Mayor WAGNER. Well, Dean Storey, I think we suffer in New York 
City because we are the largest city in the world, I would say, with 
all deference to London, and anything that happens here is news 
throughout the world. I mean the temperature here may be 98° 
in the summer and it goes all over the United States-98°; New York 
City sweltering. It would be 110 in Boston, but nobody pays much 
attention to that. Therefore, any incident that happens in New York 
is played up, I think, out of proportion, and we're just as law abiding 
as any other section of the country. 

Vice Chairman STOREY. Mayor, I did not intend to say that you 
were not. On the other hand, has the overcrowding between the 
Negroes and the Puerto Ricans in certain areas led to more violence 
than otherwise? 

Mayor WAGNER. I think you have to base it on the £act that over
crowding of any people in poor housing conditions tends for a little 
more trouble than if they had good housing, and we're trying to push 
our housing program and get the Federal Government to do it be
cause if people can live in those better conditions they're going to 
raise their children better and there's going to be less tension and less 
crrme. 

Vice Chairman STOREY. That is the point I am trying to bring out. 
Because of the limited facilities, there has been overcrowding, 

especially in the mixing of the Negroes and the Puerto Ricans? 
Mayor WAGNER. There has been overcrowding. I would say not 

so much in the mixing, because I would say the people from Puerto 
Rico have been able to get out of the so-called ghettos, if you want to 
call them that, much more so than the Negro population, which has 
been confined, to a large degree, to certain areas of the city. Now, 
that's one of the things we hope will be accomplished by our legisla
tion, and with more housing and better facilities, so that they can be 
able to break out of those so-called ghettos; but it's just really over
crowding that has caused this, and it has nothing to do with the groups 
involved. 

Vice Chairman STOREY. Yes, sir. 
Mayor WAGNER. It is human nature. 
Vice Chairman STOREY. One of the inherent problems is the lack 

of adequate housing, I assume? 
Mayor WAGNER. That's true, because we did find-still do, as a mat

ter of factr--that when we tear down slums and create better housing, 
new housing there, we often create fewer units in the new develop
ments than we had before, the number of families before, because they 
were living in overcrowded conditions. What we attempt to do, of 
course, is to build housing in vacant areas, too, of the city at the 
same time so that we can siphon off some of the excess population there 
rather than create further housing problems for us. That has hap-
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pened in many instances where, due to improvements, people are 
forced into overcrowded conditions in order to find a place to live. 

Vice Chairman STOREY. Thank you, Mayor Wagner. 
Commissioner HEsnunGH. I think Governor Carlton would like to 

ask a question, Mayor. 
MAYOR WAGNER. Yes, sir. 
Commissioner CARLTON. Mayor Wagner, we noticed you have ap

proached this matter with local laws, that is, municipal laws and State 
laws. Do you :feel that that is the better approach, looking at the 
situation from a local standpoint? 

Mayor W AGNER. Well, as Father Hesburgh mentioned before, I 
think we have to have an approach on three or four different fronts, 
and I do think the local laws are necessary in order to give to the 
people an opportunity, if they are aggrieved, to have redress and to 
have some agency see to it that they are properly taken care of. 

Commissioner CARLTON. Do you have any additional laws in mind 
that you think would be of help to you? 

Mayor WAGNER. vVe haven't at this point in the city. There is 
legislation, as I mentioned before, the Baker-Metcalf bill, which would 
do for the State what we already did in the last Sharkey-Brown-Isaacs 
bill in the city. I think that would be a fine thing for the State to 
adopt, if they would, and, while we have the laws, what we must do 
now here in our city is to see that the laws are upheld and that every
one is protected. 

That's the next big step for us. 
Commissioner HEsBURGH. Mayor vVagner, thank you very, very 

much for your kindness in coming here this morning and for this very 
fine presentation. I am sure we have all learned a great deal, and we 
would like to congratulate you and your city for the fine work that 
is being done in this general field. 

Thank you very much. 
Mayor WAGNER. Thank you very much. 

COPY OF TELEGRAM SUDMITTED FOR THE RECORD BY MAYOR WAGNER 

Mr. HilRY R. BETTERS, 
E xeotttilve Director, 
U.S. Co-nf erence of Ma,yors, 
1707 H Street NW., 
Washington 6, D.a. 

As mayor of the City of New York and chairman of the New York Metropolitan 
Regional Council I vigorously support the views of the U.S. Conference of Mayors 
on new housing and urban renewal legislation, and ask that the officials of the 
conference have this brief statement placed on the record when they testify 
before the Banking and Currency Committee of the U.S. Senate. 

We are gratified that major housing and urban renewal legislation is being 
considered so early in this session of Congress. No other legislation is of more 
importance to the continuing health and sound development of cities and urban 
areas. 

We take pride in the fact that New York has pioneered in programs which 
utilize the resources and assistance of city and State to produce low and mod-
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erate rental housing. But in common with all other cities, we must continue 
to look to the Federal Government for major support. Urban decay is a national 
as much as a local problem. Its cure far transcends the capabilities of limited 
local resources alone. 

A program which measures up to the needs of this Nation's cities should include 
the following: 

1. Federal contributions to title I redevelopment and urban renewal of $600 
million a year for 10 years. The success of the title I program to date in New 
York City, as evidenced by 13 projects now underway and 5 more pending, the 
backlog of projects that are needed and could be advanced if sufficient funds are 
forthcoming, and the enthusiastic response of private redevelopers to the new 
West Side Urban Renewal Project where techniques are being developed that 
should be applicable to deteriorating areas in cities throughout the country-all 
testify to the potential of the title I program for stimulating the private invest
ment necessary for the renewal of our cities. So far this potential has been 
barely utilized. A program of the size indicated is needed to enable us to 
move ahead of the rate of deterioration, and will therefore result in the smallest 
ultimate expenditure of public funds. 

2. The present two-thirds Federal contribution to writedown costs must be 
increased, rather than decreased. In view of the acute financing problems faced 
by all cities, any such decrease would be self-defeating and tantamount to 
reducing the scope of a program which sorely needs expansion. 

3. Continuity adequate to permit and encourage sensible long-range planning 
and programing. In addition to the basic 10-year program, authorization for 
advance acquisition in blighted and deteriorated areas, and the provision of 
two-thirds grants for the preparation or completion of community renewal 
programs would be of great benefit. The community renewal program would 
enable cities to survey their older and declining communities and make compre
hensive plans for orderly renewal programs. 

4. An increase in the amount of funds that may be used for nonresidential 
redevelopment above the 10 percent now permitted, and elimination of the 
requirement that such nonresidential redevelopment sites must include a sub
stantial number of slum or blighted dwellings. Whatever the form of blight, 
it undermines the foundations of a city. A successful renewal program must be 
broad and flexible enough to meet the particular needs of the community. 

5. Liberalized relocation assistance for both the families and the businesses 
displaced by renewal programs. The amounts of payments should be increased 
and the ways in which they can be used broadened in order to give maximum 
assistance in relocation. Every effort should be made to provide equality in 
treatment to those displaced by the various types of public programs. Relocation 
assistance should be authorized for families displaced within a renewal project 
by voluntary rehabilitation or code enforcement on the same basis as for those 
displaced by clearance. This is of crucial importance to the success of a program 
such as our west side project, which combines conservation, rehabilitation, 
and redevelopment. The growing impact of renewal activity on small business 
and industry requires not only an increase in relocation payments, but assistance 
through a program of Federal long-term, low-interest loans. 

6. The interest charge on funds advanced by a municipality to develop a 
renewal project should be allowed as a proper charge against the gross project 
cost. Otherwise a city like New York is penalized because it doesn't borrow 
Federal funds for this purpose. 

7. Restoration of the low-rent public housing program established by the 
Housing Act of 1949. Even with this, the balance of annual subsidy contributions 
will provide less than half of the remaining number of units authorized at current 
costs. An adequate public housing program is essential to increase the supply 
of housing serving that sector of the market which no privately financed housing 
can reach. It is vital to the success of the Urban Renewal Program since so 
many of the families now living in deteriorating areas which desperately need 
renewal fall within this sector. The regional administrators and the local 
authorities should be given greater autonomy to establish more liberal adminis
trative practices, eligibility requirements and rent and income limits. The 
acquisition and rehabilitation of existing structures where suitable for public 
housing purposes should be encouraged. Programs of housing for larger 
families and elderly persons should be fostered. Continued occupancy of over
income tenants on the basis of nonsubsidized rentals should be authorized in 
order to promote stability of projects and neighborhoods, and to broaden the 
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cross section of families served by public housing for whom private housing is not 
available. 

8. Strengthening of the FHA. multifamily housing program, upon which New 
York City is singularly dependent, in the following ways: 

A.n increase in the mortgage limits on sections 207, 213, 220, and 221 housing. 
Because of rises in construction costs the existing statutory ceiling on the amount 
of mortgage per room and per dwelling unit should be increased. Level payment 
mortgage plans for sections 220 and 207 housing should be made mandatory in 
order to reduce rents on new apartments. Increased FNMA. special assistance for 
all multifamily programs is needed to support the apartment mortgage market. 
Section 221 should be revised to permit the purchase of existing small rental 
properties. FHA. appraisal formulas should be changed to allow for more 
widespread use of section 207 and 213 housing in the central portions of the city 
and to reduce the cash equity requirements now imposed on the private builder. 

(Signed) ROBERT F. WAGNER, 
Mayor, Oity of New York. 

LAWS SUBMITTED FOR THE RECORD BY 
MAYOR WAGNER 

LocAL LAw 20 ( 1944) 

TITLE J. TAXATION OF REAL ESTA.TE 

ARTICLE l. EXEMPTIONS 

SEC. J41-1.2. Discrimination in tax emempt projects.-No exemption from 
taxation, for any project, other than a project hitherto agreed upon or con
tracted for, shall be granted to a housing company, redevelopment company, or 
redevelopment corporation, which shall directly or indirectly, refuse, withhold 
from, or deny to, any person any of the dwelling or business accommodations in 
such project or property, or the privileges and services incident to occupancy 
thereof, on account of the race, color, or creed of any such person. 

A.ny exemption from taxation hereafter granted shall terminate 60 days 
after a finding by the Supreme Court of the State of New York that such dis
crimination is being or has been practiced in such project or property; if within 
said 60 days such discrimination shall have been ended, then the exemption shall 
not terminate. (A.s added by L. L. 1944, No. 20, July 3.) 

LocAL LAW 45 (194'7) JuNE 23 
SEC. J41-1.2. Discrimination in tam emempt projects.-No exemption from tax

ation, for any project, other than a project hitherto agreed upon or contracted 
for, shall be granted to a housing company, insurance company, redevelopment 
company, or redevelopment corporation, which shall directly or indirectly, refuse, 
withhold from, or deny to, any person, any of the dwelling or business accommoda
tions in such project or property, or the privileges and services incident to 
occupancy thereof, on account of the race, color, or creed of any such person. 

Any exemption from taxation hereafter granted shall terminate 60 days after 
a finding by the Supreme Court of the State of New York that such discrimination 
is being or bas been practiced in such project or property; if within said 60 days 
such discrimination shall have been ended, then the exemption shall not 
terminate. 

LAws OF NEW Yorur-BY AUTHORITY (1950) 

CHAPTER 287 

AN ACT To amend the civil rights law, In relation to prohibiting dlscrlm1nation and 
segregation because of race, color, religious, national origin, or ancestry, In housing
accommodations acquired, constructed, repaired, or maintained, In whole or in part,
with the assistance or support of the State or any of Its political subdivisions 

Became a law March 30, 1950, with the approval of the Governor. Passed, by a majority 
vote, three-fifths being present 

The People of the State of New York, represented, in Senate a,nd, .Assemb"/iy, 
do enact as follows: 
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SECTION 1. The civil rights law is hereby amended by inserting therein a 
new article, to be article 2-A, to read as follows: 

ARTICLE 2-A 

EQUAL RIGHTS TO PUBLICLY AIDED HOUSI NG 
SECTION 
18-n. FitlcUngs and declaratiom of policy. 
18-b. D efi>,itions. 
18-c. Discrimination prohibitecL.
18-d. Restraint of discrminat-ion; damages for violations. 
18-e. ilppUcability. 

SEC. 18-a. Findings and declarations of policy.-1. This article shall be deemed 
an exercise of the police power of the State for the protection of the welfare, 
health, and peace of the people of this State and the fulfillment anu enforce
ment of the provisions of the constitution of this State concerning civil rights. 

2. The practice of discrimination because of race, color, religion, national 
origin, or ancestry in any publicly assisted housing accommodations is hereby 
declared to be against public policy. 

SEc.18-b. D efinitions.-When used in this article: 
1. The term "person" includes one or more inclividuals, partnerships, associa

tions, corporations, legal representatives, trustees, trustees in bankruptcy and 
receivers, or other fiduciaries. 

2. The term "housing accommodation" includes any building, structure, or por
tion thereof which is used or occupied, or is intended, arranged, or designed to be 
used or occupied, as the home, residence, or sleeping place of one or more 
human beings, but shall not include any accommodations operated by a religious 
or denominational organization as part of its religious or denominational 
activities. 

3. The term "publicly assisted housing accommodation" includes any housing 
accommodation to be constructed within the State of New York-

(.a) which is to be exempt in whole or in part from taxes levied by the 
State or any of its political subdivisions; 

(b) which is to be constructed on land sold below cost by the State or 
any of its political subdivisions or any agency thereof, pursuant to the 
Federal Housing Act of 1944; 

(c) which is to be constructecl in whole or in part on property acquired or 
assembled by the State or any of its political subdivisions or .any agency 
thereof through the power of condemnation or otherwise for the purpose 
of such construction ; or 

(d) for the acquisition, construction, repair, or maintenance of which the 
State or any of its political subdivisions or any agency thereof supplies funus 
or other financial assistance. 

4. The term "owner" includes the lessee, sublessee, assignee, managing agent, 
or other person having the right of ownership or possession or the right to rent 
or lease housing accommodations and ~ncludes the State and any of its political 
subdivisions and any agency thereof. 

5. The term "discriminate" includes to segregate or separate. 
SEo. 18-c. Discritmination prohibited.-It shall be unlawful: 
1. For the owner of any publicly assisted housing accommodation to refuse 

to rent or lease or otherwise to deny to, or withhold from, any person or group of 
persons, such housing accommodation because of the race, color, religion, national 
origin, or ancestry of such person or persons. 

2. For the owner of any publicly assisted housing accommodation to discrimi
nate against any person because of the race, color, religion, national origin, or 
ancestry of such person in the terms, conditions, or privileges of any publicly 
assisted housing accommodations or in the furnishing of facilities or services 
in connection therewith. 

3. For any person to cause to be made any written or oral inquiry concerning 
the race, color, religion, national origin, or ancestry of a person seeking to rent 
or lease any publicly assisted housing accommodation. 

SEO. 18-d. Restraint of discrimi,nation; damages for 'Violations.-1. Any person 
aggrieved by a violation of section 18-c of this chapter and any person whose 
assessment shall amount to more than $1,000 and who shall be liable to pay taxes 
on such assessment in any county, town, village, or municipal corporation in the 
State or who has been assessed or who has paid taxes upon any assessment of the 
above-named amount within 1 year previous to the initiation of an action under 
this section shall have a right of action in any court of appropriate jurisdiction 
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for restraint of such violation and for other equitable remedies including such 
affirmative relief as may be necessary to undo the effects of such violation. 

2. Any person aggrieved by a violation of section lk of this chapter shall in 
addition have a right of action in any court of appropriate jurisdiction for dam
ages caused by such violation. 

SEc. 18-e. Applicability.-The provisions of this section shall not apply to 
privately owned housing accommodations which are not publicly assisted within 
the meaning of section 18-b (3) of this chapter. 

SEc. 2. This act shall take effect July 1, 1950. 

LocALLAw41 (1951) 

To amend the ad,ministratlve code or the city of New York, in relation to discrimination 
-and segregation In city-assisted housing 

Be it enacted by the Co1tncil as follows: 
SECTION 1. The administrative code of the city of New York is hereby amended 

by the addition of a new title and section, title W, chapter 41, to read as follows: 

TITLE W 

DISCRIMINATION AND SEGREGATION IN CITY-ASSISTED HOUSING 

SEc. W41-1.O. Certain acts prohibited; penalties.-a. In the city of New York, 
with its great cosmopolitan population consisting of large numbers of people of 
every race, color, religion, national origin, and ancestry, many persons have been 
compelled to live in circumscribed sections under substandard, unhealthful, un
sanitary, and crowded living conditions because of discrimination and segregation 
in housing. As a result, the peace, health, safety, and general welfare of the 
entire city and all its inhabitants are threatened. It is hereby declared to be 
the policy of the city to assure equal opportunity to all residents to live in decent, 
sanitary, and healthful living quarters, regardless of race, color, religion, national 
origin, or ancestry, in order that the peace, health, safety, and general welfare 
of all the inhabitants of the city may be protected and insured. 

b. No individual, partnership, corporation, or association shall discriminate 
against or segregate any person hereafter seeking dwelling accommodations in 
any structure heretofore or hereafter erected because of that person's race, color, 
religion, national origin, or ancestry; (a.) If such structure or the property on 
which it is situated is exempt in whole or in part from taxes levied by the city; 
or (b) if such structure is situated on property (1) which was sold by the city 
below cost pursuant to the Federal Housing Act of 1949, or (2) which was ac
quired or assembled by the city or any agency thereof through the power of con
demnation or otherwise for the purpose of erecting such structure; or (c) if the 
city or any agency thereof has supplied funds or other financial assistance for the 
acquisition, construction, or maintenance of such structure; Provided, however, 
That this section shall not apply to any dwelling accommodation operated by a 
religious or denominational organization as part of its religious or denominational 
activities or to a property exempt under section 4, subdivision 5, of State tax law. 

c. Every violation of subdivision b. hereof shall be a misdemeanor punishable 
upon conviction thereof by a fine of $500. In addition, any person discriminated 
against or segregated in violation of subdivision b. hereof may bring an action 
in the supreme court to enjoin such discrimination or segregation. 

SEc. 2. This local law shall take effect immediately. 
(Passed by the Council of the city of New York, concurred in by the Board 

of Estimate and approved by the mayor on March 14, 1951.) 

LAwsoF NEw YoRK-BY AUTHORITY (1952) 

CHAPTER 285 

AN ACT To amend the executive law, in relation to the elimination and prevention of 
practices of discrimination in places of public accommodation, resort, or amusement 
because of race, creed, color, or national origin 

Became a law March 27, 1952, with the app ro va l of the Governor. iPa ed, by a majority 
vote, three-fifths being present 

The People of the State of New York, represented in Senate and. Assembly, 
llo enact as follows : 
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SECTION 1. The schedule of section headings of article 15 of the executive law 
is hereby amended to read as follows : 

ARTICLE 15 
STATE COMMISSION AGAINST DISCRIMINATION 

SECTION 
290. Purposes of article. 
291. Opportunity for employment without discrimination a ci-vil right.
292. Definitions. 
293. State Commissions Against Discrimination. 
294. General policies of commission. 
295. General powers and duties of commission. 
296. Unlawful discriminatory practices.
297. Procedure. 
298. Judicial review and enforcement. 
299. Penal provision.
300. Construction. 
301. Separability. 

SEC. 2. Section 290 of the executive law is hereby amended to read as follows: 
SEc. 290. Purposes of article.-This article shall be known as the "Law Against 

Discrimination." It shall be deemed an exercise of the police power of the State 
for the protection of the public welfare, health, and peace of the people of this 
State, and in fulfillment of the provisions of the constitution of this State 
concerning civil rights; and the legislature hereby finds and declares that 
practices of discrimination against any of its inhabitants because of race, creed, 
color, or national origin are a matter of State concern, that such discrimination 
threatens not only the rights and proper privileges of its inhabitants but menaces 
the institutions and foundation of a free democratic State. A State agency 
is hereby created with power to eliminate and prevent discrimination in employ
ment and in places of public accommodation, resort, or amusement, because of 
race, creed, color, or national origin, and to take other actions against discrim
ination because of race, creed, color, or national origin, as herein provided; 
and the commission established hereunder is hereby given general jurisdiction 
and power for such purposes. 

SEO. 3. Subdivision 4 of section 292 of such law is hereby amended to read as 
follows: 

4. The term "unlawful discriminatory practice" includes only those practices 
specified in section 296 of this article. 

SEo. 4. Section 292 of such law is hereby amended by adding thereto a new 
subdivision, to be subdivision nine, to read as follows: 

9. The term "place of public accommodation, resort, or amusement" shall in
clude, except as hereinafter specified, all places included in the meaning of such 
term as it appears in section 40 of the civil rights law, and it is intended hereby 
to limit the procedures and jur.isdiction of the commission to such places. Such 
term shall not include public libraries, kindergartens, primary and secondary 
schools, high schools, academies, colleges and universities, e:;:tension courses, 
and all educational institutions under the supervision of the regents of the State 
of New York; any such public library, kindergarten, primary and secondary 
school, academy, college, university, professional school, extension course, or 
other educational facility, supported in whole or in part by public funds or by con
tributions solicited from the general public; or any institution, club, or place of 
accommodation which is in its nature distinctly private. Nothing herein con
tained shall be construed to bar any religious or denominational in titution or 
association from limiting admission to or giving preference to persons of the same 
religion or denomination. 

SEC. 6. Subdivision 6 of section 295 of such law is hereby amended to read as 
follows: 

6. To receive, investigate and pass upon complaints alleging violations of this 
article. 

SEC. 6. Section 296 of such law is hereby amended to read as follows: 
SEC. 296. Unlawf1tl discriminatory practices.-!. It shall be an unlawful dis

criminatory practice: 
(a) For an employer, because of the race, creed, color, or na tional orig.in of 

any individual, to refuse to hire or employ or to bar or to discharge from employ
ment such individual or to discriminate against such individual in compensation 
or in terms, conditions, or privileges of employment. 

(b) For a labor organization, because of the race, creed, color, or national 
origin of any individual, to exclude or to expel from its membership such in-

510547-59--3 
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dividual or to discriminate in any way against any of its members or against 
any employer or any individual employed by an employer. 

(c) For any employer or employment agency to print or circulate or cause to be 
printed or circulated any statement, advertisement or publication, or to use any 
form of application for employment or to make any inquiry in connection with 
prospective employment, which expresses, directly or indirectly, any limitation, 
specification or discrimination as to race, creed, color, or national origin, or 
any intent to make any such limitation, specification, or discrimination, unless 
based upon a bona fide occupational qualification. 

•(d) For any employer, labor organization, or employment agency to discharge, 
expel, or otherwise discriminate against any person because he has opposed any 
practices forbidden under this article or because he has filed a complaint, testified, 
or assisted in any proceeding under this article. 

2. It shall be an unlawful discriminatory practice for any person, being the 
owner, lessee, proprietor, manager, superintendent, agent, or employee of any 
place of public accommodation, resort, or amusement, because of the race, creed, 
color, or national origin of any person, directly or indirectly, to refuse, withhold 
from or deny to such person any of the accommodations, advantages, facilities, 
or privileges thereof, or, directly or indirectly, to publish, circulate, issue, display, 
post, or mail any written or printed communication, notice, or advertisement, to 
the effect that any of the accommodations, advantages, facilities, and privileges 
of any such place shall be refused, withheld from, or denied to any person on 
account of race, creed, color, or national origin, or that the patronage or custom 
thereat of any person belonging to or purporting to be of any particular race, 
creed, color, or national origin is unwelcome, objectionable, or not acceptable, 
desired, or solicited. 

3. It shall be an unlawful discriminatory practice for any person to aid, abet, 
incite, compel, or coerce the doing of any of the acts forbidden under this article, 
or to attempt to do so. 

SEC. 7. Sections 297 and 298 of such law are hereby amended to read, respec
tively, as follows: 

SEC. 297. Procedure.-Any person claiming to be aggrieved by an unlawful 
discriminatory practice may, by himself or his attorney at law, make, sign, and 
file with the commission a verified complaint in writing which shall state the 
name and address of the person, employer, labor organization, or employment 
agency alleged to have committed the unlawful discriminatory practice com
plained of and which shall set forth the particulars thereof and contain such 
other information as may be required by the commission. The industrial com
missioner or attorney general may, in like manner, make, sign, and file such 
complaint. Any employer whose employees, or some of them, refuse or threaten 
to refuse to cooperate with the provisions of this article, may file with the com
mission a verified complaint asking for assistance by conciliation or other 
remedial action. 

After the filing of any complaint, the chairman of the commission shall desig
nate one of the commissioners to make, with the assistance of the commis ion's 
staff, prompt investigation in connection therewith; and if such commissioner 
shall determine after such investigation that probable cause exists for crediting 
the allegations of the complaint, he shall immediately endeavor to eliminate the 
unlawful discriminatory practice complained of by conference, conciliation, and 
persuasion. The members of the commission and its staff shall not disclose what 
has transpired in the course of such endeavors. In case of failure so to eliminate 
such practice, or in advance thereof if in his judgment circumstances so warrant, 
he shall cause to be issued and served in the name of the commission, a written 
notice, together with a copy of such complaint, as the same may have been 
amended, requiring the person, employer, labor organization, or employment 
agency named in such complaint, hereinafter referred to as respondent, to answer 
the charges of such complaint at a hearing before three members of the commis
sion, sitting as the commission, at a time and place to be specified in such notice. 
The place of any such hearing shall be the office of the commission or such other 
place as may be designated by it. The case in support of the complaint shall be 
presented before the commission by one of its attorneys or agents, and the 
commissioner who shall have previously made the investigation and caused the 
notice to be issued shall not participate in the hearing except as a witness, nor 
shall he participate in the deliberation of the commission in such case; and the 
aforesaid endeavors at conciliation shall not be received in evidence. The 
respondent may file a written verified answer to the complaint and appear at such 
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hearing in person or otherwise, with or without counsel, and submit testimony. 
In the discretion of the commission, the complainant may be allowed to intervene 
and present testimony in person or by counsel. The commission or the complain
ant shall have the power reasonably and fairly to amend any complaint, and the 
respondent shall have like power to amend his answer. The commission shall 
not be bound by the strict rules of evidence prevailing in courts of law or 
equity. The testimony taken at the hearing hall be under oath and be tran
scribed. If, upon a ll the eYidence at the bearing the commission shall find that 
a respondent has engaged in any unlawful discriminatory practice as defined 
in this article, the commission shall state its findings of fact and shall issue and 
cause to be served on such respondent an order requiring such respondent to 
cease and desist from such unlawful discriminatory practice and to take such 
affirmative action, including (but not limited to) hiring, reinstatement or up
grading of employees, with or without back pay, restoration to membership in 
any respondent labor organization, or the extension of full, equal, and unsegre
gated accommodations, advantages, facilities, and privileges to all person , as, 
in the judgment of the commission, will effectuate the purposes of this article, 
and including a requirement for report of the manner of compliance. If, upon all 
the evidence, the commission shall find that a respondent has not engaged in any 
such unlawful discriminatory practice, the commission shall state its findings of 
fact and shall issue and cause to be served on the complainant an order dismissing 
the said complaint as to such respondent. A copy of its order shall be delivered 
in all cases to the industrial commissioner, the attorney general, and such other 
public officers as the commission deems proper. The commission shall e tablish 
rules of practice to govern, expedite, and effectuate the foregoing procedure and 
its own actions thereunder. Any complaint filed pursuant to this section must 
be so filed within 90 clays after the alleged act of discrimination. 

SEc. 298. Jud·icial review and enforcement.-Any complainant, respondent, or 
other person aggrieved by such order of the commission may obtain judicial 
review thereof, and the commission may obtain an order of court for its enforce
ment, in a proceeding as provided in this section. Such proceeding shall be 
brought in the supreme court of the State within any county wherein the unlaw
ful discriminatory practice which is the subject of the commission's order occurs 
or wherein any person required in the order to cease and desist from an unlawful 
discriminatory practice or to take other affirmative action resides or transacts 
business. Such proceeding shall be initiated by the filing of a petition in such 
court, together with a written transcript of the record upon the hearing before 
the commission, and the issuance and service of a notice of motion returnable 
at a special term of such court. Thereupon the court shall have jurisdiction of 
the proceeding and of the questions determined therein, and shall have power to 
grant such temporary relief or restraining order as it deems just and proper, 
and to make and enter upon the pleadings, te timony, and proceedings set forth 
in such transcript an order enforcing, modifying, and enforcing as so modified, 
or setting aside in whole or in part the order of the commission. No objection 
that bas not been urged before the commis ion shall be considered by the court, 
unless the failure or neglect to urge such objection shall be excused because of 
extraordinary circumstances. Any party may move the court to remit the case 
to the commission in the interests of justice for the purpose of adducing additional 
specified and material evidence and seeking findings thereon, provided he shows 
reasonable grounds for the failure to adduce such evidence before the commission. 
The findings of the commission as to the facts shall be conclusive if supported by 
sufficient evidence on the record considered as a whole. All such proceedings 
shall be beard and determined by the court and by any appellate court as ex
peditiously as possible and with lawful precedence over other matters. The 
jurisdiction of the supreme court shall be exclusive and its judgment and order 
shall be final, subject to review by the appellate division of the supreme court 
and the court of appeals in the same manner and form and with the same effect 
as provided in the civil practice act for appeals from a final order in a special 
proceeding. The commission's copy of the testimony shall be available at all 
reasonable times to all parties for examination without cost and for the purposes 
of judicial review of the order of the commission. '.!.'he appeal shall be heard on 
the record without requirement of printing. The commission may appear in 
court by one of its attorneys. A proceeding under this section when instituted 
by any complainant, respondent, or other person aggrieved must be instituted 
within 30 days after the service of the order of the commission. 

SEC. 8. This act shall take effect July 1, 1952. 
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LOCAL LAw 42 ( 1954) 
To amend the administrative code in relation to discrimination and segregation In multiple

dwellinns acquired, constructed, rehabilitated or repaired with the aid ot government
Insured financing 

Be it enacted by the Council as follows: 
SECTION 1. Subdivision b of section W41-1.0 of the administrative code is 

hereby amended to read as follows : 
b. No individual, partnership, corporation, or association shall discriminate 

:against or segregate any person hereafter seeking dwelling accommodations in 
.any. structure heretofore or hereafter erected because of that person's race, 
-color, religion, national origin of ancestry: (a) If such structure or the property 
-on which it is situated is exempt in whole or in part from taxes levied by the 
,city; or (b) if such structure is situated on property, (1) which was sold by 
·the city below cost pursuant to the Federal Housing Act of 1949, or (2) which 
·was acquired or assembled by the city or any agency thereof through the power 
•-Of condemnation or otherwise for the purpose of erecting such structure; or (c) 
'if the city or any agency thereof has supplied funds or other financial assistance 
for the acquisition, construction, or maintenance of such structure ; or (cl) if (1) 
the structure is a class A multiple dwelling as defined in section 4 of the multiple 
dwelling law, and (2) the acquisition, construction, rehabilitation, or repair of 
such class A multiple dwelling is hereafter financed in whole or in part by a 
loan, whether or not secured by a mortgage, the repayment of which is guaranteed 
or insured by the Federal Government or any agency thereof, the State or any 
agency thereof, or the city or any agency thereof, and such loan and such 
guarantee or insurance are still outstanding: Provid ed, however, That this section 
:shall not apply to any dwelling accommodation operated by a religious or denom
inational organization as part of its religious or denominational activities or to a 
-property exempt under section 4, subdivision 5, of the State tax law. 

SEc. 2. This local law shall take effect July 1, 1954. 
(Passed by the council of the city of New York, concurred in by the board 

,of estimate and approved by the mayor on July 6, 1954.) 

LAws OF Nmv YoRK-BY AOTHORITY (1955) 

CHAPTER 340 

..A.N ACT to amend the executive law, In relation to the elimination and prevention of 
practices of di criminntion because of race, creed, color, or national origin, in publicly 
assisted housing. 

.Became a law April 15, 1955, with the approval of the Governor. Passed, by a majority 
vote, three-fifths being present 

The People of the State of New York, represented, i,n Senate WIUl Assembly, 
,do enact as follows: 

SECTION 1. Section 290 of the executive law, as amended by chapter 285 of the 
laws of 1952, is hereby amended to read as follows: 

SEc. 290. Pm·poses of article.-This article shall be known as the "Law Against 
Discrimination." It sh.all be deemed an exerci e of the police power of the State 
for the protection of the public welfare, health, and peace of the people of this 
State, and in fulfillment of the provisions of the constitution of this State 
concerning civil rights; and the legislature hereby finds and declares that 
practices of discrimination against any of Hs inhabitants because of race, creed, 
color, or national origin are a matter of State concern, that such discrimination 
threatens not only the rights and proper privileges of its jnhabitants but menaces 
the institutions and foundation of a free democratic State. A State agency is 
hereby created with power to eliminate and prevent discrimination in employ
ment, in places of public accommodation, resort, or amusement and in publicly 
.assisted housing accommodations because of race, creed, color, or national origjn, 
and to take other actions against discrimination because of race, creed, color, or 
national origin, as herein provided; and the commission established hereunder is 
hereby given general jurisdiction and power for uch purposes. 

SEO. 2. Section 292 of such law is hereby amended by adding thereto two new 
subdivisions, to be subdivisions 10 and 11, to read respectively, as follows: 

"10. The term 'housing accommodation' includes any building, structure, or 
portion thereof which is used or occupied or is intended, arranged, or designed to 
;be used or occupied, as the home, residence, or sleeping place of one or more 
human beings. 
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"11. The term 'publicly assisted housing accommodations' shall include all 
housing accommodations in (a) public housing, (b) housing operated by hous
ing companies under the supervision of the commissioner of housing, and (c) 
housing con t ructed after July 1, 1950, within the State of Ken York (1) which 
is exempt in whole or in part from taxes levied by the State or any ot its 
political subdivisions, (2) which is constructed on Janel sold below cost by the 
State or any of its political subdivisions or any agency thereof, pursuant to 
the Federal Hou ing Act of 1949, (3) which is constructed in whole or in part 
on property acquired or a.ssemblecl by the Sta te or any of itl political ubdivisions 
or any agency thereof through the powet· of condemna tion or otherwise for the 
purpose of such construction, or ( 4) for the acquisition, construction, repair, 
or maintenance of which the State or any of its political subdivj ions or any 
agency thereof supplies funds or other financial assistance." 

SEC. 3. Section 296 of such law is llereby amendecl by renumbering subdivi ion 
3 as subdivision 4 and adding a new subdivision 3, to read as follow s : 

"3. It sha ll be an unlawful discriminatory practice for the owner, le see, sub
lessee, assignee, or managing agent of publicly assisted housing accommodations 
or other person having the ri o-ht of ownership or possession of or the right to rent 
or lease such accommodations : 

"(a) To refu e to rent or lease or otherwi e to deny to or withhold from any 
person or group of persons such housing accommodations because of the race. 
creed, color, or na tional origin of such person or person . 

"(b) To di criminate against any person because of his race, creed, color, or 
national origin in the terms, conditions, or privileges of any publicly a sisted 
housing accommodations or in the furnishing of facilities or servces in connec
tion therewith. 

"(c) To cause to be made any written or oral inquiry or record concerning the 
race, creed, color, or national origin of a person seeking to rent or lease any 
publicly assisted housing accommodation. 

"(cl) Nothing herein contained shall be construed to bar any religious or 
denominational institution or organization, or any organization operated for 
charitable or educational purposes, which is operated, supervised, or controlled 
by or in connection with a religious organization, from limiting admission to or 
giving preference to persons of the same religion or denomination or from making 
such election as is calculated by such organization to promote the · religious 
principles for which it is establi heel or maintained." 

SEc. 4. This act shall take effect July 1, 1955. 

WCAL LAw 80 ( 1957) 
To amend the administrative code of the city or New York, In relation to discrimination 

and segregation In multiple dwell!ngs 

Be it enacted by the co1mcil of the city of New York as follows : 
SECTION I. Chapter 41 of the administrative code of the city of New York 

is hereby amended by adding thereto a new title to be title X, to read as follows: 

TITLE X 

DISCRIMINATION AND SEGREGATION IN PRIVATE DWELUNGS 

SEc. X41-l.O. Certain acts prohibited; penalties.-a. In the city of New York, 
with its great cosmopolitan population consisting of large numbers of people of 
every race, color, religion, national origin, and ancestry, many persons have been 
compelled to live in circumscribed sections under substandard, unhealthful, un
sanitary, and crowded living conditions because of discrimination and segrega
tion in housing. These conditions have caused increased mortality, morbidity, 
delinquency, risk of fire, intergroup tension, loss of tax revenue, and other evils. 
As a result, the peace, health, safety, and general welfare of the entire city and 
all its inhabitants are threatened. Such segregation in housing also necessarily 
results in other forms of segregation and discrimination which are against the 
policy of the State of New York. It results in racial segregation in public schools 
and other public facilities, which is condemned by the constitution of our State 
and Nation. In order to guard against these evils, it is necessary to assure to all 
inllabitants of the city equal opportunity to obtain living quarters, regardless of 
race, color, religion, national origin, or ancestry. 

It is hereby declared to be the policy of the city to assure equal opportunity to 
all residents to live in decent, sanitary, and healthful living quarters, regardless 
of race, color, religion, national origin, or ancestry, in order that the peace, health, 
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safety, and general welfare of all the inlutbitants of the city may be protected 
and insured. 

b. (1) Except as provided in paragraph (2) of this subdivision, no owner, 
lessee, sublessee, assignee, or managing agent of, or other person having the right 
to sell, rent or lease, a housing accommodation which is located in a multiple 
dwelling, as defined in section 4 of the multiple dwelling law, or which is offered 
for sale by a person who owns or otherwise controls the sale of 10 or more 1- and 
2-family houses located on land that is contiguous ( exclusive of public streets), 
or an agent of any of these, shall r efuse to sell, rent, lease, or otherwise deny 
to or withhold from any person or group of persons such housing accommodations 
because of the race, color, religion, national origin, or ancestry of such person 
or persons, or discriminate against or segregate any person because of his race, 
color, religion, national origin, or ancestry in the terms, conditions, or privileges 
of the sale, rental, or lease of any such housing accommodations or in the furnish
ing of facilities or services in connection therewith. 

(2) Nothing herein contained shall be construed to bar any religious or de
nominational institution or organization, or any organization operated for 
charitable or educational purposes which is operated, supervised, or controlled by, 
or in connection with, a religious organization, from limiting admission to or 
giving preference to persons of the same religion or denomination or from making 
such selection as is calculated by such organization to promote the religious prin
ciples for which it is establi shed or maintained. 

c. Any person claiming to be aggrieved by a violation of subdivision b hereof 
may file with the commission on intergroup relations, a complaint in writing 
which shall state the name and address of the owner or other person alleged to 
have committed the violation complained of and shall set forth the parti culars 
thereof and such other information as may be required by such commission. 
Upon the filing of such complaint, or upon its own motion whenever it has reason 
to believe that any owner or other person bas violated subdivision b hereof, such 
commi s ion shall exer cise its powers with a view to conciliating the matter and 
elimina ting any discriminatory practice it finds to exist. 

cl . In case of failure of the commission on intergroup relations to conciliate and 
eliminate a practice which it considers discrimination or segregation in viola tion 
of subdivision b hereof, it shall refer the same to the fair housing practices panel 
hereinafter created, with its recommendations. 

e. There is hereby created a fair housing practices panel to consist of 12 per
sons, appointed by the mayor and to serve at his pleasure. Such persons shall not 
be members of the commission on intergroup relations. The members of the panel 
shall serve without compensation but shall be entitled to reimbursement of their 
necessary expenses. For each case that shall be referred to the panel pursuant to 
subdivision cl hereof, the mayor shall de. ignate any three members of the panel 
as a fair housing practices board which shall exercise the powers and duties pro
vided for in subdivision f hereof. 

f. It hall be the duty of the fair housing practices board to review cases of 
alleged discrimination or segregation in violation of subdivision b hereof, referred 
by the commission on intergroup relations in accordance with subdivision cl hereof 
and to determine in each case whether in its judgment court action is warranted. 
The board shall have power to hold hearings and to issue subpenas. If it shall 
find in the affirmative, it may direct the corporation counsel to bring equitable pro
ceedings in the supreme court, in the name of the city, for the enforcement of the 
provi ions of this title. 

g. Proceedings had under this title before the commission on intergroup rela
tions and the fair housing practices board shall be confidential. 

The provisions of this section shall not apply to any tenant of an apartment, as 
defined in section 4 of the multiple dwelling law, in which be or members of his 
family r eside, who rents or leases a room or rooms in such apartment to another 
person or persons. 

SEC. 2. This local law shall take effect April 1, 1958. 
Pur uant to the provisions of City Home Rule Law Section 22, I hereby certify 

that the enclosed local law (Local Law 80 of 1957, Council Int. No. 733, print Nos. 
864---959 J contains the correct text and: 

Received the following vote at the meeting of the New York City Council on 
December 5, 1957 : 20 for ; 1 against ; 2 not voting. 

Was approved by the mayor on December 30, 1957. 
Was returned to the city clerk on December 31, 1957. 
Was approved by the Board of Estimate on December 23, 1957. 

PETER CAMPBELL BROWN, 
Oorporation Ooumei. 
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LooAL LAW 55 (1955) 
To amend the administrative code of the city of New York, In relation to a commission 

on Intergroup relations 

Be it enactecl by the comicil as follows: 
SECTION 1. Chapter 1 of the administrative code of the city of New York is 

hereby amended by adding thereto a new title, to be title B, to read as follows: 

TITLE B 

COMMISSION ON INTERGROUP RELATIONS 

SEC. Bl-1.0. PoUcy.-In the city of New York, with its great cosmopolitan pop
ulation consisting of large n\llllbers of people of every race, color, creed, national 
origin, and ancestry, there is no greater danger to the health, morals, safety, and 
welfare of the city and its inhabitants than the existence of groups prejudiced 
against one another and antagonistic to each other because of differences of 
race, color, creed, national origin, or ancestry. The council hereby finds and de
clares that prejudice, intolerance, bigotry, and discrimination, and disorder 
occasioned thereby threaten the rights and proper privileges of its inhabitants 
and menace the institutions and foundations of a free democratic State. A city 
agency is hereby created through which the city of New York officially may 
encourage and bring about mutual understanding and respect among all groups 
in the city, eliminate prejudice, intolerance, bigotry, discrimination, and disorder 
occasioned thereby and give effect to the guarantee of equal rights for all assured 
by the constitution and the laws of this State and of the United States of 
America. 

SEc. Bl-20. Defi,nitions.-As used in this title: 
(1) "Discrimination" shall mean any difference in treatment based on race, 

creed, color, national origin, or ancestry and shall include segregation, except 
that it shall not be discrimination for any religious or denominational institution 
to devote its facilities, exclusively or primarily, to or for members of its own 
religion or denomination or to give preference to such members or to make such 
selection as is calculated by any institution to promote the religious principles 
for which it is established or maintained. 

(2) "Religious or denominational in titution" shall mean an institution which 
is operated for religious purposes or i operated, supervised, or controlled by a 
religions or denominational organization. 

Sec. Bl-3.0. Commission on intergro1ip relat-ions.-There is hereby created a 
commission on intergroup relations. It shall consist of 15 members, serving 
without compensation, to be appointed by the mayor, 1 of whom shall be desig
nated by him as its chairman. Of the 15 members first appointed, 5 shall be 
appointed for 1 year, 5 for 2 years and 5 for 3 years; thereafter all appoint
ments to the commission shall be for a term of 3 years. In the event of the 
death or resignation of any member, bis successors shall be appointed to serve 
for the unexpired period of the term for which such member had been 
apppointed. 

Sec. Bl--4.0. Funct-ions.-The functions of the commission shall be: 
(1) To foster mutual understanding and respect among all racial, religious, 

and ethnic groups in the city of New York; 
2) To encourage equality of treatment for, and prevent discrimination against, 

any racial, religious, or ethnic group or its members ; 
(3) To cooperate with governmental and nongovernmental agencies and 

organizations having like or kindred functions; and 
(4) To make such investigations and studies in the field of human relations as 

in the judgment of the commission wil laid in effectuating its general purposes. 
Sec. Bl-5.0. Powers a,nd, duties.-The powers and duties of the commission 

shall be: 
(1) To work together with Federal, State, and city agencies in developing 

courses of instruction, for presentation to city employees and in public and 
private schools, public libraries, museums, and other suitable places, on 
techniques for achieving harmonious intergroup relations within the city of 
New York. 

(2) To enlist the cooperation of the various racial, religious, and ethnic 
groups, community organizations, labor organizations, fraternal and benevolent 
associations, and other groups in New York City, in programs and campaigns 
devoted to eliminating- group prejudice, intolerance, bigotry, and discrimination. 
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(3) To study the problems of prejudice, intolerance, bigotry, discrimination, 
and disorder occasioned hereby in all or any fields of •human relationship: 

(4) To receive and investigate complaints and to initiate its own investiga
tions of (a) racial , religious, and ethnic group tensions, prejudice, intolerance 
bigotry, and disorder occasioned thereby; (b) discrimination against any per~ 
son, group of persons, organization, or corporation, whether practiced by private 
persons, associations, corporations, and, after consultation with the mayor, by 
city officials or city agencies, except that all instances of such discrimination 
within the jurisdiction of the State commission against discrimination shall 
be referred to that commission and all instances of such discrimination within 
the jurisdiction of the administrator of the fair education practices law shall 
be referred to the said administrator; 

(5) To hold hearings, compel the attendance of witnesses, administer oaths, 
take the testimony of any person under oath and in connection therewith to 
require the production of any evidence relating to any matter under investiga
tion or in question before the commission. No public hearing shall be held 
without written approval of the mayor. The powers enumerated in this sub
section may be exercised by any group of three or more members of the com
mission when so authorized in writing by the commission. The commission 
after the completion of any public hearing, shall make a report in writing to the 
mayor setting forth the facts found by it and its recommendations. .A.t any 
hearing before the commission or any committee thereof a witness shall have 
the right to be advised by counsel present during such hearings. 

(6) To issue publications and reports of investigations and research designed 
to promote good will and to minimize or eliminate prejudice, intolerance, 
bigotry, discrimination, and disorder occasioned thereby ; 

(7) To appoint an executive director. The expenses for the carrying on of the 
commission's activities shall be paid out of the funds in the city treasury; 

(8) To recommend to the mayor and to the city council legislation to aid in 
carrying out the purposes of this title; 

(9) To submit an annual report to the mayor and the city council which shall 
be published in the city record. 

SEC. Bl-6.0. Relations with city departments and agencies.-So far as prac
ticable and subject to the approval of the mayor, the services of all other city de
partments and agencies shall be made available by their respective heads to the 
commission for the carrying out of the functions herein stated. The head of any 
department or agency shall furnish information in the possession of such depart
ment or agency when the commission, after consultation with the mayor, so re
quests. The corporation counsel may assign counsel to assist the commission in 
the conduct of its investigation or hearings. 

SEC. 2. If any provision of this local law or the application of such provision to 
any person or circumstance shall be held invalid, the remainder of. such local law 
or the aplication of such provision to persons or circumstances other than those 
to which it is held invalid shall not be affected thereby. 

SEC. 3. This local law shall take effect July 1, 1955. 
(Passed by the council of the city of New York, concurred in by the board of 

estimate and approved by the mayor on June 3, 1955.) 

Commissioner lIEsBURGH. Our ne~t witness has already been an
nounced, and you have his biography. I would like to ask Mr. 
Schwulst if he would kindly come up here and commence his presen
tation. 

I would like to note at this point that we have revised the schedule 
somewhat so that Mr. Schwulst will be presenting his case from 10 
until 11 o'clock. It is now about 2 minutes of 10. We would like to 
ask Mr. Schwulst if he would leave us some time for questioning, 15 
or 20 minutes, and we will give him word when we are within 10 min
utes of the end of our time so that we keep on schedule. Mr. Schwulst. 
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STATEMENT OF EARL :B. SCHWULST, CHAIRMAN OF THE BOARD 
AND PRESIDENT, BOWERY SAVINGS BANX, NEW YORK, N.Y., 
AND CHAIRMAN OF THE COMMISSION ON RACE AND HOUSING, 
ACCOMPANIED BY DAVIS McENTIRE, PROFESSOR OF SOCIAL 
WELFARE, UNIVERSITY OF CALIFORNIA 

Mr. ScHWULST. Mr. Chairman, gentlemen of the Commission: I 
want to thank you very much for the privilege of appearing before 
you today. 

Dr. McEntire, who was researoh director of the Commission on Race 
and Housing, of which I was chairman, has collaborated with me in 
preparing for submission to the Commission a statement dealing with 
the subject of these hearings. This statement is much too long for 
me to read to you, but I do request your permisison to have that state
ment filed as a pa1t of the records of the Commission; and I shall talk 
from notes and ,try to cover the highlights in that statement and the 
more impo1tant recommendations which the Commission on Race and 
Housing made with respect to the matter which you are now consider
ing. 

First, may I say one thing which prompted me to accept your kind 
invitation to appear before you. This is aside from the fact that I 
have ·a naJtural desire to be helpful to you in any way rthait I can be. 
I refer to a paiit of my own experience. I have been in the banking 
business for nearly 40 years, 23 years of that time as either the chief 
executive officer or the officer second in command of the Bowery 
Savings Bank, which is located just across the street. The Bowery 
Savings Bank is one of ,the largest lenders on mortgage in the country. 
It is ithe largest mutual savings bank in rthe world. That bank has 
followed successfully the policy of making loans on mortgage with
out regard to race, color, creed, or national origin of either the owners 
or the tenants of the properties. Its experience with those mortgages 
has been just a good as its experience with any other type of loan 
thait it has made. It has millions of dollars of mortgages on proper
ties owned by or occupied by minority groups, particularly nonwhites, 
and it has millions of dollars of loans on real estate propeiities which 
are open to occupancy by any person who is qualified economically 
to pay ,the rent or pay the price for the :housing; ·and, ·as I say, its 
experience with respect to ·those loans has been just as favorable as 
its experience with respect ,to other loans that it has made. 

The Bowery Savings Bank also has a nondiscriminatory policy 
wirth respect to employment. We have a very considerable number of 
nonwhite employees in clerical and responsible positions in the bank. 
We have Negroes; we have Chinese; we have Puerto Ricans; we have 
Italians; we have Catholics; we have so forth and so fomh. There 
is no discrimination with respect ,to employment or lending insofar as 
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the bank is concerned, and those policies have worked out entirely ,to 
the satisfaction of the management and the trustees who are respon
sible for that very important insti,tution. So much by the way of 
my personal experience insofar as it may relate to what I shall have 
to say to you. 

Now, I would like to say a word about this Commission on Race 
and Housing, which has dealt with the very subject which you are so 
much interested in here in these hearings. The Commission on Race 
and Housing was set up about 3 years ago, a little over 3 years ago, 
for the purpose of inquiring into the availability of decent housing 
to people of all races, creeds, and to find out whether there were 
restrictions on the availability of the housing to all of our people 
who might be able to afford housing, and if there were such restric
tions what was the reason for those restrictions and what were the 
consequences, and whether any remedies were called for to increase 
the availability of ,the housing supply to our people of all races, 
creeds, and colors. 

There were 17 members of that commission from all parts of the 
country. They were, I think, distinguished men. I think they ap
proached the inquiry completely objectively. The work of the com
mission was financed by a grant from the Fund for the Republic, but 
the Fund for the Republic had nothing else to do with the commis
sion's work except to provide the money. It exercised no influence 
upon the very extensive research conducted by the commission. It 
had nothing to do with the conclusions reached or recommendations 
made by the commission. The recommendations of the commission 
were unanimously concurred in by the 17 members thereof. The find
ings and recommendations of the commission are supported by some 
26 separate research projects, conducted under the general direction 
of Dr. McEntire, who is here today. 

A number of universities participated in the research a number of 
distino-uished scholars, and we think this research probably constitutes 
the most comprehensive and most valuable body of material dealing 
with these questions that you will find anywhere in the country. Some 
of those projects are in press and will appear in book form shortly. 

Now, if I may, I should like to review briefly the major fi.ndino-s of 
the commission and then go into some of its more in1portant recom
mendations. The most important and I would say the overriding 
finding of the commission was that housing is apparently the only 
commodity in the American market "hich is not freely available to 
minority !!roups, and particularly not freely available to those minor
ity groups who are nonwhite. These groups can go into the market 
and compete on equal terms with anybody else for practically every 
other commodity that is available for sale or for rent in the American 
market, but not with respect to housing. 
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Now, a word or two about the commission's findings as to why that 
condition prevails with respect to housing: 

Some of the reasons for the condition are not related to race at all. 
They are related to the income status of the people in the minority 
groups. Incidentally, we studied four major minority groups: The 
Puerto Ricans; the Mexican-Americans; the Orientals ; and the Negro. 
So, the income status of these minority groups, the low-income status, 
relatively speaking, is one of the factors which denies them accessi
bility to the housing inventory as a whole. 

Another factor is the lower educational and cultural status of large 
numbers of those who compose those minority groups. That lower 
cultural and educational status would obviously be a restriction upon 
the ability of these people to move into and be happy in, even if they 
could afford it, housing in the better neighborhoods of the com
munities. 

The third important reason for this lack of accessibility to the hous
ing inventory is discrimination-discrimination not necessarily based 
upon prejudice, although often based upon prejudice, but, nevertheless, 
discrimination practiced against certain of these minority groups 
which prevents them from having ready accessibility to housing which 
they may be able to afford. Now, this discrimination factor is tied in 
principally with race. It is the Oriental and the Negro who are pri
marily affected by this factor of discrimination with respect to their 
inability to have access to the housing inventory as a whole. The 
Puerto Rican and the Mexican-American as he rises in the cultural 
scale and his income status improves does not suffer particularly from 
discrimination. He can be absorbed into, shall we say, middle-class 
American society just as the immigrant groups of old in time were 
accepted into what we call American society; but that is not true with 
respect to the Negro and it is not true, certainly, so far as our research 
goes, with respect to the nonwhites generally. 

Now, what were the commission's findings with respect to the 
reasons or with respect to what lies behind this very important factor 
of discrimination which denies access to the minority groups, par
ticularly the nonwhite minority groups, to this housing inventory? 
The commission found that prejudice and discrimination were not 
necessarily bound up with any animus on the part of the whites 
toward the nonwhites, but rather this discrimination grew out of 
two basic fears which the whites have with respect to permitting the 
nonwhites to move freely into housing neighborhoods generally: 
One of those fears it that the white will lose social status if a nonwhite 
moves into his neighborhood. 

Generally speaking, the neighborhood in which a person lives 
roughly determines his social status in the community. Minority 
groups, particularly the nonwhite minority groups, for reasons which 
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I need not go into, have usually been looked upon as occupying a 
social status inferior to that of the white, and the white fears perhaps 
in his own heart or fears that his white neighbors or white associates, 
white friends, would be inclined to scale him downward in the social 
scale if they found that nonwhites were moving into his neighborhood. 
I don't think anyone can deny that fear exists. 

There is also another fear that the white has with respect to non
whites moving into his neighborhood, and that is the fear that prop
erty values will be depreciated and that he will lose economically if 
the nonwhites move in. Now, it cannot be denied that that fear ex
ists. It cannot be denied under certain circumstances that fear is 
well founded. Both fears are well founded. However, the researches 
of the Commission on Race and Housing show that with respect to 
the depreciation of property values as the result of nonwhites moving 
into a white neighborhood, it is not a positive consequence, not an 
inevitable consequence, that the movement of a nonwhite into a white 
neighborhood will bring about a depreciation in property values. 
Our researches show that under certain circumstances just the oppo
site takes place-that property values move up when nonwhites move 
into the white neighborhood. 

You can readily see how that would be the case. You may have 
such pressure for housing on the part of the nonwhite that, once they 
can break over a bow1dary and get into another area, the demand for 
housing in that area would be so great with respect to the immediate 
availability of the supply that the prices of those houses would go 
up, and our researches have indicated that in some instances that is 
true. 

Our researches indicate also that in those cases, many of those cases, 
where, in fact, the values of the housing did go down when the non
whites began to move in the decline in values was due, rather, to panic 
on the part of the white owners who were fearful that their area was 
going to be invaded and that it would become essentially a nonwhite 
area, and they were induced by that fear or that belief, if you please, 
that values would go down prompted them to dump their properties 
on the market; and, obviously, the dumping of properties on the 
market in excess of the demand at that time for the housing would 
naturally drive those values down-and that at times occurred, as 
our researches have shown. 

One of our advisers, Professor Merton, has labeled this particular 
phenomenon the self-fulfilling prophecy. If the white owners in the 
neighborhood into which a Negro family or a few Negro families were 
moving, because of their belief that the values would go down, were 
prompted to dump their properties, sure enough, values did go down 
and, therefore, they said, "We're justified, therefore, in our belief that 
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the properties would go down in value because actually they have gone 
down in value"-a self-fulfilling prophecy. 

Now, what were the commission's findings with respect to how this 
factor of discrimination, which looms so largely in this particular 
problem, in its operation to deny access to the housing inventory, was 
implemented? We found it was implemented by the attitude and 
practice of real estate brokers who sell and rent real estate. It was. 
implemented by the practice of many lenders on mortgage who are- . 
called upon to finance housing. It was implemented by the attitudes. 
and practices of builders, large-scale builders, and it was implemented 
by the attitudes and practices of local governing bodies having to do 
with zoning and planning and that sort of thing in many of these 
communities. 

I do not want you to take what I have said as a blanket indictment 
of all real estate brokers, all lenders on mortgage, all developers of 
real estate, builders of housing developments or all local governing 
bodies. There are many lenders who do not practice discrimination in 
lending money on housing occupied by minority groups or rented 
to minority groups. There are many brokers who do not practice 
discrimination, and there have been some developers of housing 
projects who have not practiced discrimination; but our findings show 
that, as a rule, the brokers would make a loan or would sell a property 
or rent a property to a nonwhite only in a nonwhite neighborhood 
or one which was becoming nonwhite and that lenders on mortgage, as 
a rule, would make their loans to nonwhites or on property occupied by 
nonwhites principally in areas which were known to be or were be
coming nonwhite in occupancy. 

One of the most important factors implementing this matter of 
discrimination was the practice of the Federal Government, itself,. 
in making available Federal aids to the creation of housing either in 
the form of insured loans through the FHA, guaranteed loans by 
the Veterans' Administration or grants in aid or other assistance to 
public housing. 

Now, I do not mean to imply that the Federal Government or the· 
Federal Government agencies are, themselves, prejudiced. I don't 
think they are. I don't think they believe in discrimination, but the· 
way their programs have been working out discrimination has been the 
resultr-----and you can see that very plainly with respect to these large· 
residential developments which have been created under private aus
pices, private promoters, private builders, but which would not have 
been possible of creation if those promoters or developers or builders. 
had not had available these credit aids in the form of mortgage insur
ance and Veterans' Administration guarantees of loans. There have· 
been some of these developments, of course, which have been made 
available to nonwhite occupancy, but principally they have been 
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exclusively for nonwhites. Most of the larger of these developments 
have been exclusively for whites by the determination of the promoter 
or the developer, himself. 

Now, the Government, the Federal Government, has not said to these 
speculators, these speculative builders-I do not want you to get any 
wrong connotation when I use the term "speculative." I do not use 
it disrespectfully. Without these speculative builders we have today, 
we wouldn't have all this housing we have today. They perform a 
very important function, but they are promoters in the very best sense 
of the word. Without his help from the Government in the form of 
insured mortgages and guaranteed mortgages, these builders could 
not have brought these great projects into being and, yet, it is these 
very developers and promoters who have been given the right to say 
that a nonwhite may not have a house in this development, notwith
standing the fact that, as a taxpayer, he has made it possible for the 
Government to create these housing benefits, the distribution of which 
the Government has turned over to the private operator and let him 
discriminate, if he chose, and, as you know, most of them have so 
chosen. 

I would not want you to get the idea that, under these Federal 
programs, there hasn't been a great deal of fine housing produced for 
nonwhites. There has been, but most of those developments have been 
exclusively for nonwhites, where nonwhites have been permitted to 
enter them. 

Now, gentlemen, just a word about the consequences of this lack of 
accessibility to the whole housing inventory so far as minority groups 
are concerned: One of those consequences has been the perpetuation 
and the extension of segregated neighborhoods. We have some maps 
and charts here on the board, which Dr. McEntire may have time to 
refer to later, which show something of the pattern of segregation in 
the various parts of the country, major urban centers of the country. 

Another of these consequences has been the spread of blight due to 
the overcrowding which has taken place as a result of the inability of 
many of these minority groups to move out into the housing inventory 
generally. That has induced the spread of slum conditions. These 
charts that Dr. McEntire may have an opportunity to refer to show 
that another consequence of this situation has been the fact that the 
nonwhite or minority groups generally-per dollar of what they pay 
in rent or in the purchase price of housing does not give them rela
tively as much as the white receives for the dollar he pays. They also 
show that he gets less-the nonwhite gets less-standard housing in 
relationship to his overall income position than the white receives. 
These flow out of the fact that he doesn't have free access to the entire 
housing inventory, irrespective of his income position and his ability 
to pay rent or pay the purchase price of housing. 
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Now, there are three imponderable consequences of these restric
tions, largely growing out of discriminatory practices. We can't 
measure these imponderables statistically, but they are tremendously 
important. One is our inabili ty to tap to the full the potentialities 
and the talents of these minority groups. They have a good deal to 
contribute to our economic and cultural life; but, through segregation, 
through lack of full opportunity to move ahead in the economic sphere, 
although that's improving, they don't have the same degree of develop
ment of their talents and we are denied the full benefit of those talents. 
I think that is a luxury which this country pretty soon will find that it 
can no longer afford to have. 

Another one of these imponderable consequences is the effect upon 
the foreign relations of our country. Secretary Dulles has mentioned 
that. The President has talked about it a number of times. The 
colored races are coming into their own gradually throughout the 
world. We need them as friends. vVe are in a very poor way to 
cultivate their friendship if they can point to discriminatory practices 
against the colored peoples, our own fellow citizens, in this country. 

The third imponderable is one to me which is important, and that 
is the inconsistency between the profession which most of us make of 
certain ide,1ls in our religious beliefs and in our great documents, 
historical documents, in this country and what we actually practice 
upon so large a percentage of our fellow citizens. That seems to me 
to create a conflict within our own hearts which is not conducive 
to our own happiness and well-being. 

The general objectives of the Commission on Race and Housing 
was to do what it could to help in breaking down the three or four 
great barriers which stand in the way of minority groups in this 
country: (1) The barrier against their steady rise economically 
through better employment opportunities. Those employment oppor
tunities ought to be enhanced as we go along. 

(2) Break: down the barriers against improvement in their educa
tional and cultural standards and status in life. Improvement in that 
line will come more quickly as we get into a more free acceptance 
of nonsegregated education for the nonwhites in this country. 

The third barrier, one that this Commission is very deeply con
cerned with, is breaking down of those legal and practical obstacles 
in the way of the free exercise of the franchise on the part of the 
nonwhites. 

And the fourth, the one that I am primarily concerned with, and you 
at this meeting, namely: Breaking down the competitive barriers to 
free access to the full inventory of housing in this country. 

Now, if I may take just a minute or two to go over the two or three 
major recommendations made by the Commission on Race and 
Housing: 
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First, with respect to the Federal Government-and, with your 
permission, gentlemen, I will read these because I think I can save 
a little time by so doing: 

In the Housing Act of 1949 Congress declared the goal of national 
policy in housing to be "a decent home and a suitable living environ
ment for every American family." A related objective, also declared 
by Congress, is "the elimination of substandard and blighted areas." 
Studies carried out for this commission, that is, the Commission 
on Race and Housing, demonstrate that realization of these goals of 
national policy is seriously hampered by racial segregation and dis
crimination in the distribution of housing facilities and benefits pro
vided under Federal laws. Moreover, the policies of the Federa.I 
housing agencies which encourage or permit racial distinctions in 
the distribution of Federal housing benefits are inconsistent with 
the Constitution of the United States and the spirit of the housing 
acts of Congress. 

In the judgment of this commission, these official acts of commission 
and omission which lead to discrimination are the product of archaic 
practices and attitudes which have no place in today's world. 

Although Federal programs provide but a part of the aids and re
sources utilized in the production of housing, the role of the Federal 
Government looms large in this area of our economy and society. It 
is generally recognized that Federal resources and leadership are 
crucial to the success of the national effort to achieve a decent home 
for every American family. In this report we call upon State and 
local governments, voluntary associations of citizens and the housing 
industry to take certain definite steps to purge our national life of the 
evil of housing discrimination. All this canot proceed with any assur
ance of success unless the Federal Government moves to cure the ills 
of its own programs by the most expeditious, yet sound measures. 

Toward this purpose we recommend to the President of the United 
States that he establish a committee on the elimination of discrimi
nation in Federal housing and urban renewal programs. We suggest 
this committee be modeled after the presidential committees previously 
established to carry out the policies of equal employment opportunity 
under Government contracts and equal treatment and opportunity 
for all persons in the armed services. Like its predecessors, the com
mittee should be composed of high-ranking Federal officials and pri
vate citizens, including representation of the housing industry and the 
groups affected by discriminat ion in housing. 

This presidential committee should have the duty and authority to 
examine the rules, procedures, and practices of the Federal housing 
agencies and consult with representatives of interested groups and the 
housing industry with the view of determining the best means of 
achieving the purpose for which it was created. After study of the 
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problems, the committee should present to the President its recom
mendations for a complete program and ,t ime schedule, looking toward 
the elimination of discrimination in the distribution of Federal hous
ing benefits at the earliest time practicable. 

Now, we have some other recommendations with respect to the 
Federal Government which are in the statement that is filed with you. 
I won't go into those at the moment. ,ve have some recommendations 
with respect to State governments, which I will not go into here, but 
they are in the statement. 

I do wish to comment upon our recommendations with respect to the 
housing industry. With respect to this part of the statement, these 
recommendations concern mortgage lenders and real estate brokers 
as well as the builders of housing. Now, these, of course, are the 
recommendations of the Commission on Race and Housing: 

(1) We recommend to builders, mortgage lenders, and real estate 
brokers, that they conform to the principle of a free housing market 
and study the experience of financially successful interracial housing 
developments for helpful guidance. This action is not only a matter 
of social responsibility, but it is in the economic interest of the hous
ing industry to broaden the market for housing and remove impedi
ments to its functioning. 

(2) Individual builders may consider that to admit any nonwhites 
to their developments would place them under a competitive dis
advantage-and, undoubtedly, gentlemen, that's what they feel and 
what they believe. Such disadvantage, to the extent that it exists, 
would be greatly lessened or eliminated if builders in a market area 
acted in concert to open all housing developments to qualified buyers 
or tenants without regard to race, ethnic descent, or religion. We 
recommend, therefore, to national and local associations of the hous
ing industry that they take the lead in effecting a concerted industry
wide policy to this effect. 

(3) Mortgage lenders should singly or collectively discontinue the 
practice of limiting loans to nonwhite borrowers in certain residential 
districts. Mortgage credit should be extended to nonwhites in any 
location on the same terms as to other borrowers. 

(4) Since the National Association of Real Estate Boards has pre
viously deleted from its code of ethics all references to race or nation
ality, we recommend that real estate brokers take the positive step of 
declaring that realtors should offer listed residential properties to 
any qualified purchaser or renter without regard to racial or religious 
distinction unless the principal has, in writing, directed limitation 
of a particular transaction to certain groups. 

(5) And, lastly, we urge trade associations of the housing industry, 
including real estate boards, mortgage banker associations and build-
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ers' associations, to drop color bars to membership and admit any 
qualified businessman without distinction of race, color, or creed. 

Now, then, gentlemen, if you will permit Dr. McEntire to join me 
up here, he will assist me insofar as he can in answering any questions 
you may have. He is much more familiar with the statistical back
ground and these research projects than I am because he has directed 
them and has been very close to all of them. 

Commissioner HEsnURGH. Thank you very much, Mr. Schwulst. 
think you have made a great contribution to the purposes of this 
hearing--

Mr. SCHWULST. Thank you. 
Commissioner HEsnURGH. And I think the things you have said 

with the vigor and courage which you have said them and the wis
dom coming from a man in your position give them great depth 
and great weight. 

Mr. SCHWULST. Thank you, sir. 
Commissioner HEsnuRGH. I would like to bear on one point which 

you mentioned. I think it is the key to your whole discussion, and 
I think it is a point in which Dr. McEntire can bring us great help, 
because if it is true then I think it represents an inequality in the 
American scene that we must address ourselves to on this Civil Rights 
Commission. You made the point that housing is the only commodity 
in the American market not freely available to minority groups, espe
cially to nonwhite minority groups, and you said there were three 
reasons for this : 

One was economic status, which was generally low to middle; Two 
was a lower educational and cultural status; and Three was active 
discrimination against these groups. 

You indicated we could do something about the income status by 
perhaps a more open-ended approach to employment opportunities 
and to economic improvement, which generally seems to be coming to 
pass in our times, that we could approach the lower educational-cul
tural status by making better educational facilities available through 
whatever means possible on the American scene, and there is a great 
deal of conversation, talk and turmoil on this scene today, but the 
third point of discrimination was, I think, the one to which you ad
dressed yourself more directly, and you said this discrimination came 
from two reasons-that the white property owners feel they will lose 
social status by the introduction of nonwhites into their neighbor
hoods and, secondly, that property values will be depreciated
although you say this is not necessarily true and possibly in many cases 
the effect of a self-fulfilling prophecy. 

Now, the point that I am trying to bear in on is that you say these 
discriminatory practices are aided and abetted by the financiers, the 
brokers, those who finance housing generally, by the builders, develop-
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ers of new housing, by local governmental bodies through zoning regu
lations of one kind or another and, lastly- and this, of course, bears 
in directly on our problem-the work of the Federal Government, the 
policies and practices of the Federal Government. 

I would like to discuss that point of the F ederal Government in 
this, but I would, first of all, like to ask Dr. McEntire if he can but
tress or support your point that housing is the only commodity in the 
American market not readily available to the minority groups, espe
cially the nonwhite groups. Dr. McEntire, can you elaborate on 
these charts and add to what has been said by Mr. Schwulst~ 

Dr. McENTIRE. Yes; I think so, Father. This is quite plain, I 
think, from general observation-that our American market is, on the 
whole, open to anyone who has the purchasing power. Any individ
ual can walk into an automobile dealer's shop and drive away any 
car he wants to if it is available and he can pay for it, and so on 
through the entire range of consumer goods, but housing is the great 
exception and an individual simply cannot, in our cities and neigh
borhoods, move into a neighborhood of his choice and a neighborhood 
which he can pay for if the property owners in the neighborhood or 
real estate brokers, mortgage bankers, and so on, don't want him there 
because of his color. This is a general observation. 

One element of statistical fact which Mr. Schwulst referred to in his 
testimony and which the data demonstrate very clearly is the effect of 
discrimination upon the market position, upon the position of non
whites in the housing market, and Mr. Schwulst said that one conse
quence of discrimination was that the nonwhite homeseeker, home 
renter or purchaser does not get the same amount of quality of hous
ing per dollar spent as does the white person-and may I ask you to 
look at this chart. 

This chart No. 1, in which you see here-and I may say in our studies 
we accumulated a great deal of information, statistical data, on this 
subject, and in the charts we present only a few illustrative figures. 

So, we make comparisons here for Houston, New York City, New 
Orleans, and Detroit, and the comparisons have to do with the per
centage of rented dwellings which are standard dwellings; that is to 
say, dwellings which are in sound physical condition and which are 
equipped with private sanitary facilities, and here we compare them 
according to rental classes. 

So, let's look at Houston, and we see that here we have those renters 
who are paying, at the bottom of the scale, under $15 a month, and we 
see that the whites obtain in that city about twice as many, relatively 
twice the percentage of standard dwellings, as do the nonwhites. 

Now, we go right on through the rental brackets, up to the highest 
one, $60 and over, and we find again that in Houston-and these data 
are from the 1950 census-at this high rental level in Houston-prac-
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tically all of the white renter households who pay $60 a month or more 
for their rent obtain a standard-quality dwelling, but only about half 
of the nonwhites who pay the same amount of rent obtain dwellings of 
that quality. 

Now, we compare this with New York, and we notice here that, al
though, in the first place, the differential between the whites and the 
nonwhites is much less than it is in Houston, relatively the nonwhites 
obtain a much better housing deal in New York than they do in Hous
ton or, for that matter, in most other cities of the country; but the same 
differential exists even in New York, as we see-that the nonwhite still 
in New York has not received the same percentage of good-quality, of 
standard-quality dwellings as does the white person who pays under 
$15 a month or who pays in the middle range or who pays in the high 
range. Here are the same data again indicated for New Orleans and 
for Detroit, and the same picture emerges. 

Now, I might off er two observations concerning these charts: 
In the first place, we see that there is a uniformity of pattern every

where, that the nonwhite is disadvantaged everywhere as compared to 
the white households paying the same amount of rent. 

In the second place, we see that the nonwhite is much more disad
vantaged in the southern cities than he is in the northern cities. Not 
only for the same amount of rent does he receive actually a much 
poorer quality of housing than he does in New York, but the distance 
which separates him from his white counterpart at the same rental 
level is much greater in the South than in the North, which is just an
other way of saying what we all know-that discrimination is much 
more severe in the South than in the North. 
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If you would like to look and follow the lines that run horizontally 
across the chart, you will observe a very interesting thing-and that 
is that the white people who pay a certain amount of money for rent 
get just about the same quality of housing in the South as in the North. 
So, you see at the low rental level and at the intermediate rental level 
and at the high rental level the white person of Houston does just 
about as well as the white person of New York and vice versa. We 
see very little difference in the conditions of white housing in New 
Orleans as against Detroit, for example. 

So, this indicates that the white person can take a dollar for rent and 
spend it in Houston or New York or Detroit or New Orleans, or 
Houston or Chicago, and get just about the same quality of housing 
throughout the cow1try, but the nonwhite person cannot do that. The 
nonwhite person's dollar goes a lot farther in the North than it does in 
the South. For a given expenditure of money, he gets a much better 
<}Uality of housing in New York or in Detroit than he does in Houston 
•or New Orleans, or other cities. Now, Father, I could go on with more 
material from the charts-there are a great deal of them- but:r-

Commissioner HEsnuRGH. I think it would be well if you would ex
plain the other chart. We have about 12 minutes left, and we want to 
.get as much as possible of this, and I am sure some of the Commis
·sioners would like to ask a question or two. If you would explain the 
·second chart, we would appreciate it very much. 

Mr. SCHWULST. May I say, Father-
Commissioner HEsnURGH. Yes. 
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Mr. SCHWULST. I believe we have, the Commission on Race and 
Housing, or Dr. McEntire for the Commission on Race and Housing 
has made available to your Commission a great deal of our material; 
and, of course, all of it is available to you. 

Commissioner HEsBURGH. That is correct. 
Mr. SCHWULST. Everything we have is available to you. All of our 

research projects, all of our mountainous mass of material and data
they're entirely at your disposal, and your staff, I believe, understands 
that. 

Commissioner HEsnURGH. Yes. We appreciate that. 
Dr. McENTIRE. Shall I point out just these two other maps, Fathed 
Commissioner HEsnURGH. Yes. 
Dr. McENTIRE. And then perhaps that will be all. 
Commissioner HEsBURGH. Could you take the PA with you, Doctor? 
Dr. McENTIRE. Yes. In looking at chart 3 and chart 4, in chart 3 

we have represented the home ownership dwellings that are valued 
at $6,000 to $7,500 in 1950. In that year this value class represented 
a middle class of home owned dwellings, which were very numerous, 
and this points out to us-from this chart, we see that the difference 
between whites and nonwhites in the quality of housing which they 
occupy at the same price level is much smaller in the home ownership 
category than it is in the rental category. The nonwhite who buys his 
house does better relatively than the renter. We see also that the dis
crimination gap between the white and the nonwhite is much smaller 
in the homeownership category than in the rental category. "'\Ve see 
also that the same difference between north and south appears in the 
homeownership category as in the rental category. 
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In New Orleans, for example, as we see on the map, the white home
owners in this value bracket, something over 80 percent of them, ob
tain standard dwellings, but only about 40 percent of the nonwhites 
paying the same amount for their homes received standard quality 
dwellings. As we go through the South and as we come to Chicago 
and to Detroit and to New York, we find that the difference between 
the whites and the nonwhites becomes very narrow. In New York 
it's quite narrow, and in Los Angeles it just about disappears alto
gether. 

Then in the other chart, chart 4, this shows the percent of families 
of a given income class who obtain standard dwellings regardless of 
what they pay for them, and this is very interesting, as we see. No 
matter what the income, the nonwhite consistently gets poorer housing 
than the white family, and this differential is extremely great in the 
South and becomes quite narrow in New York and narrower still in 
Los Angeles. 

I believe, gentlemen of the Commission, that from a national point 
of view these are significant data because they indicate-well, we are 
having this hearing here in New York City, and, naturally, a good 
deal will be said about conditions in New York City, as is proper to 
this hearing, but looking at the whole picture, from a national point 
of view, New York City has less overcrowding of the nonwhites than 
most of the southern cities. The housing conditions are distinctly 
superior in New York City to what they are in most other cities of the 
country, except in the Far~ est. 
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Commissioner HEsBURGH. Dr. McEntire, could you explain very 
briefly these other charts regarding the pattern within the cities, be
cause here we have, I think, at least a picture thait it has been said to me 
favors the South rather than the North, the pattern of the dwellings 
-0f various racial groups within a city~ 

Dr. MoE:NTIRE. The maps that are being set up here show the resi
dential distribution of nonwhites in various cities, and they could be 
gone into in a great deal of detail, but I will just mention one or two 
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things about them in a general way. You see that the residential 
pattern differs a great deal :from one city to another. 
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Here we have New York on these maps, all four boroughs, and 
here we have Chicago. vVe see that generally in the northern cities 
the nonwhites tend to be concentrated in one or two large areas of the 
city and then rather thinly scattered through much of the rest of the 
city, whereas in the southern cities-and here we have the map for 
Atlanta, Ga., and another map for Birmingham, Ala., and another 
map for New Orleans-we see that actually the segregation of non-
whites into limited areas of the city is rather less than in the northerIL 
cities. The nonwhites tend to live more in smaller concentrated. 
areas, but scattered throughout the whole city rather than in just a. 
few areas; but one fact which the maps bring out, if you could look 
at them in detail, is that this pattern in the South is shifting more 
toward the northern pattern-that the nonwhites, the Negroes, in 
southern cities are tending to become more concentrated in certain 
large areas, whereas in the northern cities there is some tendency 
toward spreading out through the housing inventory and through 
the areas as a whole. 

Commissioner HESBURGH. Thank you very much, Dr. McEntire. 
Dr. Hannah would like to ask a question. 
Chairman HANNAH. Dr. McEntire, in the first chart you showed 

us it was very clear that the nonwhite groups got less for their money 
when they rented or bought housing than the white groups, and then 
these other charts indicate the tendency of the nonwhites to concen
trate themselves in specific areas, for one reason or another-in many 
cases, of course, not their own choice. 

One of the statements that is often made by folks who are rather 
unfriendly to this sort of effort that we are engaged in here is that, 
"Well, after all, that's where they want to live. These people live 
in this kind of housing as a matter of choice." Did you do any 
research to find out how many of these people who are living in sub
standard housing are living there because they preferred to live in 
this kind of situation and wouldn't like to get out into better housing 
if they could ? 

Dr. McENTIRE. Well, I think we can say some things about that. 
Yes. We asked that question specifically of various nonwhite groups 
wherever we had the opportunity, but I would like to come at it by 
referring to what Mr. Schwulst said earlier about the actual barriers 
to better housing for the minority groups: That it is not only a mat
ter of discrimination; economic conditions play an important part 
and general social development of the groups play an important part 
in the discrimination, so that it may well be in the actual residential 
pattern existing at any one moment of time that factors of economic 
necessity, of associational opportunity, factors similar to those which 
have concentrated immigrant groups in the past play a large part; 
but the nonwhites are in a particular position because those who want, 
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to move away and to disperse themselves into middle-class neighbor
hoods are barred from doing so, and that's where discrimination 
actually comes in. 

There are many important consequences from this, one of them 
being, as we have seen, under the effect of nondiscrimination laws, 
that it doesn't generate any immediate breakup and dispersal of the 
minority concentrations. It couldn't be expected that such laws would 
do so, but what the laws would accomplish would be to give to the 
nonwhite person the same opportunity which white immigrant groups 
have had in the past-that when they were prepared and when they 
were ready and when they were economically capable of improving 
their circumstances by a move to a better neighborhood, then they 
would be able to do so. 

Commissioner HEsBURGH. I would like to-
Excuse me, Dr. Hannah. 
Chairman HANNAH. I would like to pursue that. I don't want 

to belabor the point, but we make the point frequently that what we 
are trying to achieve is not only an opportunity for the nonwhite to 
vote and to have an educational opportunity and these other advan
tages that come to other people, but we say that once he has this oppor
tunity we want to make certain he has the same opportunity to reap 
the rewards that result from his contribution to society that are 
available to other groups. 

However, you didn't answer my question. I make the statement 
that other people make. Did you do any research to find out how 
many of these people in substandard housing with incomes to permit 
them to live in better housing would like to live in better housing or 
are they where they are because they want to stay there? 

Dr. McENTIRE. We couldn't give you any statistical figure on that, 
Dr. Hannah. All we could say is that many of them are there because 
they prefer to be, because they can't afford to live elsewhere, but some 
certainly do desire to move elsewhere. 

Commissioner HESBURGH. Gentlemen, we have exhausted our time 
on this, and we wanted to take a five-minute break, but I don't want 
to be completely arbitrary and I know there is a fellow Texan on our 
Commission who would like to speak to this fellow Texan, Mr. 
Schwulst. So, Dean Storey, I am going to give you the floor, even 
though it is against the time regulation here. 

Vice Chairman STOREY. Mr. Schwulst, as I recall, you said some 
of these problems were not related to race in the field of housing, 
and you referred to several minorities--the Puerto Ricans, the Mexi
cans, the Negroes, and the Orientals-those four classifications. 
understand your Commission made a study not only in New York, 
but throughout the Nation and, being a fellow Texan and having 

I 
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been born just a few miles from each other, and since you have had 
business experience in Dallas and kept up with it, I want to ask you 
if you are familiar with the housing project known as Little Mexico 
in Dallas, Tex. You have some charts from Houston, but you don't 
have any from Dallas. Are you familiar with that project1 

Mr. SCHWULST. No; I 'm not. Ive been away from Dallas for 
a mighty long time. I know there are areas in Dallas which are in
habited pretty largely by Mexicans. It used to be down on Mc
Kinney A venue. 

Vice Chairman STOREY. It was, and part of it still is, but did you 
realize that, through the efforts of the Mexicans, themselves, in 
cooperation with the city, they had built a very fine housing area 
known as Little Mexico-

Mr. SCHWULST. No; I didn't know that. 
Vice Chairman STOREY. And that the Mexicans are highly treated 

and all citizens of Dallas are very pleased with the outcome of that? 
And did you know also that in Dallas, up around Thomas Street, 

a great concentration of Negroes and bad housing, that it is entirely 
torn down and, under city and private auspices, a very fine housing 
area has been created ? 

Mr. ScuwULsT. The Bowery Savings Bank has two very large loans 
on some rental housing in Dallas which is occupied entirely by Ne
groes, one development out near Forest Avenue, South Dallas, and 
one over at Oak Cliff which has a magnificent view of the Dallas sky. 

Vice Chairman STOREY. They worked out very well? 
Mr. SCHWULST. Oh, indeed. 
Vice Chairman STOREY. Even from a financial standpoint i 
Mr. SCHWULST. Oh, indeed; yes. 
Vice Chairman STOREY. Now, I would like to address one question 

to Dr. McEntire, if I may. As I understood, Doctor, you said, by 
virtue of these charts and by virtue of your studies, that the discrimi
nation was more acute in the South than in the North. Did you refer 
to that as to housing alone or in all areas ? 

Dr. McENTmE. Well, our studies relate only to housing and our 
charts and statistics deal only with housing. I might have some 
impressions about other areas, but I think what we have to present 
here relates only to housing. 

Vice Chairman STOREY. What I am trying to get at: I believe your 
statement was that these charts are evidence and show that the dis
crimination is more acute in the South than in the North, not playing 
one part of the country against the other, but I believe you meant to 
say, did you not, that that related to the housing area when you made 
that statement? 

Mr. SCHWULST. That is correct; yes, sir. 
Vice Chairman STOREY. Yes, sir. 
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When you get to the middle and upper income groups in comparison 
of Houston with New York and Houston with Detroit, there is not 
much difference, is there? 

Mr. SCHWULST. Yes; there is quite a difference as between-the 
point I was making: As between the middle-income or upper income 
whites, or even lower income whites, for that matter, in Houston versus 
New York, versus Chicago or Detroit, there is not much difference; 
but when you compare the status of non-whites in Houston or New 
Orleans or Birmingham with the status of nonwhites in New York 
or Detroit or Los Angeles, then you find a very remarkable difference 
at every level of income. 

Vice Chairman STOREY. With reference to the under $15, of course, 
housing of that nature and that economic class is very limited in both 
areas, is it not? 

Mr. ScHWULST. Oh, yes. 
Vice Chairman STOREY. Very limited? 
Mr. SCHWULST. Yes. 
Vice Chairman STOREY. Thank you, sir. 
Commissioner HESBURGH. Governor Carlton would like to ask one 

question, and I think I had better say at this time-this sounds arbi
trary, but I must do it because otherwise we won't finish and the 
people who have prepared -won't be able to make their statements
after Governor Carlton's question we are going to call the next wit
ness, and if anyone wants to take the normal 10-minute break we 
planned at this time he or she will have to take it on his or her own 
time. 

Governor Carlton. 
Commissioner CARLTON. I believe I understood you to say there is 

less concentration of the minority race in the South than there is 
in the North. Is that correct? 

Dr. McENTIRE. We find that generally true; yes, sir. 
Commissioner CARLTON. And that the cost for housing, whether by 

rental or purchase, is higher in the South than it is in the North? 
Dr. McENTIRE. The cost of housing-
Commissioner CARLTON. Yes. 
Dr. McENTIRE. Is higher in the South than it is in the North? 
Commissioner CARLTON. That the nonwhite has to pay more either 

for rent or for his house in the South than he does in the North. 
Dr. McENTIRE. No. The data don't say quite that, sir. They say

the data say-that nonwhites who pay a certain amount for their 
housing get a poorer quality of housing than do whites who pay the 
same amount. 

Commissioner CARLTON. In the North, where the concentration is 
greater, they get more; is that correct? 

Dr. McENTIRE. They get more for the same money ; yes. 
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Commissioner CARLTON. Same amount of money? 
Dr. McENTIRE. Yes. 
Commissioner CARLTON. One other question I want to ask: Mr. 

Schwulst, as a banker, is it your observation that values go up when 
the nonwhite move into a white territory or they go down? 

I was not exactly clear on your observation there. 
Mr. SCHWULST. Well, the research of the Commission on Race and 

Housing shows--
Commissioner CARLTON. But your observation as a banker here in 

New York City--
Mr. SCHWULST. Well, I don't know that I have made any observa

tion along that line with respect to our own experience. I have stated 
that we make loans without discrimination to borrowers who pass the 
credit standards that we apply generally and where the housing meets 
our usual standards of value in relationship to the loan applied for, 
and our experience with respect to those loans to nonwhites and other 
minority groups has been just as satisfactory as our loan experience 
generally; and I have not made any observation based upon the ex
perience of the bank, itself, with respect to what happens to housing 
values in particular areas when nonwhites move into those areas. That 
calls for extensive research, and we have researched through our re
search projects in specific areas in different parts of the country. 

Commissioner CARLTON. The New York area does not happen to 
be one of them, does it? 

Dr. McENTIRE. No; it does not. 
Commissioner HESBURGH. Gentlemen, on behalf of all the members 

of the Commission, I want to thank you very much, and we are very 
grateful for the availability of all your studies-and, as one sometimes 
says, it is often good to stop a discussion when it is most interesting 
and hope it can o-o on in other quarters. 

Mr. SCHWULST. Thank you very much, gentlemen. 

STATEMENT OF EARL B. SCHWULST, CHAIRMAN OF THE BOARD AND PRESIDENT, 
BOWERY SAVINGS BANK 

Gentlemen of the Commi sion: May I say in the beginning that the tatement 
which I am submitting to you for the record was prepared jointly by Dr. Davis 
McEntire and me. Dr. McEntire is professor of social welfare at the University 
of California and served as research director for the Commission on Race and 
Housing. He is much more familiar than I am with the voluminous statistical 
and other research data which serve as the evidence supporting the report of the 
Commission on Race and Housing and the statement which I am about to make 
to you. Dr. McEntire is here today and I trust that you will permit me to call 
upon him to supplement my statement whenever that may appear to be neces
sary, and to assist me in answering such questions as you may care to ask. 

What I shall have to say pertinent to this hearing is derived, in the first place, 
from nearly 40 years of banking experience of which more than half has been in 
the field of mortgage lending, and, in the second place, from my recent association 
with a distinguished group of fellow cit izens who, in their private capacities, 
composed the Commission on Race and Housing. 
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As to my experience in the mortgage lending field, I would merely say that for 
the past eight years I have been the chief executive officer of the largest mutual 
savings bank, the Bowery Savings Bank, and that for 15 years prior to my 
becoming chief executive officer I was the bank's second ranking officer. This 
particular savings bank is one of the country's largest lenders on mortgage and 
now has approximately $1,200 million in mortgage loans with an additional 
$150 million committed on such loans. 

The Bowery does not discriminate on grounds of race, creed, color, or national 
origin in making loans ( or, for that matter, in employment). It has many mil
lions of dollars loaned on properties owned or occupied by nonwhites and other 
millions on properties of mixed occupancy. Its experience with these loans has 
been no worse than its experience with other loans. 

The Bowery never inquires regarding the race, religion, or national origin of 
an owner or occupant of a property on which a loan application is made. If 
credit checkings are satisfactory and the value of the real estate in relationship 
to the loan applied for meets our usual requirements, the loan is granted. In 
fact, many of our loans are bought in the market and we never know the race, 
religion, or national origin of the owners or occupants of the underlying real 
estate at the time we acquire the loans. We make no inquiries along those lines 
because the information would have no influence upon our decision as to the 
acceptability of the loans. The only occasion on which we would, prior to 
making the loan, know the race or be able to surmise the religion or national 
origin of the borrower would be when the applicant applied in person for the 
loan. Many do apply in person. As I have said, the applicant's race, religion, 
or national origin would not have any bearing upon our decision to make or 
reject the loan. 

Now, as to my association with and the work of the Commission on Race and 
Housing. In 1954 the Fund for the Republic invited me to serve as the chairman 
of a proposed commission to study the problem of racial discrimination in hous
ing. I consented to do so on the understanding that the commission would be 
completely independent, free to conduct whatever inquiries it saw fit, and to 
draw such conclusions as its members, individually or together, might consider 
warranted by the facts. The other members agreed to serve with me on the 
same basis, which was wholly satisfactory to the Fund. The members were 
Prof. Gordon W. Allport of Cambridge, Mr. Elliott V. Bell of New York, Mr. 
Laird Bell of Chicago, Rev. John J. Cavanaugh of Notre Dame, Mr. Henry Drey
fuss of Pasadena and New York, Mr. Peter Grimm of New York, Col. Campbell 
C. Johnson of Washington, D.C., Mr. Charles S. Johnson of Nashville, Mr. Charles 
Keller, .Jr., of New Orleans, Dr. Clark Kerr of Berkeley, Mr. Philip M. Klutz
nick of Park Forest, Mr. Henry R. Luce of New York, Mr. Stanley Marcus of 
Dallas, Mr. Harold C. McClellan of Los Angeles, Mr. Ward Melville of New York, 
Mr. Francis T. P. Plimpton of New York, Mr. R. Stewart Rauch, Jr., of Phila
delphia, Mr. Robert R. Taylor of Chicago, and Mr. John H. Wheeler of Durham. 
All of the members served in their private capacities and not as representatives 
of any organization or group. Mr. McClellan resigned from the commission fol
lowing his appointment as Assistant Secretary of Commerce in 1955. Dr. John
son and Mr. Taylor died before the commission completed its work. 

The Commission on Race and Housing undertook an extensive study of the 
housing conditions of minority racial and ethnic groups and factors related 
thereto. Particular attention was given to four groups: Negroes, Puerto Ricans, 
Mexican-American, and Orientals. Studies were carried out nationally and in 
selected metropolitan areas representing all major regions of the country. The 
research was directed by Prof. Davis McEntire of the University of California 
with the collaboration of economists, sociologists, and psychologists in a dozen 
leading universities. Prof. Robert K. Merton of Columbia University, Prof. 
Stuart W. Cook of New York University, and Dr. Robert C. Weaver of the New 
York State government served the commission as research advisers. 

Thanks to the efforts of the cooperating social scientists and the generous fi
nancial support of the Fund for the Republic-extending with unvarying recog
nition of the commission's independent status-the commission had the oppor
tunity of considering an impressive collection and analysis of facts. On the 
basis of all the studies, the members of the commission reached certain conclu
sions and ventured some recommendations which have recently been published 
by the University of California Press under the title, "Where Shall We Live?" 

I should say here that the members of the commission were not under any 
commitment or obligation to make any proposals concerning the problems which 
they were studying. Indeed, we considered whether it might not be best just to 
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publish the findings of our research for the information of the public, without 
recommendations. However, since we had, in fact, after long study, arrived at 
certain conclusions, we decided to announce them. The recommendations of the 
commission were adopted unanimously. 

With your permission, I should like to submit for your consideration the sub
stance of the commission's proposals. First, however, let me summarize briefly 
the principal findings which emerged from our research. 

Persons who belong to various minority racial or ethnic groups generally have 
fewer housing opportunities than do members of the white majority with com
parable incomes. This is the core of the racial problem in housing-the funda
mental fact which distinguishes the housing situation of the minorities from 
that of the general population. The minority homeseeker has less freedom to 
compete in the market for housing than does a majority white persons. Where 
the latter may bid for any available dwelling, the minority person is restricted 
from entering many neighborhoods because of his race, color, or ethnic attach
ment. Not only does he have fewer alternatives but the areas in which he can 
compete are generally of inferior residential quality. 

Having stated the basic fact in this rather bald fashion, I now mention 
another major finding of our studies: the fact of variation. Racial discrimina
tion in housing is not uniform but varies among groups, cities, regions, and 
from one period of time to another. Negroes are everywhere the most severely 
restricted group: Puerto Ricans among the least. In some cities the confine
ment of minorities to certain districts may well be compared to the medieval 
ghetto, but in other cities a much more flexible situation prevails. During the 
last war, the scarcity of housing available to growing Negro populations assumed 
crisis dimensions in many cities. At the present time, with a more abundant 
general supply of housing, the situation for minorities is much improved. 

Discrimination and r esidential segregation go together. In every city the 
minority groups are concentrated in certain districts. I have here a series 
of maps prepared by our research staff, showing the distribution of nonwhites 
and other minorities in various cities. As the maps indicate, the residence 
pattern varies from one city to another. In some cities, the minorities are con
centrated in one or two large areas. In other cities they are located in a number 
of smaller clusters. Southern cities tend to conform to the latter pattern; 
northern cities usually approximate the former. It will be noted that minorities 
are not completely segregated. In every city there are racially mixed areas 
plus a few minority persons scattered throughout the city. But everywhere, 
a general pattern of concentration prevails. 

Undoubtedly many, perhaps most, of the minority people live in the segregated. 
areas from economic necessity, force of habit, or choice. But when an individual 
decides to live somewhere else, he usually encounters obstacles due to his race 
or ethnic group. Property owners or brokers may refuse to sell or rent to him; 
bankers may refuse mortgage credit; local government may withhold services; 
in extreme cases, his personal safety may be threatened or his house, if he has 
managed to acquire one, may be damaged. 

Looking inside the segregated areas, we find, as many have observed before 
us, that the housing is on the whole very inferior to the general standard of the 
respective cities. Most of the city slums are here. Parts of the minority 
areas contain good housing but these are generally nearby the slums and hence 
threatened with encroachment of slum conditions. The pressure of continually 
increasing minority population on a restricted housing supply results in the 
segregated. areas being chronically overcrowded. 

Minorities typically gain additional housing by expansion of their existing 
residence areas. Whites move out and their places are taken by the minority 
group. In this way, the shelter needs of a growing population are met but 
the group remains as segregated as before. 

Within the metropolitan areas of the Nation, a broader pattern of segrega
tion has developed as an outcome of population changes. The white population 
has been shifting to the suburbs at a very rapid rate since the end of the war, 
while Negro and Puerto Rican population growth has been overwhelmingly 
localized in the central cities of the metropolitan areas. Hence, we have the 
typical pattern of minority concentration in the large cities with broad sur
rounding zones that are almost wholly white. 

Discrimination is not the only factor which accounts for the segregation of 
minority groups in areas of poor housing. Other major factors are the economic 
capacity and particular social characteristics of the group concerned. The 
importance of income in relation to housing needs no emphasis. Traditionally, 
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mos t Kegroes, Mex icans, Puerto R ican s, a nd other minori ty indi,iduals ha ve 
been poor a nd unable to afford more tha n the cheapest dwellings unless by din t 
of overcrowding. '.!.'his s itua ti on is changing, alth ough t he income gap between 
maj ori ty and minority popula tions is s till very wid e. Wi th con tinued eco nomi c 
progress we may expect a la rgely increas ing nmn ber of minority fa mili es to 
obta in good hous ing because they will ba,·e the means to pay f or it. '!.' he trouble 
is tha t a doll a r in the ha nds of a nonwhi te verson will not buy as much or as 
good quality of housing as will the dolla r of a white homeseeker. I know of no 
other commodity on the America n ma rket of which this would be t rue. Bu t in 
city a fte r c ity our studies found t hat nonwhite fa 111ilies had poor er dwelli ngs 
tha n did whi te households even when t he r en ts pa id or the 1rnrchase pri ces ,,·ere 
the sa me. '!.'he di spa ri ty is greatest in t he South, bu t it is clea r ly marked in 
cities of the Nor th a nd West as well. '.!.'bi s is a result of limita ti ons 0 11 the hous
ing alternatives a , a ilable to nonwhi tes. Some exa mples are shown in t he ac
compa nying charts (Nos. 1. 2, a nd 3 ) prepa r ed from sve<:ial tabula t ions of l!)GO 
census data. 

In addition to poverty and discriminat ion, many member s of minority groups 
a re ha nui ca pped in obtaining good hous iug by a low leve l of educa tion and a ll 
that that implies in regard to beha viour, social outlook, and ability to fun ction 
in our urba n society. As of l DGO, nea rl y two out of fi ve adul t whi te Am eri cans 
were high school g raduates bu t a mong Negroes, Pue r to Hiea ns, a nd Mexica n
Am eri ca ns only about one in e ight had a hi gh school edu ea tion or better. Wa ys 
of living ca rried over from foreign cultural background s a re a n add ed d isability. 
Negroes, of course, a re not '·foreigners" in an y sense, bu t a long hi s to ry of eco
non1i c and so<.:i a l deprivat ion ha ve im pressed upon the gr oup a Solllcwlrnt di s
tinctive cultural sta mp. 'l'he lower cla ss of Kegroes is fu rther ha 11dicappccl by 
a r ela tively unstable fa mily system wi th a hi gh propor t ion of broken fa milies. 

Owing to these cultura l ha ndicaps, many of the newly a rrived Negroes a nd 
Puerto Ricans in nor thern a nd western citi es, and l\Iexican-America ns in the 
Southwest a s well, a ppea r not to sha re full y in such a ccepted hous i11g Yalues 
of our society as pri rncy, sa nita tion, ma intena nce of proper ty, or th e social 
prestige of a well kept neighborhood. '!.'here is eYidence tha t many d o not com
pete a s strongly for hous ing as even t heir limi ted incomes would a llow. We 
find that nonwhites as a group tend to spend a small er par t of their i11comes for 
hous ing tha11 do whites. Both Negroes a nd Puer to Hica ns mani fes t a tendency 
to spread the cost of housing by crowding, even at income levels which would 
permit more dwelling space per person. 

Given t ime and opportuni ty, we ca n expect that economic a11 tl cul tural handi
caps of the minorities will gra dua lly di sa ppea r, a s in the ca se of mu11y immigrnnt 
groups of an ea rlier era. At present, the poo r hous ing of Puer to Ri ca ns in 
New York a nd of l\Iexican-Amer ica ns in the Southwest a ppea rs to resu lt more 
fro m econ omic a rnl cultural fa ctors tha n fr om ethnic rliscrimin a ti o11 . l\l e lllbers 
of these g rou ps who are ed uca ted a nd possess adequa te incomes ha ve little 
difficulty in living ,vbe reYer they choose. Con t inued economic a nd socia l ad
vancement may be exriected to produce corresponding improYement in the hous ing 
condi t ions of t hese groups. 

Quite othenvise, howeYer , is the si tuati on for groups that a re no t whi te. F or 
them, racia l d iscrimina tio11 partially nullifies the rewa rds of eco nomi c and 
socia l prog ress. '.!.'he J apa nese in Ca lifornia, for example, a re vir tua lly on a 
par wi t h the whi te popula t ion economically a nd ha ve a somewh a t hi ;.:hc r le1·el 
of education. '.!.' bey have been highly motiva ted to achi eve home owner~bip aud 
have made la rge expendi ture::; fo r tha t purpose. '!.'heir hous ing is bette r t han 
tha t of a 11 y other minority group, but di stinctly infe rior to that of th e whi te 
population. ,nth few exceptions . the J apa nese do not li ve in good qua lity 
ne ighborhoods, a lt hough t bere is li ttle ques tion of their desire to do so anti t hey 
could well afford t he price. 

)segroes who ham a chieved middl e-class s ta tus (and their number is r apidly 
increas ing) in a ll sect ions of the co un t ry generall y fail to obtai n hous i11g com
para ble to tha t of "\\"bi te::; at the same in come levels. 'l'he accompanyin g charts 
( ::--- os. 4, 5, and G) , prepa red fr om specia l tabula tions of l!)GO census da ta, 
clea rl y ren 'a l two thi ng:; : F irs t, t he improYement of housing qua lity among 
both whites a nd nonwh ites wi th r is in~ income; a nd second , t he per s is tence 
of a housing d isad rn ntage a ffecting nonwhites at all income le1·els. For ex 
ample, cons idering renter fam il ies in )sew Orlea ns with incomes of $7,000 or 
more, we fin d three-fourths of the wh ites but only 42 per cen t of t he nonwh ites 
livi ng in s tanda rd hous ing (tha t is, s tructu ra ll y sound clwellin.t;s wi th prirn te 
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sanitary facilities). In the New York metropolitan area, the housing of both 
whites and nonwhites is better than in New Orleans (or other southern cities) 
at all income levels; the difference between the racial groups in respect to 
housing quality is much narrower, yet it remains. At the income level of 
$7,000 and over, 97 percent of New York white renter families lived in standard 
dwellings, but only 80 percent of nonwhite families possessed housing of that 
quality. 

The causes of housing discrimination against minority groups are complex 
and frequently controversial. At bottom, obviou ly, is a wide ·pread attitude of 
unwillingness on the part of white people to live in the same neighborhoods with 
nonwhites. It may be surprising to some but our studies indicate that for most 
people this attitude is based not so much on racial hostility as on certain fears of 
undesirable consequences of having nonwhite neighbors. Most fundamental, 
probably, are fears of loss of social position. As matters stand, the minorities 
have a low status in our society. When they enter a neighborhood, therefore, 
the white residents often tend to feel that their own status may be down
graded, particularly if the neighborhood becomes identified as a minority 
district. In thi • connection, it is important to notice that neighborhoods do 
carry pretty definite implications about the economic and social standing of 
their residents. Moreover, people who live in the same neighborhood are, in 
fact, considered usually as equals. Therefore, to the extent that people are con
cerned about thefr social standing (and almost everyone is to some degree), 
their anxieties are more likely to be activated by a nonwhite in the role of 
neighbor than in the role of coworker, fellow student, or fellow organization 
member. 

Related to the status issue but more specific are fears of neighborhood de
terioration including loss of property values. People look at the minority slums 
with all of their unwholesome manifestations, and fear that similar conditions 
may follow the entry of minority families. Or they may anticipate that the 
presence of minorities will reduce the market for residential property and 
hence provoke a fall in values. 

It would be unrealistic to assert that these fears are groundless. Studies in
dicate that entry of nonwhites into a neighborhood does not necessarily depress 
property values and may even enhance them. However, under certain condi
tions, beliefs can generate their own validation. One of the distinguished 
members of our commission's Research Advisory Committee, Dr. Robert Merton, 
invented a name for this phenomenon. He calls it the "self-fulfilling prophecy." 
If enough people predict that property values are going to fall, and ac t in accord
ance with their prediction, the consequence may well be an oversupply of 
houses for sale and lower prices. Moreover, the conditions under which minor
ities ha, e to obtain housing are often destructive of housing standards. When 
the residents of a neighborhood are more or less completely r eplaced by .a 
different group in a short period of time, the established customs and practices 
of neighborhood maintenance are likely to be swept away, especially if the 
incoming group is on a lower socioeconomic level than the outgoing. When the 
supply of low-rent housing is insufficient for the needs of a growing population, 
the low-.income group may expand into higher rent areas by means of subdivision 
and crowding of dwellin;? units 

Attitudes, beliefs, fears are, of course, states of mind which may or may not 
read to corresponding action. In translating prejudice or fears into actual dis
crimination, the housing .industry plays a great part. Not all members of the 
industry discriminate against racial minorities. Some are scrupulously non
discriminating and some are even crusaders for civil rights. But in the main, 
real estate brokers, homebuilders, and mortgage lenders make their services and 
products available to nonwhites only in limited measure and under special 
conditions. Real estate brokers, as a rule, will sell or rent dwellings to minority 
persons only in certain areas usually districts where minorities are already 
living. Extremely few builders will sell a new house to a nonwhite buyer 
except in developments intended for sale wholly to nonwhites. Many mortgage 
lenders will finance home purchases by nonwhites only in certain areas. Since 
almost everyone must depend in some measure on the housing industry to supply 
his housing needs, the refusal of the indu try to make its senices available on 
equal terms to minority homeseekers greatly limits their opportunities. 

Most members of the housing industry strongly deny that their discriminatory 
practices result from prejudice and in fact there is no reason to suppose that 
persons engaged in these lines of business are either more or less racially 
prejudiced than any other large segments of the American popul.ation. A short 
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while ago, the builders and realtors in a California city were charged in a 
court proceeding with conspiracy to exclude Negroes from new housing develop
ments. The court found the practice complai'lled of to be "universally followed" 
in selling homes, but it also found "no animus" on the part of the defendants 
and no conspiracy. Instead, said the court, the businessmen were simply act
ing from their concepts of "good business and consideration for other customers 
• • * to continue a practice which had always been adhered to and which they 
felt was the right and consider.ate thing to do." This is a correct assessment 
of motives with respect to racial discrimination in the housing industry, in my 
opinion. Incidentally, this view of the matter has important implica tions for 
what can be done about the problem. Business practices ~hat are considered un
desirable can be changed, by law, if need be, whereas to change attitudes may 
be much more difficult. 

Housing policies of the Federal Government have done much, both directly 
and indirectly, to sustain and strengthen racial segregation in housing. While 
vastly assisting and stimula ting the production and distribution of housing, the 
Federal agencies, public housing excepted, have made no significant attempt to 
insure the availability of Federal housing benefits on equal terms to all Ameri
cans. One of the effects of Federal mortgage insurance or guarantees is to make 
large-scale building operations financially feasible ; a corollary effect is to give 
the private builder the power to discriminate and segregate over wider areas than 
ever before. Hence, we have seen, in the postwar period, the emergence of huge 
new communities without a single Negro resident, at least at the outset. Racial 
segregation is probably nowhere more complete than in the federally assisted 
new private housing developments. 

At one time and for a period of years, the Federal Housing Administration 
advocated the permanent exclusion of nonwhites from white subdivisions and 
adjoining territory by means of race restrictive covenants. Racial segregation 
was virtually one of the conditions for obtaining an FHA-insured loan. These 
policies have long since been abandoned in favor of a policy of neutrality or non
responsibility toward the question of discrimination. Formal neutrality, how
ever, bas the practical effect of supporting existing practices. It also represents 
moral sanction, for if the Government, expressing public policy, sees nothing 
wrong in racial discrimination, bow can private persons be censured for prac
ting it? 

The public housing program, also, bas probably done more to increase than to 
diminish segregation, notwithstanding the open-occupancy policies of many local 
authorities. Federal policy, as in the private field, leaves to local agencies the 
decision of whether to segregate or not. Universally in the South and frequently 
elsewhere, local authorities elected for segregation, often moving low-income 
families from racially mixed slums to completely segregated public housing. 
Even where the formal policy is open occupancy, the frequent location of projects 
in slum areas and the use of public housing (as required by law) primarily to 
rehouse families displaced by slum clearance, who are mostly nonwhite, have 
tended strongly toward filling up the projects with minority families. 

Local public agencies and officials, particularly in suburban communities, often 
use their discretionary powers over land use and building to prevent the entry 
of minority groups into areas reserved for white occupancy. Racial zoning was 
declared unconstitutional by the Supreme Court more than four decades ago, but 
at least one large southern city continued to enact and enforce racial zoning ordi
nances into the 1950's. Our studies have found evidence of frequent abuse of 
governmental powers to restrict the housing opportunities of nonwhite minorities 
in ways not accessible to judicial review, and under the cover of legitimate pur
poses. 

In recent years, high officials of Federal housing have been among those urging 
equality of access to Federal housing benefits on principle. FHA now officially 
encourages open occupancy in private housing; it has notified builders in New 
York State that FHA expected them to comply with the State laws against 
discrimination in publicly assisted housing. Seemingly, the Federal housing 
agencies have been trying to find ways of promoting equal treatment of minori
ties without modifying their basic policy of letting private industry decide. In 
effect, the Federal Government seems now to be saying to private industry, 
"Discriminate if you must, but we wish you wouldn't." 

Nothing that I have said up to this point about Federal policy should be taken 
as suggesting that Federal housing agencies have been unaware of or indifferent 
to the housing needs of minority groups. The Federal Government has never 
been willing to challenge the custom of segregation but within the limits of that 



67 

system it has instituted a series of measures to assist minority families in 
obtaining good housing. Among these are the allocation of "equitable" shares 
of public housing to minority occupancy, mortgage money from "Fannie Mae," 
special credit assistance from VHMCP, and the promotional activity of racial 
relations staffs. These measures have stimulated a significant volume of new 
housing co:::istruction for minori ty groups. In just 9 large metropolitan areas, 
nonwhites in 1956 occupied an e timated 93,400 dwelling units that had been 
built in 1950 or later, according to the Census Bureau's National Housing In
ventory. These new dwellings were percent (in Kew York 8.5 percent) of all 
nonwhite housing in the nine metropolitan areas. 

Although nonwhites have received relatively much less new housing than the 
white population, nevertheles ·, for 1 nonwhite fami ly in every 12 to achieve a 
new house within a 6-year period, is a notable event. Never before, undoubtedly, 
has any uch amount of new housing been available to the nonwhite minority. 
It signifies, plainly, that the needs of minority families for decent, livable 
shelter a re being met in substantia l degree. Yet all of these new dwellings 
and other dwell ings not so new but good that the minorities are acquiring do 
not solve the racia l problem in housing. 

To enla rge the measures of Government aid that I have mentioned and thereby 
further stimulate the production and marketing of new housing for minorities 
would be possible, yet proposals for doing so receive little support from any 
quarter. This is because the issue is now recognized as one not of housing 
supply but of segrega tion versus equality. It is only to be expected that with 
progress in meeting the shelter needs of people, this other and greater problem 
should come to the fore, above all in the setting of the existing broad movement 
toward equa l rights and opportunity in all spheres. 

Segregated housing, even though plentiful and good, cannot be a satisfactory 
substitute for opportunity to compete in the whole housing market. The 
Supreme Court has declared segregation in the field of education to be "inher
ently unequal" and this judgment would seem to apply with even greater force 
to housing. It is a truism that no two pieces of real estate, no two dwellings 
are exactly a like. Certainly, no two families have precisely the same set of 
needs and preferences where housing is concerned. Hence, the only way of 
equalizing the situation of individuals is to allow everyone the same freedom to 
choo~e among available a lternat ives. 

Moreover, for a minority group whose members are improving their economic 
condition and rising in the social scale, one of the main considerations is oppor
tunity to compete for the social values of good neighborhoods. We know that 
the middle class seeks not just housing but nei ghborhoods. The Negro middle 
class does the same. For Negroes or other minorities, a good neighborhood 
must be one that is not a minority neighborhood but includes whites of the 
middle class. In this there is nothing novel but again a parallel with the his
toric experience of immigrant groups. Their members, as they became assim i
lated, desi red to be identified ns Ameri cn ns and so sought to live in "Ameri
can" neighborhoods. The cultura l assimilation of nonwhite minorities and their 
eventual acceptance as equals mean that they, too, must be permitted to leave 
minority neighborhoods and to live wherever they can afford and choose to live. 

Turning now to measures which might be taken to promote equal opportunity 
for housing, let me emphasize once again that the barriers to be surmounted are 
threefold, rela ting to economic capacity, social development, and freedom to com
pete. Any measures which will accelerate the economic progress of the minor
ity groups, aiding them to obtain better jobs and higher and more stable incomes 
will strengthen their ability to obtain good housing in good neighborhoods. Any 
measures that will raise the social standards of these groups will also raise 
their standing in the la rger community and lead to better living conditions 
for them and for their neighbors. This underscores the importance of educa
tion, above all, unsegregated education. But as our studies demonstrate, eco
nomic and social advancement, powerful as they are, are not enough, at least 
for those groups that are not white. In order that these groups may fully 
realize the benefits of social and economic progress, it is necessary to take 
steps a imed directly toward overcoming discriminatory restrictions on their 
competitive freedom. 

I should like to conclude, therefore, with the r ecommenda tions of the Commis
sion on Race and Housing. These recommendations, as I have said, were 
adopted unanimously by the 17 members of our commission after prolonged 
study of the fa cts and problem~. They follow verbatnm as they appear in the 
commission's report, "Where Shall We Live?". 
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RECOMMENDATIONS 

No single measure can produce a major change in the existing sy tern of racial 
inequality. Many approaches are needed even if some may seem to overlap. 
Government, at all levels, bears a primary responsibility because of its constitu
tional duty to treat all citizens equally and because of its great influence on hous
ing. But there is also much which the housing industry can voluntarily do to sup
port equality. Particularly because the housing industry bas become a partner of 
government in the distribution of government benefits, it has a responsibility 
greater than that of ordinary private business to deal equally with all American 
citizens. Private or semipublic organizations, including churches, labor unions, 
and citizen groups particularly dedicated to equal rights, have a vital role to 
play as leaders of the movement toward racial equality. 

Upon the basis of e.."tensive studies, and guided by the foregoing principles, 
the commission offers the following recommendations: 
The Federal Government 

1. In the Housing Act of 1949, Congress declared the goal of national policy 
in housing to be "a decent borne and a suitable living environment for every 
American family." A related objective, also declared by Congress, is "the 
elimination of substandard and blighted areas." 

Studies carried out for this commission demonstrate that realization of these 
goals of national policy is seriously hampered by racial segregation and discrimi
nation in the distribution of housing facilities and benefits provided under Fed
eral laws. Moreover, the policies of the Federal housing agencies which en
courage or permit racial distinctions in the distribution of Federal housing bene
fits are inconsistent with the Constitution of the United States and the spirit of 
the housing acts of Congress. In the judgment of this commission, these official 
acts of commission and omission which lead to discrimination are the product of 
archaic practices and attitudes which have no place in today's world. 

Although Federal programs provide but a part of the aids and resources util
ized in the production of housing, the role of the Federal Government looms large 
in this area of our economy and society. It is generally recognized that Federal 
resources and leadership are crucial to the success of the na tional effort to achieve 
a decent home for every American family. In this report we call upon State and 
local governments, voluntary associations of citizens, and the housing industry to 
take certain definite steps to purge our national life of the evil of housing dis
crimination. All this cannot proceed with any assurance of success unless the 
Federal Government moves to cure the ills of its own programs by the most 
expeditious yet sound measures. 

Toward this purpose we recommend to the President of the United States 
that he establish a committee on the elimination of discrimination in Federal 
housing and urban renewal programs. We suggest that this committee be 
modeled after the presidential committees previously established to carry out 
the policies of equal employment opportunity under Government contracts and 
equal treatment and opportunity for all persons in the armed services. Like 
its predecessors, the committee should be composed of high-ranking Federal 
officials and private citizens, including representation of the housing industry and 
the groups affected by discrimination in housing. 

This presidential committee should have the duty and authority to examine 
the rules, procedures, and practices of the Federal housing agencies, and 
consult with representatives of interested groups and the housing industry 
with the view of determining the best means of achieving the purpose for which 
it was created. After study of the problems, the committee should present to 
the President its recommendations for a complete program and time schedule 
looking toward the elimination of discrimination in the distribution of Federal 
housing benefits at the earliest time practicable. 

2. We further recommend, pending the adoption of Federal measures ade
quate to insure the equal access of all citizens to Federal housing benefits, and 
parallel with such mea ures when adopted, that Federal housing agencies, 
give, without delay, the fullest support to State and municipal legislation for 
equal treatment in hou ing. 

3. Because of the vital role of local government in many a pects of housing, 
it is e sential that members of minority groups participate fully in the political 
proce ses through which local officials, including members of zoning boards, 
planning commi sions, housing authorities, and the like, are selected. Restric
tions on voting Tights or other barriers to such participation should be removed. 
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We therefore strongly endorse the action of Congress in 1957 to protect the 
voting ri"hts of citizens; we ur"e the Pre ident, the U.S. Department of Justice, 
and the ivil Rights Commi ion to enforce and implement the Civil Rights 
Act of 1957 in every possible way. 

Major phases of government-a isted housing are planned and administered 
by Federal and local governments coop ratively. For these programs we offer 
the following recommendation : 

1. Recognizing that equal opportunity to obtain "OOd hou ing will be most 
readily achieved when the supply of hou ing i adequate for the whole popula
tion, we recommend that Federal and local hou ing and urban renewal authori
ties intensify their efforts to increa e the total hou ing supply. Special efforts 
should be made to increase the supply of good quality hou ing economically 
accessible to middle and lower income groups. 

2. Authorities in charge of urban renewal programs should recognize, as a 
primary re ponsibility, the opening of adequate housing opportunities for dis
placed families, most of whom belong to minority groups. 

3. rban renewal programs should place increased emphasis on conservation 
and rehabilitation . projects in areas undergoing racial transition, to maintain 
good hou ing tandards. Special effort should be made to stabilize the e areas 
on an interracial basis. 

4. Urban renewal authorities should actively promote housing developments 
on open land with unrestricted occupancy, within the incomes of a sub tantial 
number of families in central areas. For this purpose, the u ·e of open and 
predominantly open-land projects authorized by Congress should be actively 
encouraged. 

5. Authorities in charge of low-rent public housing should vigorously combat 
the tendency for public housing projects to become low-income and racial 
"ghetto ." To th is end, intensified effort. should be made to develop projects in 
scattered locations, away from slums, and of such size and character as will 
blend into the housing pattern in the site areas. Public housing agencies should 
seek authority to modify the income limitations on continued eligibility for 
public housing, so that tenant families would not be compelled to leave because 
their incomes had risen, but could remain on payment of a fair rent, if they de
sired to do so. 
State Governments 

1. We strongly recommend repeal of all exi ting laws requiring racial segre
gation. 

2. We recommend that State legislature follow the example of the several 
States which have enacted legi lation prohibiting discrimination in housing. 
Such laws should, at the minimum apply to a ll hou ing built or financed by 
any form of public aid. Experience under the New York City law covering all 
multiple-unit and development housing hould be carefully studied for guidance 
in the extension of State legislation. 

3. Agencies of State governments charged with the enforcement of laws against 
discrimination should have four types of authority; namely: 

a. Power to act upon complaint of violation; to seek voluntary compliance 
with the law by means of per ua ion and conciliation; and if voluntary methods 
fail, to issue orders and apply for their enforcement in the courts. 

b. Authority to investigate reported practices of discrimination and initiate 
compliance proceedings on their own initiative, independent of complaints from 
aggrieved individuals. 

c. Authority to investigate complaints of discriminatory application of State 
or local laws relating to land use or housing and -to make public the findings of 
such investigations. 

<l. Authority and adequate funds to conduct programs of research, information, 
and education to encourage public acceptance of an open housing market. 
Local Governments 

1. In the absence of State laws, we recommend that municipal legislative bodies 
adopt laws of the type recommended above to States, so far as their authority 
permits, and provide for their enforcement. 

2. Municipal legislatures should declare, as public policy that all local laws 
be adm inistered without discrimination, and provision should be made for in
vestigation of alleged violations. 
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3. Municipal governments should take leadership in developing programs o! 
information and education to encourage public acceptance of an open housing 
market, on the model of existing programs in several cities. 

The Housing In<fastry 
1. We recommend to builders, mortgage lenders, and real estate brokers that 

they conform to the principle of a free housing market and study the experience 
of financially successful interracial housing developments for helpful guidance. 
This action is not only a matter of social responsibility, but it is in the economic 
interest of the housing industry to broaden the market for housing and remove 
impediments to its functioning. 

2. Individual builders may consider that to admit any nonwhites to their 
developments would place them under a competitive disadvantage. Such dis
advantage, to the extent that it exists, would be greatly lessened or eliminated 
if builders in a market area acted in concert to open all housing developments 
to qualified buyers or tenants without regard to race, ethnic descent, or religion. 
We recommend, therefore, to national and local associations of the housing in
dustry that they take the lead in effecting a concerted, industrywide policy to 
this effect. 

3. Mortgage lenders should singly or collectively discontinue the practice of 
limiting loans to nonwhite borrowers in certain residential districts. Mortgage 
credit should be extended to nonwhites in any location on the same terms as to 
other borrowers. 

4. Since the National Association of Real Estate Boards has previously de
leted from its code of ethics all references to race or nationality, we recom
mend that real estate boards take the positive step of declaring that realtors 
should offer listed residential properties to any qualified purchaser or renter 
without regard to racial or religious distinction unless the principal has in 
writing directed limitation of a particular transaction to certain groups. 

5. We urge trade associations of the housing industry, including real estate 
boards, mortgage banker associations, and builders' associations, to drop color 
bars to membership and admit any qualified businessman without distinction 
of race, color, or creed. 
Intergroup Relations Organizations 

Progress toward the realization of equal opportunity in housing and other 
fields depends in large measure upon the stimulus and leadership provided by 
volunta ry associations of citizens. We therefore recommend: 

1. That such associations develop effective programs for promoting equality 
of opportunity in housing and seek ways of carrying out those programs. 

Since studies and experience have demonstrated that efforts to educate the 
public on the issues of equal rights and opportunity are generally most effective 
when linked with concrete demonstrations or specific action proposals, we 
recommend: 

2. That voluntary associations emphasize programs of combined action and 
community education . 

.As examples of important and much needed programs of action and education, 
we recommend to voluntary associations activities of the following types: 

3. Development and support of programs to increase the supply of housing 
economically accessible to middle and lower income groups. 

4. Efforts to obtain the enactment of sound Federal, State, and municipal 
laws protecting equal opportunity for housing; enlistment of the support of 
candidates for elective offices who favor open housing policies. 

5. Where nondiscrimination laws have been enacted, cooperation in promot
ing public understanding and acceptance of the law; taking the lead in mobiliz
ing community support for effective enforcement. 

6. Making representa tions to public officials concerning such discriminatory 
administration of land use and housing laws as may exist, reminding the 
officials of their con titutional duty to trea t all citizens equally; directing 
public attention to instances of discriminatory use of public authority. 

7. Assisting minority individuals whose lega l rights have been violated in 
utilizing any legally available remedies ; supporting litigation in defense of 
statutory or constitutional rights. 

8. Encouraging and assisting trade associations in the housing industry to 
take action to overcome discrimination in the housing market. 

9. Assisting qualified minority families to obtain homes in good neighborhood>' 
by seeking dwellings that may be available, and soliciting the cooperation of 
the real estate business in this endeavor. 
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10. In neighborhoods newly entered or likely to be entered by minority 
families, counseling with local re idents and public authorities to calm any 
racial tensions, prevent flight of white residents, and promote acceptance of 
an interracial pattern.

11. Stimulating and assisting the residents of racially changing neighborhoods 
to organize and act for preserving housing standards including adequate public 
services and enforcement of housing codes, to prevent such neighborhoods from 
deteriorating into slums. 

12. Persuading community institutions such as churches, labor organizations, 
political associations, and others to adopt and publicly declare positions of 
support for equal opportunity in housing. 

13. Working with the press, radio, and television to secure the fullest publicity 
concerning issues of housing and minority groups, publicizing both problems and 
progress toward their solution; assisting the communications media to obtain 
accurate information concerning events and issues in the field. 

14. As an essential foundation for all the foregoing activities, collecting and 
making available facts concerning the housing conditions of minority groups, 
discriminatory practices and their effects, experience with open-occupancy hous
ing including its effects on the housing market and property values, experience 
with laws against discrimination, public opinion regarding equal opportunity in 
housing, the changing economic and social status of minority groups, and other 
relevant matters. 

To carry on the suggested activities effectively requires technical knowledge 
and skill in such fields as real estate, mortgage financing, public relations, law, 
social and economic research, and community organization. 'l'herefore: 

15. We urge organizations working for racial equality in housing to enlist the 
support and assistance of persons with the essential technical competence. 

Finally, though voluntary associations by nature rest upon the participation 
of their members, to conduct programs of any magnitude or complexity requires 
trained staff and funds. We therefore recommend: 

16. That philanthropic foundations and interested persons give financial sup
port to voluntary agencies, national and local, that have soundly conceived pro
grams of action and demonstrate competence in their execution. 

Commissioner HEsBURGH. Mr. Tiffany, may we have the next 
witness i 

Mr. 'I'rFFANY. The next witness is Dr. Alfred J. Marrow, Chairman 
of the Commission on Intergroup Relations, which is the official city 
agency administering the fair housing practices law of New York 
City. Dr. Marrow is both a businessman, as president of the Har
wood Manufacturing Corp., and an author and teacher with a Ph. D. 
in psychology. 

He will have joining him in testifying about the work of the Com
mission on Intergroup Relations the executive director of that com
mission, Dr. Frank Horne. Dr. Horne has had long experience in 
the Federal housing programs, serving from 1938 through 1955 as a 
specialist in racial relations and head of the Race Relations Service 
for various governmental housing agencies, including the Housing 
and Home Finance Agency. 

I might add that Dr. Horne is also recognized as a poet. Perhaps 
some poetry could throw light on this problem, too, but the subject 
now is the City Commission on Intergroup Relations, and Dr. Marrow 
will talk first. 

Commissioner lIEsBURGH. Dr. Marrow and Dr. Horne, will you 
please come up here? We have until 11 :45 and, so, we will let you 
know when we are 5 minutes to the end. 

1110:147-1!9--6 
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STATEMENT OF ALFRED J. MARROW, CHAIRMAN, NEW YORK CITY 
COMMISSION ON INTERGROUP RELATIONS 

Dr. MARROW. Thank you. Mr. Chairman and members of the 
Commission : I will talk about the broader aspects of the commission's 
work and then Dr. Horne will talk more specifically about housing 
and the way we approach the problem. 

Everybody knows, I think, that New York City has long been a 
pioneer in the task of establishing and maintaining equality for all 
of its citizens. The city's programs are based on a policy of what 
our commission has come to call an open city, a term we borrowed 
from elsewhere. "\Ve mean by this, by the open city, a city in which 
every citizen, whatever his race, religion, or ethnic origin, should be 
assured, as far as possible, equal opportunity to exercise his powers, 
to realize his ambitions at work, at play, in study, and so forth. 

New York has done well, but it has not yet adequately solved its 
problem of human relations. Bigotry, prejudice, and discrimina
tion continue to subject large numbers of our fellow citizens to invidi
ous distinctions in schools, in housing, in employment. Too many 
daily suffer un-American indignities. The very choice of a barbershop 
can be fiercely restricted. This is the why and the wherefore of our 
commissjon. vVhat it has been assigned to do is to safeguard not only 
the equal rights of the unequal, but by this means to protect all our 
fellow citizens from the common consequences of discrimination and 
segregation. 

We are supposed to do this under statute, and we are constantly 
confronted with the argument: "You can't legislate morality and 
laws don't change prejudice." Our experience indicates that this 
argument takes no account of all the workings of the statutory 
regulation. 

It is true that such regulations do not at once change habits and 
attitudes, but it is even truer that they set moral and civic standards 
and enable their application. Application of these standards is our 
direct task, education our indirect task, and each deeply involves the 
other. Thus, we have found in the few short years since the commission 
was set up, just three, that it does serve both to educate and to enforce 
compliance of our America.n principle of equality, rights and. liberties 
for all the citizens of our city. The commission's mandate was nega
tively to eliminate prejudice and all of its byproducts, positively to 
encourage harmonious relationships between the diverse groups that 
make up the people of the city of New York. "\Ve were empowered 
to hold meetings, to make investigations, to subpena witnesses and 
records, if necessary, and recommend such legislative or administra
tive regulations that might serve the ends in view as the statute 
defines them. 
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According to this statute, the commission consists of 15 members 
chosen by the mayor. These 15 set the policies. An executive direc
tor, Dr. Frank Horne, on my right, and a professional staff of special
ists in housing, in social research, in community relations, in public 
information and education implement the policies. Implementino- in
volves, in addition, cooperating with other ao-encies of the city of New 
York-the Board of Education, the Police Department, Health De
partment, housing, and many others-and it is through these depart
ments that we influence intergroup relations at practically every level 
of our civic life. 

While we have not yet complete comprehensive studies of housing 
conditions in the city, we do know that there are at least as many New 
Yorkers of different etlmic, religious, and other affiliations living to
gether as good neighbors as there are people in a city the size of Nor
folk; but we know also that about three times as many persons live in 
segregated areas tantamount to ghettos, so-called ghetto areas, that 
present most of the city's intergroup problems. It is there that our 
citizens ( whatever their individual, social, moral, and economic stand
ards, are compelled to live under slum conditions and to accept less 
value for their housing dollar than the rest of the population. 

Now, New York City cannot avoid the national limelight. A fist 
fight in the subways or in our public schools is often equated with 
dynamiting in the South. True, despite this unjust equating and na
tional attention, and despite the high degree of mobility of our resi
dents, our city can still show an enviable record. 

In the 3 years of our commission's service it has received only two 
reports of actual violence accompanying the move-in of a minority 
family to a previously all-white neighborhood. In both instances the 
Police Department acted swiftly to apprehend the perpetrators, and 
in both instances they turned out to be young hoodlums who were 
roundly condemned by all the citizens of the community in which 
these incidents took place. 

Most Americans deeply respect the law whether they agree with it 
or not. It is significant that in the short time we have been adminis
tering the fair housing practices law-about 9 months; the law became 
effective April 1 of this past year-and despite the dire predictions 
made before the proposed legislation became law, not a single one of 
the several hundred property owners who have appeared before us as 
respondents has challenged the principles of the law and, while we 
have discovered obvious acts of discrimination, we have encountered 
very few people who open]y admit that they do discriminate. For 
example, in recent community incidents involving the sale of property 
to nonwhite neighbors, indignation, if aroused, seems directed toward 
t.hose responsible for selling rather than t.oward the buyer moving in. 
Often a Negro or other minority member is welcomed to the commu-
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nity while at the same time the welcomers seek reprisals against the 
person who made the sale. 

I believe it is safe to say that outright discrimination has gone 
underground in New York City because the law and the positive dec
larations of our municipal policy have taught our citizens that 
discrimination can have no acceptance in our daily affairs. 

This commission has found that its most successful educational pro
grams are those designed to get members of a neighborhood to find 
solutions to their own problems. The programs assume that members 
of a neighborhood will change their own approach and attitude as 
they participate in the program. This happens because their findings 
will be the findings that they, themselves, have made. Neighborhood 
problems cannot be solved without the participation of the people 
who live and work in it. 

The neighborhood, as we see it, is a school principal, the police cap
tain, the religious leader, the city officials, as well as the housewife, 
the tradesman, the banker and the worker, who must be brought 
together to discuss their common problems, and by such positive ex
change of ideas the constructive solutions of community problems get 
worked out. 

Prof. Gordon Allport of Harvard has observed that-and I quote: 
A person ceases to be contrary in respect to a desirable course of conduct only 

when he, himself, has had a hand in declaring that course of conduct desirable. 
Such findings, 

he adds, 
add up to the simple proposition that people must have a hand in saving them
selves; they cannot and will not be saved from the outside. 

Recently our commission had a part in an interesting demonstra
tion of this proposition in the Springfield Gardens section of Queens. 
Here we found an already integrated neighborhood being whipped 
into a froth of fear and tension because of the blockbusting activities 
of some unscrupulous real estate manipulators. Since a representa
tive of Springfield Gardens has been asked or invited to appear here 
tomorrow to present in detail the story of that community, I would 
only observe that, as a result of the commission's close work with the 
members of the community, an adequate program of participation was 
developed. The people then were able to form their own educational 
tools and to use them meaningfully to reduce tension and to preserve 
the integrated character of this neighborhood. 

Our commission is, of course, still interested in the progress of 
Springfield Gardens, but we are no longer physically on the 
scene-not merely because we are short of personnel, but because we 
want this community's efforts at self-help to have a f air trial. 

Moreover, the commission hopes to develop more scient ific measure
ments of success and failure in its work. To this end, we have 
·recently set up an advisory council of leading psychologists, 
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psychiatrists, and anthropologists to aid our own staff in gaining 
scientific know-how in dealing with the complex human problems of 
our city. 

Actually, though, what we can do locally is little compared to what 
can be done nationally. The Federal Government can give the 
strongest impetus to meeting this need for adequate scientific 
understanding of the problem because the U.S. Government is the 
largest employer of social scientists in the world. 

These steps which New York City has taken and which I have 
briefly described demonstrate that discrimination can be fought effec
tively and successfully. If the Federal Government were to adopt 
a similar program, it is our belief that we could rid our communities 
of the scourge of segregation in the foreseeable future. 

And now I would like Dr. Frank Horne to pick up at this point 
and proceed with a description of our work. 

Commissioner HEsBURGH. Thank you very much, Dr. Marrow. We 
will retm·n to you for some questions later, and we would like now to 
hear from Dr. Horne. 

STATEMENT OF FRANK S. HORNE, EXECUTIVE DIRECTOR, NEW 
YORK CITY COMMISSION ON INTERGROUP RELATIONS 

Dr. HORNE. Thank you, Mr. Chairman. 
The staff of the Commission on Intergroup Relations is pleased 

to join with its chairman and the mayor and other city officials in 
welcoming the Commission on Civil Rights to New York City for 
the purpose of conducting a hearing on discrimination in housing. 
In your invitation to us we noted that New York was chosen not only 
because it is the largest city in the world, but also because, with city 
and State legislation, it has the most far-reaching laws concerning 
discrimination in housing in any city in the country. 

New York is large. We are five boroughs and, if you split them off, 
individually they'd rank among the largest cities in the United States. 
Brooklyn, for instance, exceeds the combined population of Philadel
phia and Milwaukee and, by itself, would be the third largest city in 
the Nation. Manhattan exceeds the population of Detroit. It would 
have ranked sixth among the cities. Queens is larger than Baltimore 
and Boston combined, and the Bronx larger than Baltimore and Seat
tle. These two cities would have ranked eighth and ninth, respectively. 
The mayor has mentioned the heterogeneous nature of our population 
and the fact we represent people from every part of the world, every 
place in this Nation, every race, creed, and culture of mankind. 

Now, these far-reaching laws that you referred to concerning dis
crimination in housing are a part of a great body of law and policy 
to establish and maintain the principle of what our chairman has called 
the open city. Our municipality is an open arena for free competition 
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among people of every backo-round, open competition on the basis of 
indi\·idual merit, whether it be the baseball field or the football field or 
the basketball court or the boxing arena at Madison Square Garden or 
whether it be in business, employment, education, housing, or the cul
tural arts. 

You state also that your hea ring in New York is to assess the prob
lem, that is, to see what measures have been helpful and successful in 
New York and ,Yhat areas are still unsolved. Since you represent the 
executive branch of the Federal Government, we naturally assume 
when it comes to what needs to be done you are particularly interested 
in the potential role of the Federal housing agencies and programs. 

The Commission on Intergroup Relations would first place its full 
support behind the findings and recommendations of the report of the 
Commission on Race and Housing as just delineated by Ettrl Schwulst, 
the chairman. vVe would believe that your Commission might suggest 
that this report be required reading for consideration by every official 
in the vVashington and field offices of the governmental housing 
agencies. I say this both out of our recent experience in New York, 
limited to the past 3 or 4 years in this particular endeavor, and on the 
basis of the observation of some 17 years of experience within those 
Federal Government agencies, themselves. "\Ve would like to underline 
three sentences, ,Yhich, for us, might constitute a program, that come 
out of that report: 

First, the policies and activities of Government ao-encies and public 
officials must be counted among the principal influences sustaining 
racial segregation in housing. 

Second, government at all levels bears a primary responsibility be
cause of its constitutional duty to treat all citizens equally and because 
of its great influence on housing, because the housing industry has 
become a partner of government in the distribution of government 
benefits. 

And, third, only goYernment and law can be directly effective on a 
large scale in reducing or eliminating discriminatory practices. 

Let us say categorically that discrimination does exist in New York 
City·s housing supply, and this discrimination runs the gamut of types 
and costs of housing. In the first 6 months of our administration of 
the fair housing practices lnw complaints alleging discrimination 
ranged in units sought from $15-a-room tenement apa rtments to $75,-
000 luxury cooperatiYes. , Yhile some of these acts of discrimination 
could come under the category of snobbery, the lion 's share have a 
more dcrnstating effect upon its .-ictims. The City Council of New 
York, in pass ing the fair housing practices law, took official cognizance 
of the fact that large segments of our population are compelled to live 
in circumscribed neighborhoods and substandard conditions and that 
the existence of these OYercrowded, congested, and hazardous housing 
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accommodations were a threat to the general welfare and safety of 
the entire city. 

Despite encouraging signs that increased open-occupancy housing 
opportunities will hasten the dispersion of ew York City's huge 
racial concentrations, we still recognize that 80 percent of the city's 
over 950,000 Negroes are concentrated in 4 or 5 areas of the city. The 
resultant overcrowding and conoestion has reached unimaginable 
extremes in some areas. I£ the population density in some of Harlem's 
worst blocks were translated in larger terms, we could fit the entire 
population of the United States into three of this city s five burroughs. 

How does this racially discriminated market and the resulting 
racial ghetto come into being ? Why was it perpetuated ? The answer 
was found in the application of a separate and discriminatory set of 
private real esta,te practices to nonwhites and the property they occupy 
from those practices which are applied to the rest of the housing 
market. They are geared to the basic concept that the homogeneity 
by income and certainly by race is the only respectable kinds of neigh
borhoods, whether they be financially or socially respectable. It was 
found in the nurturing of these practices by the Federal Government 
in its own housing programs. In deference to our qua.int democratic 
customs in ew York, the Federal Government makes some excep
tions here which I will point out before I finish. It was found in 
decisions by banking institutions, mortga.ge brokers, real estate oper
ators, and others, to write off entire sections occupied by minorities as 
bad ri k . It was found in the communit. attitu<lr.s induced by these 
discriminatory practices of the dual market. The result was an ever
expanding spiraJ down" ard. Areas that might have been maintained 
as good neighborhoods were permitted to deteriorate. Even where 
owners sought to improve their properties, the attrition of mortgage 
and home-improvement funds in minority-occupied a.reas sounded the 
death knell. 

'\Vhat is strangest about the racially discriminated housing market 
is the failure to take into account the market, itself. Let me quote from 
a report of the Mortgage Bankers' Association issued by its Commit
tee on Financing Minority Housing in October 1955-and I quote: 

"Between 1940 and 1950 the number of nonwhite families earning 
between $3,000 and $5,000 increased over 30 times while the number 
earning over $5,000 increased over 50 times. Never before in so short 
a period has such a phenomenon been witnessed. The result has been 
the introduction of numerous nonwhite families into a new economic 
state where desires are both stimulated and made effective. Since 1!)50 
the same trend, at perhaps a somewhat less spectacular rate, has con
tinued. The nonwhite part of the population is thus rapidly becoming 
an integral pa.rt of the general market for all types of goods and 
services." 

https://mortga.ge
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Interestingly enough, I noted that the Wall Street Journal com
mented on this subject last year, in which they pointed out that appar
ently the real estate fraternity was acting as a sort of patsy for other 
commodities in the Americal economy because money that might have 
gone into better housing was apparently going into automobiles, cos
metics, and other conspicuous forms of consumption with the real 
estate fraternity not getting its share of this growing market; but, 
market trends notwithstanding, the restriced housing market marched 
resolutely onward, like lemmings to the sea, with community after 
community left to spoil because it had violated the strange unwritten 
law of homogeneity or respectability. 

The negative prospect was disturbingly constant: The displacement 
of one group by another, with attendant resistance and hostilities; 
the creation of negative stereotypes of minorities as the cumulative 
result of their relegation to deteriorating housing and residential 
areas; the ensuing support of prejudice, intolerance, and hostility; the 
destructive effect on institutions of the communities-segregation of 
schools, places of worship, and public and private neighborhood 
services; the strengthening of negative forces in the neighborhoods 
who seek to preserve the status quo to insure the maintenance of re
strictive practices; and, last, the psychological effects on the individ
uals and families who must endure the constant pressures of rejection 
and exclusion. 

Our problem, then, is the dual and racially discriminated housing 
market. The nature of the problem dictates the mode of attack. 
It is aimed in three directions-and I speak now about the way we 
approach our law: 

First, we call the trade-the controllers of the residential property; 
I mean the real estate operators, the owners, the managers, the build
ers, and the lenders; secondly, the government-and government at all 
levels-Federal, State, and local; and third, the people in the com
munity themselves. 

Now, the council of the city of New York found that the practices of 
the restricted market drag behind them the costly chain of induced 
and increasing de facto segregation in public schools, public housing, 
and other public facilities, distortion of our urban redevelopment 
and renewal programs, intergroup tensions, and, as parts of the over
concentrated ghetto deteriorate, heightened mortality, morbidity, 
delinquency, risk of fire, and loss of tax revenue. The council, there
fore, declared, by law, the policy of the city to assure equal oppor
tunity to all residents to live in decent quarters regardless of race, 
color, religion , or national origin-and I quote from the law-"in 
order that the peace, health, and safety of all the citizens of the city 
may be protected and assured." 
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With this background, the fair housing practices law, banning dis
crimination in private multiple dwellings and in 1- and 2-family 
homes built in developments of 10 or more, because effective on April 
1 of last year. 

The mayor recognized this morning that the basic need before us of 
increasing the housing supply in various income levels is a prime neces
sity in overcoming the discriminated housing market. The Planning 
Commission and the City Housing Authority will develop this aspect 
further. 

The mayor has also recognized the necessity for opening the 
entire housing supply, new and established, to all eligible tenants or 
buyers without regard to their race, religion, or national origin. The 
City Council has established a city policy and has created admin
istrative agencies with powers to investigate, mediate, and enforce the 
policy. Now, in regard to the first 9 months of the operation of our 
bill, I will be filing, as part of your record, the first research report 
on the first 6 months' experience under the operation of this bill
this is the first instance we make this now public-because it outlines, 
along with the statements of policy and the program of activities in 
regard to it, and the law, itself, the basic information on just how 
the law is carried out. 

I would put this fundamentally as highlight: That we approach 
this law as a tool to reorient the activities and the thinking of both 
the producers of housing and the users of housing, to reorient them 
from the activities and the detriments of the dual, discriminated 
market to the benefits and the advantages as well as the necessary 
activities of the open, competitive market. In this case, we, there
fore, attacked the three things I spoke of. We do business with all 
levels of government. We do business with the Department of Wel
fare, because they place tenants, on how this business operates and 
what kind of people they put where and how the people operate 
who are supposed to be the landlords. We do business with the 
Bureau of Real Estate and the Slum Clearance Committee-and I 
will touch on that in a moment as I close. 

We do business with the Department of State, which licenses real 
estate brokers in the various cities, including this city, to get their 
cooperation in enforcing, through the Licensing Act, the following 
of local law. 

I would mention a little bit about two Federal agencies because 
this really concerns both you and us intimately: 

The Federal Housing Administration: By its mortgage insurance 
program, in the city of New York there are some 75,000 dwelling 
units that are not covered by State law that are covered by city law, 
in which the Federal Housing Administration, itself, is the preferred 
stockholder in these developments, and in our negotiations here in 



80 

Washington we pointed out it would be an anomaly, indeed, if a 
person claiming discrimination would come before our commission 
and one of the respondents to be hailed would be the Government 
of the United States through the Federal Housing Administration 
who is a preferred stockholder in these corporations. 

Fortunately, \Ye get a point of view from the Federal Housing 
Administration that has been entirely constructive, in that they have 
not only said that they would put a rider on the agreements that they 
make through their mortgage insurance that all local la\\'S will be 
observed as well as any F ederal la,w tlmt is concerned, and they a.re 
now including the Fair Housing Practices Act in this case; they also 
are saying, as they have made the agreement with the State commis
sion, they will cease to do business with people who are not respon
sible by not keeping local laws, and they have gone even further by 
placing in New York City, as one of their seasoned operators, as a ra
cial relations technician, Mr. McDermott, who I see in the audience, 
whose specific job as a group relations officer of the Federal Housing 
Administration is to throw the support of the Federal Housing Ad
ministration behind cities like ours and States like ours that are 
pursuing the open-market principle. vVe think this is a sound 
procedure. 

Similarly, the Urban Renewal Administra.tion, which you have 
mentioned : '\Ve have noticed recently in their dealings with our 
Urban Renewal Committee in the city they have pointed out that if 
they a.re going to \\'aiYe, under our local law, the necessity of their 
reporting by ra.ce the people \Yho have not yet been relocated \Yhen 
they a.re disloca.ted by urban rene,rnl practices, since they have found 
out those are the toughest families to relocater---that, if that is to be 
wa.ivecl on the basis ,rn no,Y have a. la"·, they have asked for a descrip
tion of the administrntiYe a.rrangements for assuring enforcement and 
of supervisory controls established ,Yithin the Committee on Slum 
Clearance and the Bureau of Rea.I Esta.te and the other governmental 
agencies concerned. ,Ve \Y01ild applaud this as positive govern
mental action. There are many others to go into. 

I will then say, secondly, as part of our job in enforcing this pro
gram, as the chairman pointed out, we receive complaints of those 
who a.liege they haYe been discriminated against in any multiple 
dwellings. ,Ve i1westigate these complaints by intergroup relations 
officers ,,ho know the job that"s inrnh-ed. These are technicians. On 
the basis of such inYestiga.tion, there a.re mediations in the field. If 
these are not successful , there are concilia.tion conferences ,Yith mem
bers of our commission. If these do not succeed to remorn the dis
criminatory ca.use, there a.re formal hearings before the entire com
mission, and ultimately a. panel appointed by the mayor to review, 
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and ultimately the passage into court if we cannot remove the dis
crimination any other way. 

In order not to consume too much time and save a little more time 
for questioning, I would say our experience under this law so far has 
taught us that when you speak of education we are content to speak 
of the kind of education the chairman speaks of; tha,t when we first 
have a law or a policy toward which to educate, then the very process 
of education, hearings, et cetera, is necessary as to this because in this 
process we are educating the mana?er and the real estate owner and 
the operator to the single competitive market and at the end of the 
trail, as is always good in motivation , there are not only advantages 
in this, but there is a penalty at the end of the road if you do not. 

This theme carries over into our educational operations within the 
communities and with the communi ty organizations which we work 
with in extensive number, both the city,,ide organizations and the 
neighborhood organizations, because what " e're finding there in the 
process of educating to this law-it is on the basis that ,rn are ,,orking 
with communities, as Dr. Marrow has outlined by a specific problem 
now; it isn't a matter of just some attention or some good will because 
Negroes or Puerto Ricans are nice people or something of the kind, 
but rather because of the way the property is handled, the ,,ay the 
people are induced to come into these areas naturally, the way in 
which the property is exploited and allo,rnd to run down, and the way 
m which 1 room that used to have 1 person now has 6, 8, and 10. It is 
these matters that really control the relationships in their community. 

Then, if we are to do educa.tion, we do the educational job of point
ing up wi th the community and letting them find out with us just 
where the faults really lie, whether they lie on owners and operators 
of property or upon the kind of real estate dealers that are not sea
soned rea,l estate operators or upon exploiters of the property 
themselves. 

Although the fair housing practices }a,, has been in effect less than 
a year, its administration profits from the body of law and policy in 
this field as administered for many years by the State Commission 
Against Discrimination, which they, in their testimony, will outline 
to you. However, the State Commission's jurisdiction, the mn.tter 
that makes a difference to us, covers about 7 percent of the housing 
supply in the city while ours covers about 70 percent of the housing 
supply. I will only take a few minutes, and then you may ask 
about it, if you wish. 

had put upon the board the matter of dispersion, which has 
interested us at several times, and the first set of three that appears 
here on the left happens to be the dispersion pattern for the city of 
New York of those people who are not impeded by matters of color, 
but they are foreign born. This is the natural progression through 

I 
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the periods of 1940, 1950, and 1957 of people who haye come into our 
city who are white, but who are foreign born . . From the map on the 
left-the heavier the color, the more the concentrii,tion-you see some 
of the patterns of concentration begin to loosen out, and it begins to 
flow out to the community, which is the normal American pattern in 
this city. We have two maps that indicate similarly about Puerto 
Ricans, although these are not population figures as such. 

These, you will notice, are Puerto Rican births in . relation to the 
total birth as a matter of showing population dispersion rather than 
concentration only, but you notice in the spread of the Puerto Rican 
birth rate and the population from 1950 to 1957-this is 1957-there 
has been a matter here of a spread, but a tight kind of spread, some 
cohesion in the spreading, concentration on top of the spreading, 
because right now, in the midst of your hearing, you are here with 
us at a time of transition. From a dual market, like every other city 
and county and State in the country has, we are moving toward the 
single pattern. 

Unfortunately, I don't have the individual map, but the 1950 Negro 
population spread and concentration-you see, the coloring goes from 
the heavy groups I spoke of in four areas, where most of it in 1940 
was concentrated here and here. We now have the phenomenon of 
spread, with some concentration, with all this light yellow. These 
are actual census tracts and census figures to indicate you have this 
spreading through various parts of the city in spite of these heavy 
concentrations which still exist and, even more important to us, these 
hoppen to be the areas where you can trace the effect of public policy 
and public development. 

Where public policy and public law calls for nondiscrimination 
is where the spread is taking place, and where it is not so covered, 
as most of our housing supply has not been covered until April 1 of 
this year, you do not have that policy and law. In other words, 
when the covenant decision was passed, which was a Federal action 
through the court, itself, on racial covenants, this whole area was 
practically not in existence, except for scattering. 

This happens to be one of the areas in Brooklyn. 
If we could stop to trace the public housing developments and where 

they were, we would fu1d part of this spread would be because the 
public housin<Y proO'ram is wide open. A good bit of it is private and 
public-assisted housing, including the cooperative developments and 
the housing developments under the sponsorship of unions and other 
sponsors. The public and privately assisted housing developments, 
open to all people, have contributed to this spread. We simply, from 
these charts, try to make the point that where there is public policy 
that calls for nondiscrimination we seem to be able to trace the 
impact a.nd the dispersal, the more normal dispersal, of the population. 
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I will close in the few minutes left to me by making to you a few 
specific recommendations which come out of our experience. 

We would urge: First, the full support of the Federal agencies 
behind the nondiscrimination policy of New York City. 

We have cited the first steps in this direction, notably by the Federal 
Housing Administration under Norman Mason's direction, whom I 
note has come now to be the Administrator of the Housing and Home 
Finance Agency. 

Second, a widening of this support by the use of intergroup rela
tions technicians in the governmental agencies, backed up by the 
Commission on Civil Rights. 

Again we would cite steps in this direction by the Federal Housing 
Administration and its Intergroup Relations Service. 

Third, the abandonment of all special gimmicks or aids to produce 
so-called Negro housing ; instead, to offer the vast funds and powers 
and guarantees of the Federal agencies as incentives to stimulate the 
opening of the whole supply to all people. 

In this connection, we would ask you to carefully review the financ
ing support in these governmental agencies: The Home Loan Bank 
Board.; the Federal National Mortgage Association; the Voluntary 
Home Mortgage Credit Program; the Federal Deposit Insurance Cor
poration~ the Federal Savings and Loan Deposit Insurance 
Corporation. 

Since our efforts in this city are affected so largely by the moral 
as well as the financial powers of the Federal Government, we would 
support the basic recommendation of the report of the Commission 
on Race and Housing that the President of the United States ap
point a commission or utilize the Commission on Civil Rights to 
make a thorough examination of the policies and practices in govern
mental housing programs to bring them in line with nondiscrimina
tion and open occupancy. To this end, we would suggest that the 
President of the United States issue an executive order based upon 
his own principle as enunciated in a statement in 1954. In response 
to a query as to his racial policy in the field of federally aided hous
ing, he said he had tried as hard as he knew how to have accepted 
this idea: That where Federal funds and Federal authority are in
volved there should be no discrimination based upon any reason that 
was not recognized by our Constitution. He would continue to do 
that. You notice I am quoting him indirectly, as it was done in 1954. 

Our Job ahead in New York is a big and tough one. We have 
established our objectives in law and in public policy. We have cre
ated the administrative agencies to muster the city's resources in 
achieving these objectives. We're on our way, and we would want 
the Federal Government on our side, on the side of the open com
petitive market, rather than on the side of the restricted market. 
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This, as Mr. Schwulst indicated, taken together with the protec
tion of the voting right, in which you are interested, are two key 
activities now in the whole .field of civil rights. 

Commissioner llisnURGH. Thank you very much, Dr. Marrow and 
Dr. Horne, for these fine presentations. 

THE NEW YORK CITY COMMISSION ON INTERGROUP RELATIONS 

RESEARCH REPORT ON ASPECTS OF ADMINISTRATION AND ENFORCEMENT OF THE 
FAIR HOUSING PRACTICES LAW, APRn, !-SEPTEMBER 30, 1958 

This Research Report on Aspects of Administration and Enforcement of the 
Fair Housing Practices Law, is limited, as the title implies, to the specific opera
tions tha t have been studied and analyzed by the Department of Research and 
Intercultura l Education during the first 6 months of the law's administration, 
April 1 to September 30, 1958. It does not embrace the commission's extensive 
public information and community relations activities related to wide public 
understanding and a cceptance of the basic objectives of the legislation. Its 
issuance at this time, as a special report, is in response to many requests tha t 
the commission share its experience, even as it is being experimentally evolved, 
with others seeking ways out of the racially discriminated housing market. 

The approach of the commission is to assist both producers and consumers of 
private housing to reorient their activities from the traditionally restricted, 
disc1·iminated housing market to the requirements and advantages of open, 
competitive barga ining for shelter. It is the commission's view that the law's 
objective is the establishment of equal opportunity to obtain housing in the in
terest of the general welfare of the entire city and all of its citizenry. 

In this endeavor, the commission seeks the cooperative action of all elements 
involved in the marketplace--builders, lenders, real estate opera tors, owners, 
managers, purchasers, renters, community organizations, and individuals who 
are colllmitted to the American principle of free competition and fair play. 

THE LAW-ADMINISTRATIVE ASPEOTS 

"It is hereby declared to be the policy of the city to assure equal opportunity 
to all residents to live in decent, sanitary, and healthful living quarters, regard
less of race, color, religion, national origin, or ancestry, in order that the peace, 
health, safety, and general welfare of all the inhabitants of the city may be 
protected and insured." The cardinal principle of the Nation's first local law 1 

banning discrimination and segregation in private housing was embodied in 
this public policy declaration. Local law No. 80 of 1957, the fair housing 
practices law; was introduced by city councilmen Joseph T. Sharkey, Earl Brown, 
and Stanley M. Isaacs before the city council on May. 21, 1957, approved as 
amended by the council on December 5, 1957, approved by the·Board of Estimate 
on December 23, 1957, and signed by Mayor Robert l!,. Wagner on December 30, 
1957. Its effective date was April 1, 1958. 

Prohibitions 

The fair housing practices law specifically prohibits discrimination or segre
gation based upon race, color, religion, national origin, or ancestry in multiple 
dwellings (buildings containing three or more apartments) and in one- and two
family homes sold in developments of ten or more contiguous lots and controlled 
by oue person. 

It delineates discriminatory practices as the withholding or denial of the 
housing accommodation or its facilities or services as well as differentials in 
terms, conditions, or privileges of the sale, rental, or leasing of such 
accommodations. 

1 His torica lly the first such law In the United States was enacted In 1866 by Congress 
and Is s till exta nt though unenforced; Revised Statutes of the United States (4 U.S.C. 42)
which decla red: ,;All citizens of the United: Sta tes shall have the same right In eve ry State 
and Territory, a s Is enjoyed by the white citizens thcreo!t o lnserlt, purchase, lease, sell, 
hold and convey real and personal property."

'Title X, sec. X-H-1.0 of the Administrative Code of the City of New York. 
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Admimistrative Agenciea 

Responsibility for administration of this law was vested primarily in the 
Commission on Intergroup Relations of the City of New York. The commission 
is authorized to receive and investigate complaints, initiate complaints on its 
own motion, use the powers of its organic legislation (Local law No. 55 of 1955) 
to hold hearings and subpena witnesses or records, and to conciliate for the pur
pose of eliminating any discriminatory practice it finds to exist. Moreover, it is 
expected, according to the legislative history of the fair housing practices law, 
to embrace in its administration the basic tenets of its function as an intergroup 
relations agency. 

Accordingly the administrative agency is as concerned with the prevention and 
preclusion of violations of this law as with the enforcement of its provisions 
through the complaints proceedings. 

Under the law, the end product of the commission's enforcement proceedings is 
conciliation to eliminate "any discriminatory practice it finds to exist." Cases in 
which the commission finds violations of the law but fails to conciliate are re
ferred with recommendations to the Fair Housing Practices Panel, a body newly 
established by the law. 

Three members of the panel, who shall be de ignated by the mayor to comprise 
a Fair Housing Practices Board for each case referred from the commission, are 
empowered to review the case to determine whether in its judgment court action 
is warranted. The board, like the commission, is empowered to hold hearings 
and to issue subpenas. 

If the board finds in the affirmative, it may direct the corporation counsel to 
bring equitable proceedings in the supreme court, in the name of the city, for 
enforcement of the provisions of the law. 

Proceedings before the commission and the board are required by the law to be 
confidential. 

Commi ssion policy 

Immediately following enactment of the fair housing practices law, the com
mission issued a general policy statement 3 establishing such program objectives 
as: Enlisting the fullest cooperation of the entire community in achieving the 
objectives of the law; working with private agencies and community organiza
tions to promote understanding and acceptance of these objectives; making 
available to property owners and managers, technical and consultant services to 
assist them in compliance with the law; utilizing research and other resources to 
develop effective methods of implementing the law ; securing the cooperation of 
other city agencies and administrative officials; developing informational ma
terials and aids; and vigorous and impartial use of the powers authorized by the 
law. 

Pursuant to this policy the commission has developed and initiated programs 
and activities of broad scope. 

Tooli ng11p 

Before the effective date of the law, the commission directed its energies 
primarily to the task of preparing for the expansion of its budget, staff, and 
facilities' as well as the pr9mulgation of rules and procedures and preparation of 
processing documents to facilitate the handling of complaints and the recording
and analysis of operations. 

One of the major accomplishments during the preparatory period was the 
establishment of cooperative working relationships and agreements with city 
and State agencies whose functions directly affected the processing of complaints 
cases. Among these were the following : 

1. New York City Department of Law.-For legal opinions interpreting pro
visions of the law; review of the rules and procedures; provision of legal counsel 
for case processing and conduct of hearings. 

2. New York City Department of Btiildings and the New York City Ta:c De
partment.-For authorization and procedure to facilitate continuing provision 
of information necessary to determine the legal jurisdiction of complaints. 

• See the publication, "General Policy of Commission on Intergroup Relations concerning
Administration of Fair Housing Practices Law." 

• The supplementa ry budget for Implementation of the law was approved March 13, 
1958; recruitment and training of the expanded professional and clerical staff: was approxi
mately 80 percent completed as of September 30. 
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S. State Commission Against Discrimination.-For cooperative agreements 
to secure and exchange jurisdictional information and effect interagency referral 
of complaints accordingly. (Resulting procedures, formally adopted by the 
commissioners of both agencies-SCAD and COIR-provide for expeditious 
transfer of complaints from one agency to the other, according to jurisdiction, 
with the minimum inconvenience to complainants.)•

4. T emporary State Housing Rent Commission.-For opinions concerning 
issues in complaints which involve technical or legal matters governed by the 
State rent law. 

City Agency Operations Affecting Real Estate Practices 

In establishing program priorities for implementation of the fair housing 
practices law, the commission considered as essential the cooperation of city 
agencies engaged in direct relationship with real estate operators, particularly 
those concerned with relocation from sites cleared for redevelopment and public 
improvements and with listing of vacancies in the private supply for family 
referral or placement.• 

Most important among these agencies is the Bureau of Real Estate which 
is responsible for supervision of relocation incident to all urban renewal project 
(title I of the Housing Act of 1949) and other public improvement clearance 

The commission, with the cooperation of Bureau of Real Estate, first made a 
thorough study of the relevant procedures and practices, analyzed the imple
menting documents, and surveyed relocation operations on selected urban re
newal project sites. On basis of its findings, it is working with the bureau in 
establishing the policy and procedure necessary to achieve such compliance 
objectives as: (1) Including the requirements of the fair housing practices 
law in contracts with private relocation companies; (2) onsite supervision of 
compliance performance ; and (3) notification of site families of their rights 
under the fair housing practices law. 

In addition, the commission has secured the cooperation of the Bureau of 
Real Estate in acting upon complaints cases alleging discriminatory relocation 
practices. 

The commission also is engaged in consultations with officials of the Urban 
Renewal Administration in the Washington and regional offices concerning 
policies and procedures affecting action of city agencies pursuant to a resolution 7 

passed by the city council requiring deletion of racial designations from 
relocation forms. 

The Committee on Slum Clearance has requested waiver from the requirements 
of the Urban Renewal Administration for the reporting of racial characteristics 
of title I site occupants.• The Commission on Intergroup Rel ations has been 
informed that this request is based upon the existence of laws prohibiting racial 
discrimination in housing in New York City which presumably will be imple
mented by administrative programs in such way as to make for a racially open 
housing market. In such market, the relocation of all families, regardless of 
race, could be effected in compliance with the Federal statutory standards. 

This request for waiver is being approved conditionally by the Urban Re
newal Administration which will review operating experience to determine 
whetl1er the fair housing practices law is in fact implemented in such way 
as to assure compliance with the Federal standards. 

It follows that this situation calls for the cooperation of the Commission on 
Intergroup Relations, the Slum Clearance Committee, and the Bureau of Real 
Estate in the development of effective implementation programs in relationship 
to the title I clearance sites. 

• See appendix.
• This emphasis Is consonant with the policy of the mayor, announced October 12, 1956: 

"The objective ot thi s city's policy Is clearly that every resource and facility ot the city
and Its departments be utilized in every possible way to remove from the housing supply 
any restrictions based upon race, religion, and national origin." (See "A Statement on 
Hou Ing Policy," by Robert F. Wagner.)

7 Res. No. 315, "Resolution Reque ting that Questions Relating to Race, Religion, and 
National Origin Be Deleted From City Relocation Forms." Introduced by Councllman 
Earl Brown; unanim ously adopted June 19, 1958. 

• These reports a re to tacllltnte review by the Urban Renewal Administration of local 
agency complia nce with Federal s tatutory requirements respecting relocntlon as provided
In sec. 105(c l of the Housing A~t ot 1949, and their fulfillment ot contractural obll imtlons 
concerning f easibility ot relocation plans. They were designed to enable the Federal 
agencies to determine whether or not minorities rehoused In a racially discriminated hous
ing market received the assistance and accommodations specllled under the relocation 
requirements. 
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Another city agency having direct relations with real estate operators is the 
Department of Welfare. The department's Housing Section, through staff 
.assigned in welfare centers throughout the city, solicits and lists vacancies 
for public assistance families. 

Prior to enactment of the fair housing practices law, the discriminatory 
_practices O of landloards who either specified racial preference in lising vacan
cies with the Department of Welfare or selected referred clients according to 
.such racial preferences, were unregulated. When the law became effective, the 
Department of ·welfare immediately brought its provisions to the attention of 
,the Housing Section, instructed the staff to refer all instances of presumptive 
violations to the first deputy commissioner, and established reporting procedures 
for this purpose. 

Subsequently, the commission and the department established official inter
.agency liaison for the purpose of assuring compliance practices and resolving 
problems related thereto. Among the specific objectives of this cooperative agree
.ment is to develop suitable methods of dealing with real estate controllers who 
refuse to list vacancies with the Department on nondiscriminatory basis and 
.to process discriminatory rejections of referred families particularly when such 
incidences are not presented in the form of individual complaints. 

Continuing official compliance negotiations 

Activities carried out during the first 6 months period of administration under 
.the fair housing practices law, as described in this report, represent only the 
beginning of the commission's program which calls for the enlistment of coopera
.tion and implementing agreements with all Federal, State, and city agencies 
whose programs directly affect or influence the practices of private r ea l estate 

.operators in New York City. 
'l'o this end, negotiations are also planned or underway with respect to such 

.agencies as the secretary of State, in charge of issuing licenses to rea l estate 
brokers; the Mortgage Facilities Corporation, which administers a special mort
_gage lending service to owners of properties in distressed areas; the State Hous
ing Division and the New York City Comptroller, both of whom are involved 
in administering State and city aided programs under the redevelopment 
companies law and the limited profit companies law (the Mitchell-Lama 
•legislation). 

Federal Housing Administration 

The program to effect compliance with the fair housing practices law by con
trollers of FHA-insured developments in the city has been approved by the 
FHA Commissioner. Approximately 75,000 apartment units under jurisdiction 
of the Commission on Intergroup Relations 10 will be affected by the FHA

,COIR agreement, which was publicly announced by the commission's chairman 
.following a conference in Washington with the FHA Commissioner, Norman 
Mason, in July. 

Several steps have been taken pursuant to this agreement, and others are 
underway. Arrangements have been completed for the revision of "riders" at
.tached to mortgage insurance application forms in New York to inform applicants 
of their responsibility to conduct their operations in conformity with the fair 
.housing practices law; 11 the notification of FHA by COIR of complaints, here-

• A Department of Welfare study (May 1956) revealed a dill'crentlal between renta ls 
.Paid white public assistance families and those paid for nonwhite and Puerto Rican 
families which reflected the effects of the discriminated housing market. Among other 
significant findings, this study showed that 57 percent of white families, di stributed in 
households of two or more public assistance persons living in unfurnished apartments,

:furnished apartments, and furnished rooms (exclusive of public housing) paid under $40 
ren t per month while GO percent of the nonwhite families and 69 percent of the Puerto 
Rica n families pnid $40 upwnrd.

10 FHA-insured developments which were built in New York City prior to July 1, 1955, 
are under the jurisdiction of COIR; those built subsequent to thnt dnte are under the 

_jurisdiction of the State Commission Against Discrimination. The State commis ion 
loi~~ted a cooperntlve agreement with the FHA which hns been In force since February 

11 Pursunnt to the FHA agreement with the Stnte Commission Against J) iscrlmlnatlon, 
"riders" have been attached to all npplicatlon forms Issued In New York :cate and hnve 
_specifically referred to compliance with Sta te antldiscrimination housing Jaws and with 
the Sharkey-Brown-Isaacs law of 1954, which applied to publicly assisted, developments In 

_New York City. Tbe revised "rider" adds reference to the fair housing practices law of 
1957 (a lso known as the Sharkey-Brown-Isaacs law of 1957). 

510547-59--7 
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ings, and findings involving FHA-insured properties; and the notification of all 
owners of FHA-aided multiple dwelling properties of the requirements of the 
fair housing practices law. 

The recently announced appointment by FHA of an intergroup relations advi
sor to specialize in services to builders, lenders, and mortgage brokers operating 
under local antidiscrimination laws is another action designed to implement the 
agreement. The commission's activities directed to encouraging voluntary com
pliance by controllers of FHA-insured properties and to assist them with imple
mentation endeavors will entail close coordination and cooperative working 
rela tions with this adviser as well as with the officials of the FHA insuring 
offices in the New York City area. 

Compliance liy real estate interests 

Complementary to the establishment of basic implementation procedures in, 
the operating structure of public agencies is the commission's program of 
directly encouraging the compliance of real estate controllers through education. 
and consultative activities. 

In deYeloping these activities, the commission has benefited from the coopera
tion of many real estate operators who favor the objectives of the law and wish 
to contribute to its success as well as some who are ethnically committed to
conduct their business in consonance with public policy and law. 

These operators-representing owners, rental management, and credit agen
cies-not only have consulted with the commission concerning interpretations 
of the law and methods of implementing compliance but also have volunteerec? 
invaluable suggestions based upon their experience and knowledge of the practi
tioners' interests, viewpoints, and problems. 

It is significant, however, to observe that the existence of the law itself has 
crea ted the energizing force so essential to propelling into action even those 
practitioners who favor the law's objectives. 

In the context of processing complaint cases, the commission has conducted 
concilia tion negotiations, including adjustments endeavors in the field, with a, 
view to encouraging compliance with the law. This approach has also yielded 
constructive suggestions and cooperative responses from the real estate operators. 

The role of the law in bringing into focus and grasp central problems and 
issues and in evolving necessary solutions is increasingly apparent. It serves. 
for example, to fix responsibility for certain actions which traditionally have 
been passed from one to another by the different operating sectors of the real 
estate industry. This is revealed not only through investigation and concilia
tion of complaints but also through requests for assistance that have been, 
presented by rea l estate practitioners. Prior to the enactment of the law, exist
ence of a problem-such as a hazard of reprisal by owners or the danger of 
losing business in a competitive situation-generally was accepted rationaliza
tion of discriminatory practices. Now the problem must be dealt with and 
resolved at the ultimate point of responsibility. 

Some of these problems are real and call for intensive efforts to engage 
strategic forces within the Industry itself to break through barriers that have 
become entrenched within their own structure. 

On the other hand, many operators are discovering, through the educational 
experience of complying with the law, that many of its feared consequences. 
were unfounded. 

Among the major interests of the commission is study and analysis of com
pliance practices in order that a body of techniques and facts may be developed 
on the basis of actua l ex perience. 

The extent to which there is in fact compliance with the fair housing practices 
law is one of the current gaps in the information now available to the com
mission." That such compliance exists to a significant degree, however, is
increa ingly evident. 

For example, investigation of complaints alleging violation of the fair hons-• 
ing practice law has brought to the commission's attention several instances. 
of compliance practices. In one such case, a firm which has built and manages 
several thousand multiple dwellings in the city, submitted evidence of the fact 
that a compliance policy has been e tablished, staff instructed accordingly, and 
that families who were the ethnic prototypes of the complainant were occupants-

u See reference to "Experience Survey," p. 20. 
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of severa l of l'Je firm 's developments. Indeed, the president of this finn was a 
proponent of tJe legislation. 

Through other cha nne ls, the commission h as learned that another la rge-scale 
owner-managen11:.ut firm instructed its staff to comply with the Jaw although it 
bad opposed its eP actment. 

THE ENFORCEMENT PROGRAM 

The enfo rcement r esponsibili t ies of the Commission on In tergroup R elat ions, 
under the fa ir housi 11g practices Jaw, provide for (1) receiving compla ints al
leging violations of the law from individuals or groups of individua ls, (2) ini
tiation of compla ints by th e commission on its own mot ion , (~) investigation of 
co111plaints, ( -1 ) couc iliat iou to el iminate any discriminatory pract ices found to 
ex ist, (5) co11duct of hea ri11gs fo r which witnesses and r ecords 111ay be sub
pe1med, and (G) referra1 of casPs in which conc ilia t i<m is uot successful to t he 
Fair H ousing Practices Panel. 

Tl.le method of conducting ti.l e enforcelllent progr am is s('t forl h in '·Rules 
Governing l'roced ure a nd Practi ce in R elati on to Uornp la iut,.; :\ llcg i11g D iscrim
ina t ion in Housiug, " promulgated by the Colllmission l\Ia l'C·h 2fi , rn., s.lJ 

The status of complaints cases processed under these rules is classified in four 
major ca tegoriPs: 

1. Int uk c (.See chart I).-This is the status of cases between in ta ke interview 
and jurisd ictiona l cer t ificati on by the executive director. 

Processi ng of ca ses through this stage is designed to assure rapid movement 
into inves tigat ion sta tus. Cooperative arrangements with the State Commission 
Aga inst D i ·c r irni nation a nd the city Departments of Buildings and Taxes facil i
ta te jurisd ktiona l clearance \\'ithin approximately 24 hours after the intake in
terview. C.1ses in whicb there appea rs to be a possibili ty of securing a unit 
a re marked by a red s tar on a ll case folders and are docketed for priority han
dling. 

2. Investigat io n (s ee char t II) .-This is the status of cases between juris
uiclional c:ertitication ancl a fi nding of reasonable c:a use to creui t a ll ega t ion of 
the complainant. This s tage includes, but is not limited to, cases a<.1:ua lly in the 
••field" fo r im·es t igat ions. 

During thi :s s tage, cases are investigated to determine the facts and are negoti
ated, primarily througb in fo rma l methods, for adjus tment. On basis of iufor
ma tion secured in th is stage or the conditions of adjustment achieved, there may 
be a finding that ti.Jere is no reasonable cause to credit allegation of t he com
plainant or a decis ion t o make no findin gs a s to reasonable ca use. The latter 
decis ion is made only in cases where ad justment is effected. 

3. Settlement (see char t 1 I I) .- '!'his is the stage of cases fo r \\'hich a finding 
of reasonable cause to credit allegation of the complaint h as !Jeen ma de. 

Cases in this stage a re subject to formal negotiations und er direct supervision 
of commissioners. These indude cases ordered for conciliation confer ences and 
h earings. T hese cases may a lso r equire further investigation, bn t a re not 
reverted to the "im·estigation" s tatus as defin ed below. 

4. Dismissal.-Cases in this sta tus I.la ve been closed under the procedure speci
fied in the rul es. 

Dismissals may be autllorized for cases in any s tage: Intake, investigations , 
or settlement. 

One of the explici t r easons for placing ti.le fa ir housing law nnder an adminis
trative agency ins tead of authorizing persons to present charges of di s<.: rimin
ation directly in court was to provide for the "screening" of compla ints and for 
the maximum use of metllods to adjus t the issues involved in such compla ints 
without recourse to legal proceedings. The commission's procedures, therefor e, 
are designed to facilitate the legislat ive intent in these respects. 

It fo llows that every feasible effort is made to achieve satisfactory adjus tment 
of issues without making findings of r easonable cause. In this connection, it is 
significant to note that th e per sonnel conducting field inves tigations a re inter
group relations offi cers, trained to approaeh ti.le fa ctfinding process with alertness 
to the possibiliti es of achieving on-the-spot adjustment from respondents 
wherever fea s ibl e. Thi s method has been especially effective in situations 
involv ing a pparently inadvertent actions a nd unauth orized practices by agents 
as well as those in whic-h the respondent was a ctually cum11Iying \Yi th the Jaw. 

' 3 " Highlights of Procedure for Handling Complaints Alleging Discri mination In Hous
ing," a summary of the rules, Is In the appendix. 

https://rn.,s.lJ
https://owner-managen11:.ut
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Even after findings of reasonable cause are certified, cases may be negotiated 
through several conciliation processes. Among these are: Conciliation confer
ences conducted by individual commissioners; conciliation endeavors by the 
executive director after respondent's answer to notice of hearing if warranted; 
commission conciliation after a decision, based upon the findings of hearing, 
adverse to the respondent. 

It is significant also to note that the procedures m·e designed for a commission 
of volunteer members, who serve without compensation and are not available 
for full-time attention to commission program operations. The direct super
vision of cases by commissioners, therefore, is not introduced until after reason
able cause has been certified. 

Cases in settlement stage are first assigned to individual commissioners, who 
conduct conciliation conference and are responsible for (1) negotiating settle
ment conditions, (2) ordering further investigation if necessary, and (3) recom
mending further commission action, including hearings, commissioners so 
assigned are not eligible for designation to hearing tribunals in cases handled 
by them. 

THE CASE LOAD 

Since the effective data of the fair housing practices law-April 1, 1958-166 
allegations of housing discrimination in New York City have been received by 
the Commission on Intergroup Relations. Not all of these have been in the form 
of complaints: Roughly one out of six has been classified as an "unverified alle
gation.",. Regarding the status of these 28 allegations 16 as of September 30, 
1958, it may be reported that 9 are inactive, and 19 are pending further action. 

Of those in inactive status: 5 were adjusted satisfactorily; 2 provided inade
quate data for action (note-this category includes mail and telephone reports 
from anonymous sources) ; 2 have been referred to another agency. Of the 19 
which were "pending further action," as of September 30: 14 were awaiting fur
ther action by the respective individuals or organizations who referred the mat
ter to COIR (note-some persons in this group have been advised of the 
procedure for filing complaints) ; 5 were awaiting COIR decision as to 
appropriate action. 

An analysis of selected characteristics of 138 complaints processed under the 
law between April 1 and September 30 is presented in a separate section of this 
report.1 This total number (138) represents a fairly uniform monthly flow• 

of complaints, the range of which has been 19 in April to 28 in June. The aver
age monthly complaint intake for the period of this report has been 23. The 
status 17 of the 138 complaints at the close of September, may be summarized 
as follows: 5 were in intake status; 48 were in investigation status; 50 were 
in settlement status; 35 were in dismissal status.18 

It should be noted here that 4 of the 50 classified under settlement status, 
have been carried through the conciliation pt·ocess. In each, the respondent has 
expressed willingness to comply with the fair housing practices law: These cases 
have been held in the above status pending corroborative action. 

It is necessary to exert caution in using the foregoing for predications regarding 
the size and movement of the caseload, relative to the fair housing practices law. 
The pioneering nature of the legislation produces a dearth of truly comparable 
experience in other times and places. The variables are many. It cannot be 
known at what time, and to what extent, the educational efforts of voluntary 
organizations throughout the city will serve to step up the volume and flow 
of complaints. It seems probable, also, that through informal communication 
channels, minority group members will be influenced regarding their use of the 
law. This, it is recognizable, will not be disassociated from the experiences of 
those who bring complaints to the administering agency. 

It seems premature to arrive at statistical conclusions pertaining to the COIR 
housing complaint caseload as these refer to such operational aspects as number 
of man-hours required per complaint, average number of days required for 
moving a case through settlement status, the number and characteristics of 
personnel and other resources required for implementation of the law. Such 
determination, it would seem must be evolved through actual experience. How-

,. Refer definitions l.n appendix.
"'Actually there ha, e been 32 a llega tions classified as unverified during this period.

Four of these were converted, subsequently, to complaints. Their descriptions are Included 
in the analysis of complaints. 

1• Refer pp. 14-17. 
11 Refer to categories, pp. -. 
,s For monthly load, with reference to s tatus, refer table p. -. 

https://status.18
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ever, it seems clear at this time that a human relations approach to the solu
tion of problems, one which takes into account the uncertainties, the fears, 
and the confusions of all parties concerned in the respective complaints, rather 
than a purely legalistic, technical treatment will affect these characteristics. Ex
amples of some possible effects may be : 

(1) an increase in the number of man-hours per case ; 
(2 ) an extension of the number of days required for moving a case through 

settlement status. 
These, it may be expected, would be .accompanied by-

(3) an increase in the number of cases satisfactorily adjusted in settle
ment, or investigation, status with a correlative decrease in the number 
demanding referral for legal action. 

This report includes analyses of the characteristics of complaints. Such 
analyses in rela tion to respondent, the nature of settlements, referrals to Fair 
Housing Pra ctices P anel, and forces and factors which seem to facilitate or 
impede movement towarcl realization of the law's intent have been deferred. 
When a sufficient number of respondents have provided fir ~thand information 
to elicit a body of reliable data regarding their characteristics, these too will 
be subj ect to analyses. After a reasonably wide sample of complaints has been 
moved through settlement status, it may be possible to arrive at some valid 
conclusions a bout the na ture of these adjustments. A va riety of research ap
proaches to the identifications of the above forces and factors may be necessary 
before conclusions, which will have meaning for not only New York City but 
al so other in terested localities, can be drawn. 

H o11,sing complai nt case iocul 

Status 

D ate 1 Total' Number of 
Intake Investiga- Settlement Dismissal personnel 3 

tion 

12 7 0 0 19 2t-r;.;, it:::::.:::::::::::::: 26 15 0 1 42 2
June 30 ___ _________________ _ 34 32 2 2 70 3July 31.. __ __________________ 27 50 4 II 92 5
Aug. 3J. __ ___ __ ____ ___ ______ 30 64 8 17 q9 5
Septem bcr __ __.. . . __. __. . __ . 5 48 50 35 138 5 

' Refers to the close of the month, as indicated. 
'These are cumulative totals. 
1 Refers to number of paid professional staff working specifically on processing of com plaints. 

VERIFIED COM PLAIN TS A N ALYSIS 

During the firs t 6 months, the complaints officer of the commission docketed 
138 verified complaints. This report presents information on these 138 cases 
obtained by the complaints officer in interviews with the complainants. The 
objective is a nontechnical description of certain characteristics of these men 
and women, of the apa rtments they desired, and of their experiences in trying 
to rent them. For this purpose, and in the interest of brevity, this report 
focuses its attention on the modally typica l complainant as much as possible. 
However, for the benefit of readers who may desire fuller details a series of 
tables is presented in the appendix containing the full range of information. 

A . The cornplainants 

The majority of these 138 cases alleged discrimination based on race and 
color (87 percent) and involved Negro complainants. Allegations in the other 
complaints, based upon Teligion (5 percent), ancestry (6 percent), and national 
origin (2 percent), primarily involved persons who identified themselves as 
Jewish, persons of Italian or Chinese national origin, and those of Puerto Rican 
origin or ancestry (appendix table I). 

These complainants alleged "denial or withholding" in 91 percent of the 
cases, that is, that rental or purchase of vacant apartments was refused them 
because of their minority group status. In the remainder of the cases 
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discriminatory "terms," "services," or "conditions or privileges" were alleged. 
Examples of these charges are as follows : 

Terms.-.A higher rental was allegedly set on the apartment when the 
owner discovered the applicant was Negro. 

Privileges.-The tenant was refused a lower-floor apartment in the same 
building allegedly because of national origin. 

Services.-The tenant's steam heat and hot water were turned off and 
repairs in her apartment terminated allegedly to harass her into moving her 
roommate out when the latter was discovered to be Negro. 
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Most of the principal complainants (55 percent) were men. (When two
persons signed the complaint, the chief wage earner or head of the household 
was considered principal complainant.) Four out of five were under 40 years 
of age; indeed, one-half of the total were younger than 30. About one-third 
were born in New York City and this is the largest single group, but ahnost 
as many were southern born, and another almost equally large group was born· 
elsewhere in the United States (appendix table IX). 

The chief wage earner in the complainant's household was most frequently 
(67 percent) engaged in a middle-class rather than a working-class occupation: 
29 percent were found to be professionals or semiprofessionals, 11 percent were 
found to manage their own or others' businesses, 27 percent were found to be· 
white collar workers (appendix table V). 

The complainants were found, consistent with this occupational distribution,. 
to have had more than average formal schooling as 61 percent attended college· 
for at least 1 year (33 percent graduated) and an additional 26 percent gradu
ated from high school ( appendix table III). 

The weekly household incomes of 37 percent were above a hundred dollars; 
those with 65 up to 100 were 28 percent; those with less than 65 per week were· 
22 percent (appendix table IV). 

These households were about evenly divided between those with no more than 
one wage earner (54 percent) and those with at least two (42 percent). In the 
large majority of cases (83 percent), they were childless households. They 
were, therefore, usually small households of one or two persons (67 percent) 
(appendix table X). 

B. The vacancie8 

About half of the apartments the complainants desired were located in Man
hattan (54 percent) ; the remainder were distributed in roughly equal propor
tions in the Bronx (16 percent), Brooklyn (15 percent) and Queens (12 percent). 
None of the complainants sought dwellings in Richmond (appendix table II). 

The buildings in which the vacant apartments were located were not new 
buildings as a rule since only 17 percent were constructed after 1939, while 
40 percent were built between 1939 and 1900 and 26 percent prior to that. The 
Manhattan vacancies were older on the average than those in the other three 
boroughs ( appendix table VI) . 

The rentals of these apartments ranged from under $15 per room to $80 or 
more. The median rental per room was $28.55. The vacancies located in Man
hattan, though older than those in the other boroughs were more expensive on 
the average since, of the 20 renting for $40 a room or more, as many as 17 were 
in this borough ( appendix table VIII). There is reason to believe that the 
Manhattan properties, while older, have been improved by fundamental altera
tions, the costs of which are reflected in the rentals. 

The complainants learned of the vacancies from newspaper advertisements 
(51 percent) ; from word-of-mouth information given them by friends or rela
tives (12 percent); from their own observation of vacancies (10 percent); or 
from real estate brokers (4 percent) (appendix table XI). 

But when they attempt to rent the apartment they met with treatment which 
they believed to be discriminatory at the hands of the landlords (31 percent), 
and/or the real estate brokers who placed the newspaper advertisements (26 
percent), and/or the building superintendents (24 percent) and/or the building 
manager (14 percent) (appendix table XII). 

O. The discriminatory experience 

The rental of a dwelling turns out, upon scrutiny, to be a fairly complicated 
social process rather than a single, simple act. The complainants were subjected 
to the allegedly discriminatory treatment at different phases of the process. 
Some (about 20 percent) who made telephone inquiries in response to an adver
tisement reported having been asked over the phone whether they were Negro 
or Puerto Rican. But most (38 percent) alleged discrimination at the time of 
first personal contact with the renting person. Others (18 percent) following 
inspection of the dwelling were only then refused it, and still others (12 percent) 
not until after having put down a deposit. 

The complainants usually learned of the Commission on Intergroup Relations 
through the same sources they learned of the fair housing practices law. Most 
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-often ( 40 percent) this source was reputed to be a voluntary community or
ganization. The second most frequent source (30 percent) was a newspaper 
account of the fair housing practices law and of commission activities. A third 
source was the State Commission Against Discrimination, which r efers com
.Plaints to COIR under the agreement previously described." 

D. D ismissals 

As of September 30, 35 of the 138 complaints brought before the commission 
bad been brought to dismissal status without recourse to formal hearings or liti
ga tion. In nine of these which had involved the refusal, initially, of a respondent 
to ren t to a complainant, the respondent either: (a) Rented the unit at issue to 
the complainant; (b) made available a substitute unit ; (c ) accepted an appli
-cation from the complainan,t for a unit which mi"ht be vacated at a later date; 
( d) or rented the unit at issue to another member of the minority group in 

-question.'" 
Two of the other complaints which were resolved satisfactorily did not involve 

-Original rentals of units, but alleged discrimination in relation to such issues as 
lease renewal or relocation practice. 

A third group of cases ( five ) was dismissed because the complainants failed 
to complete the complaints procedure. In these situations, a reasonable time 
period was allowed b fore the complaint was di smissed. 

The fourth group of complaints which reached the dismissal stage comprised 
six cases in which the complainant, with COIR approval, withdrew the allega
,tion of discrimination. This may be illustrated by the case in which the original 
complaint alleged the withholding of service-steam heat and hot water-on a 
-discriminatory basis. The complaint was withdrawn, before COIR conciliation, 
when the respondent provided the services at issue. 

Finally, there were 13 complaints in which support for the allegation was 
not available. These varied but an example may be provided through the 
case of a complainant whose own attorney actually contradicted h.is version of 
the incident. 

The Commission on Intergroup Relations has not acted to categorize formally 
the bases for complaints dismissals at this time because of the range and variety 
of experience within the still limited sample. The design for this analysis is 
developed, and will be applied when the number of cases seems adequate. The 
above grouping may serve to suggest, however, the range of experience in rela
tion to adjustments to date. They intimate COIR'S interpretation of its prov
ince as not only the adjustment of a specific grievance, but also constructive 
activity directed toward the assurance of "equal opportunity to a ll residents to 
live in decent, sanitary, and healthful quarters regardless of race, color, religion, 
national origin, or ancestry • • *." 

THE CITY 

Its Housing Supply-Its Minority Market-Its Housin g Oondliti ons 

Local law No. 80 of the city of New York in 1957-the fair housing practices 
law-applies to a city which is distinctive. Its shelter offerings are diverse but 
-often limited. Its population typifies a "collision and intermingling of many 
races and creeds."' Its conditions of living are varied, but sometimes deny free
•dom of movement. 

The supply 

A definitive statement of the characteristics of all of the privately owned and 
operated housing in New York City cannot be made at this time. There are, 
however, some descriptive data which seem pertinent. 

At the close of the year (1957) New York City's dwelling unit inventory was 
Teported to be 2,535,666. Of this number 690,632 were 1- and 2-family: The re
mainder, 1,800,034, were multiple.22 The multiple units were distributed through
out the five boroughs as follows: 

,. Refer p. - . 
,o In this case, the original complainant had other quarters. 
01 White, E. B., "Here Is New York," Harper & Bros., New York, N.Y., p. -. 
"'Department or Commerce and, Public Events, City or New York, "Statistical Guide 

tor New York City, 1958," New York, N.Y. , 1958, p. -. 

https://multiple.22
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Bronx_____________________________________________ _ 388,961Brooklyn___________________________________________ 
540,829Manhattan__________________________________________ 
530,224Queens_____________________________________________ 
233,328 

Richmond 
1 
----------------------------------------- 6,692 

Total_______ __________________________________ "1,800,034 

1 Staten Island. 
• Department ot Commerce and Pub!!<.' Events, City of New York, "Statis

tical Gulde for New York City, 1958," New York, N.Y., 1958, p. -. 

By April 1958, this inventory is reported to have increased to a total of 
2,580,000 dwelling units, of which 740,732 were reported as 1- and 2-family. 
Included in both inventories were units in publicly owned housing projects 
(roughly 99,000 as of April 1958) ."' These units, and those in the categories
listed below, are excluded from the provisions of the fair housing practices law: 

One- and two-family homes singly built or in developments of less than ten. 
Dwelling units which are operated, supervised or controlled by, or in con

nection with, a religious organization • • • or any organization operated' 
for charitable or educational purposes. 

Exact figures for dwelling units in the above-excluded categores are not acces
sible at this time. It is estimated that, combined, they represent roughly 30 to 
35 percent of all of the residential units in the city. Thus, it has been estimated 
that the provisions of the fair housing practices law apply to 65 to 70 per cent 
of the city's housing supply. 

The city's housing inventory continues to include a sizable proportion of old-law 
tenements!' In 1958 the total number of dwelling units in these tenements 
was reported as 388,826 for the city as a whole. Regarding these buildings the 
Department of City Planning reports that-

For 40 years until 1950 the rate of attrition was about 5,000 units annually. 
As a result of public works large-scale housing and urban renewal programs 
an average annual rate of 6,250 was achieved in the 1950's. Of the current 
inventory 62 percent is in Manhattan and 29 percent in Brooklyn."" 

New construction and conversion continue, however. The latest available 
figures (preliminary) show the net gain in the city's housing supply during· 
the period January through August 1958, to be 2,045 units.00 

The report of an April 1958 inventory includes an analyses of 3,138 new 
dwelling units in multifamily rental projects. This analyses, conducted by the 
City Planning Commission, revealed a rental range of $75 to $325 per month. In 
all of the boroughs, these monthly rents "clustered" in the range of $75 
to $175.27 The significance of these figures to this report becomes apparent when 
they are related to the analysis of properties involved in complaints received 
under the fair housing practices law. There it is reported that of the 138 com
plaints processed by COIR from April 1 to September 30, 93 pertained primarily 
to apartments in older buildings at rental rates lower than those for the new 
buildings above cited."' This raises questions as to the function of rent control 
in the complainants' search for living quarters.'• The finding is consonant with 
the opinion expressed by the COIR Housing Department statr, viz, that most 
of the minority group members who have utilized the complaints procedure estab
lished under the fair housing practices law have sought to enter a tight, highly 
competitive market, a market which comprises some of the best housing buys in 
New York City. It seems reasonable to assume that the vacancy rates in these 
much-sought units would be lower than those for high-priced new apartments 
which are not rent-controlled. Some support for this assumption may be found 
in a recently published study of high-rent housing in New York City. Here it was 
reported that a survey in the first quarter of 1957, of all private unsubsidized 
rental units completed in Manhattan from 1947 through 1956 had revealed a 
rental vacancy rate of 3 percent. In the same writing, the rental vacancy 

.. Allegations of discrimination In publicly owned and assisted housing are handled b:r 
the State Commission Against Discrimination. 

"' "Old law tenement" refers to a multifamily dwelling which wae built, under construc-
tion, or for which plans had been flied prior to 1901. 

'"Department of City Planning, Newsletter, New York, N.Y., October 1958, p. 1. 
"'Ibid. 
n Departme.nt of City Planning, Newsletter, New York, N.Y., September 1958, p. 1. 
'"Refer pp. 12-1,7 of this report.
• This question Is under Investigation now by the COIR research staff. 

https://Departme.nt
https://units.00
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ratio for the New York Metropolitan area for mid-1957 was estimated as "prob
ably not much changed from the 1950 ratio of 1.3 percent." 30 

It would be fallacious to conclude on the basi s of the data regarding com
plaints under the fair housing practices law, that minority group members 
in New York City never enter newly con tructed residential buildings outside 
the traditionally segrega ted or fringe areas. It is known that there have been 
within the city some controllers of priva tely owned dwellings who, prior to the 
passage of the law, acted in accordance with their democratic commitments and 
leased their available propertie • to all applicants who met the standard for 
occupancy, without reference to minority status. It must be assumed, further, 
that there are other controllers who-upon passage of the legislation-altered 
their practices in accordance with the law's intent. The numbers of such con
trollers or of minority group members affected by them is not known at this 
time. 

The Commi sion on Intergroup Relations, in cooperation with a number of 
voluntary organizations throughout the city, has just completed an "Experience 
Survey" of residentia l patterns throughout the city. 'l'his survey has been 
informal, has made no effort to be scientifically systematic in methodology or 
verification of returns. It has sought, through the cooperating organizations, to 
collect information regarding buildings, blocks, and neighborhoods in New York 
City, in which the induction of nonwhite or Puerto Rican occupants has taken 
place. The analysis of this survey's returns is in progress at this time. It may 
provide clues to the validity of the opinion, related to the discussion (above), 
that the newer residential structures, not in rent control status, represent a 
more flexible housing market than older controlled units. It may offer support 
of the assumption that this "more flexible" market yields a potent opportunity 
for minority groups' entry into the now-open housing supply of New York City, 
from which they were re ·tricted previously because of their race, creed, color, 
national origin, or ancestry. 

The Market 

New York ha been variously called the "melting pot," the "pressure cooker," 
the "port of the Na tion" and-"the city of final destination, the city that is a 
goal." 31 Its population is heterogeneous. New York, though challenged by 
the rapid growth of some other American municipalities, in 1950 continued to 
bold the No. 1 position in rank order of populations of U.S. cities. Its total 
at that time was 7,891,957. Within this total, the number of disadvantaged 
minority group members who may be regarded as susceptible of discrimination 
in housing because of their "race, color, religion, national origin, or ancestry" 
is known to be high. No enumeration of that number bas been undertaken. 
There are some figures, however, wbicb do provide clues. 

Color and race.-For 1950, the U.S. Census Bureau figures for the total num
ber of nonwhite persons in New York City was 775,516. City estimates of the 
number for this group in 1957 total 910,000.82 The heavy majority of this non
white population in the city is Negro. In 1950, the official total population of 
this minority group was given as 747,608. No comparable data ·are available 
within the 1957 estimates cited here. 

The Negro population of New York City is distributed unevenly throughout
the five boroughs. Thus, it bas been reported that-

While there has been considerable decentralization of the Negro popula
tion in the city of New York, the basic settlement pattern is still one of 
considerable concentration in Harlem and several other important subcenters. 

Four areas in the city contain over 80 percent of the city's Negro popula
tion. The analysis to date does not reveal whether the remaining 18 to 19 

30 Shusshelm, Morton J., "High Rent Housing and Rent Control In New York City,"
Temporary State Housing Rent Commission, New York, N.Y., April 1958, pp. 26 and 2. 

NOTE.-Prlvate unsubsidized rental units constructed since February 1, 1047, are not 
subject to rent control In New York City. This report Included cautioning data to the 
effect that even for this high-rent, uncontrolled sector of New York's housing supply, the 
ma rket Is not soft: that the rental vacancy rate "primarily reflects the level of recent con
struction," p. 27. 

31 White, E. B., op. cit., p. 18. 
32 Statistical Gulde, op. cit. p. 38. The 1950 total Includes 19,631 persons of Puerto 

Rican background classified as "nonwhite." The 1957 estimates exclude all Puerto Ricans. 
from both white and nonwhite categories. No color classltlcatlons within the discrete 
Puerto Rican figures are given. 

https://910,000.82
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percent is di tributed mainly in small clusters or whether lar"er numbers 
are "diffused" in neighborhoods where white population predominate.., 

The four areas referred to above are: West Harlem, in Manhattan; Bedford
Stuyvesant in Brooklyn; South Jamaica-St. Albans in Queens; and Morrisania 
in the Bronx. The first two of these are well-know, densely populated, highly 
concentrated areas about which frequent questions are addressed to the Com
mis ion on Intergroup Relations. 

West Harlem, in Manhattan, comes immediately to mind. Contrary to the 
idea which is expressed sometimes by those who are not familiar with this city, 
not all of the Negro population in Manhattan, lives in Harlem. In 1950, the 
population for that area included approximately 230,000 Negroes. This number 
represents: Sli"htly more than 30 percent of the total number of Negroes in the 
dty; rou"hly 60 percent of the total number of Negroes in the borough of Man
hattan; roughly 94 percent of the total population within the area itself. 

These proportions are purported to have declined somewhat in the interven
ing 8 years. This decline appears to reflect, in part, the impact of public housing, 
and title I projects. Assessment of the meaning of these figures requires recog
nition that some the Negro residents of Manhattan may be found in neighborhoods 
which fringe Harlem itself. Others are in: (a) pockets of Negro residence in 
privately owned and operated units scattered throughout the borough; (b) pub
licly owned and assisted developments (this includes the title I structures) ; and 
(a) integrated buildings which are to be found in the borough, in limited num
bers. It may b~ stated, further, that Harlem itself, does not represent an entirely 
homogeneous area from the point of view of socioeconomic status. The point 
here is, howeve!.', that the area does represent one of the "centers of Negro settle
ment"-an area which seems to be tightly compressed contrary to its past history. 
In this regard it has been reported that "since 1950 the boundaries of [v\ est] 
Harlem have hardly been extended, bringing to a halt a geographic spread which 
bagan almost 50 years ago.",. 

The second well-known area to be cited for illustrative purposes here is 
Bedford-Stuyvesant in Brooklyn. Here, in 1950, the Negro population was re
ported as roughly 130,000. This number at that time represented: Slightly more 
than 17 percent of the total number of Negroes in the city; slightly more than 60 
percent of the total number of Negroes in the borough of Brooklyn; slightly more 
than 70 percent of the total population itself. 

By 1957, the latter proportion was purported to be approaching 85 percent. 
This increase is consistent with a trend during the present and past decade. 
Analysis reveals that "The Negro population in Bedford-Stuyvesant and adjacent 
areas has tripled since 1940. The acreage in which Negroes compri e more 
t"han 50 percent of the population has quadrupled since 1940." 30 Bedford
Stuyvesant, like Harlem, does not represent an area which is homogeneous in 
socioeconomic status. It is a location in which many Negroes have found the 
only accommodations available to them. 

The above-quoted paper includes statements regarding the other two areas of 
Negro settlement as follows: 

South Jamaica-St. A.lbans.-Territorially, it is the largest Negro area in 
the city-its acreage is almost double that of Harlem 1½ times as great 
as the Bedford-Stuyvesant area. Since 1950 the area in which Negroes 
predominate in this southern paTt of Queens has increased 2½ times. 

The Negro population in the South Jamaica-St. Albans area is now almost 
as great as that in the Morrisania area of the Bronx, and is growing at a 
faster rate... 

The references to these areas are utilized here to illustrate the compression 
of living which has been, surely in part, a result of the denial to New York 
City's Negroes of the opportunity to compete freely for homes in all parts of 
the city. There are other reasons, of course, and among the e may be voluntary 
elf-segregation by some, but this does not dilute the significance of the central 

target of the fair housing practices law; viz. the barriers to competition for 
homes on a free and equal basis which have been set up by controllers against 
Negro groups. 

"Cohen, Henry, "Where Is New York Going?" unpubl!shed paper presented before ll 
conference on Living in nn Intei?ratlns:- Society at the YWCA. Upper ~lnnhattan Branch, 
New York City, on April 18, 1958, p. 6. Material quoted with consent of the author. 

"Loe. cit. 
15 Ibid., p. 7 . 
.. Loe. cit. 
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Religion.-There aTe no comparable figures regarding the religious back
grounds of New York City residents. The estimates are many and varied. 1957 
statistics for the city 37 include the following: 

Clmrches Synagogues 
Roman Catholic _____________ _ 462 Orthodox ___________________ 1,112
Eastern Orthodox ____________ _ 51 Conservative ________________ 92
Protestant _________________ _ Reform _____________________1,589 39 

Total _________________ 2,102 
Total ----------------- 1,243 

There are no figures for the respective memberships of these religious institu
tions which are reported as located throughout all of the five boroughs. It is 
known generally, however, that there are areas within New York City in which 
the respective populations are-to a higher degree-homogeneous in religious 
background and faith. There are known to be, also, social controls additional 
to those of voluntary choice which combine to create and maintain such com
munities. Included among these have been the exclusion practices of some of 
the controllers of privately owned residence units. 

Foreign born.-New York is the Nation's No. 1 port of entry. For 1957, 
it is reported that 169,556 immigrant aliens entered the country here.'• Their 
destinations were many, of course. However, the Immigration and Naturali
zation Service reports 30 that, for the same year, approximately 24 percent of 
all of the immigrant aliens admitted to this country (77,356) identified New 
York as their "State of intended future residence." There is no breakdown of 
the number within this group whose intended residence was New York City, 
but it seems probable that this number does represent a significant proportion 
of the above total. 

The total foreign-born white population of the city in 1050 was reported (by 
the census) as 1,784,206. The listing of "Native country" comprehends 26 
categories, plus "All others." The range of totals within the discrete cate
gories was from 3,244 (Mexico) to 344,115 (Italy). These foreign born resi
dents of New York City, similarly to other minority groups, are to be found 
in "clusters," within each of the five boroughs. New York has its "Chinatown," 
its "Little Italys." Not all of the foreign-born are equally likely to encounter 
discrimination on the basis of their nativity, however. It is alleged that the 
rate of rejection and exclusion on that basis varies with the specific na tional 
origin of the individual. The nature and extent of immigration to New York 
City; the identity and character of the related individual, family, and com
munity' problems; the impact on life in the city as a whole are not really 
known. At this writing, the COIR Department of Research and Intercultural 
Education is working on the design for a proposed comprehensive study of these 
questions . 

.A.ncestry.-This classification, in this report, refers to persons of Puerto Rican 
background. In 1950, the total number of persons so identified in New York 
City, was reported to be 246,306. Estimates of the 1957 number range from 
550,000" to 620,000." The latter estimate provides data which indicate that a 
slight majority of this number lived in Manhattan (282,000). The econd largest 
number was in the Bronx (163,000); the third in Brooklyn (158,000). It is 
known that, within the five boroughs, persons of Puerto Rican background are 
dispersed unevenly. The repetitive pattern is that of "high density pockets" 
"fringed with thin, irregular lines of residential breakthrough." Probably the 
best known of such "pockets" is East Harlem in Manhattan, the boundaries of 
which are determined variously, by different organizations and groups. 

There are known to be, in Manhattan, about 12 neighborhoods in which Spanish 
is the chief language spoken, of which East Harlem is the largest and most 
densely populated. The population estimates for this area vary so widely that 
any effort at their reconciliation seems not feasible at this time. However, it 
may be said that East Harlem typifies the center of Puerto Rican settlement 
in New York City. 

87 Stntistlcnl Guide, op. cit., p. 13. 
88 Ibid., p. 24. • 
39 Tmmig:rntlon nnd Naturnl!zation Service, U.S. Department of Justice, "Annual Report 

19117.1." Washington, D.C .. p. 32. 
40 ::;tatlstlcal Gulde to N.Y.C. , op. cit. p, 38. 
"Commonwealth of Puerto Rico, Migration Division, Department of Labor, "A Summary

In Facts and Figures" April 1958 ed.!tlon, New York, p. 17. 
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.As the most recent group to come to the city in numbers, the Puerto Rican 
migrants have encountered all the obstacles to selection of homes of their own 
choice which have been known to previous immigrant groups. The question has 
been raised as to whether the fact that numbers of these migran ts are not only 
Spanish speaking but brown in color has made these obstacles more formidable. 
Discriminatory practices related to hou ing the Puerto Rican newcomer usually 
are described as comprising not only denial or withholding of units, but exploita
tion-through high rentals, limitations of services, and lowering of occupa.ncy 
and maintenance standards-in some of tbe buildings to which they are admitted . 
The barriers to freedom of choice of a place to live are many, and interrelated. 
As is true for the other minority groups specified under the fair housing prac
tices law, such barriers must be regarded as including the psychological mech
anisms which the minorities themselves have evolved to protect and defend 
themselves from the rejection experience. However, it is clear also that dis
criminatory practices, in privately owned and operated housing in New York 
City have contributed, heavily, to the conditions under which numbers of newly 
arrived Americans of Puerto Rican background are forced to live. 

Conditions 

Prior to the passage of the fair housing practices law, there was evidence to 
the effect that the housing accessible to the minority populations, for the most 
part, was located in the old, already overcrowded areas of the city, with the 
areas of new construction being all but closed to them. For example, while 
the Negro population had increased 62 percent from 1940 to 1950, the housing 
occupied by them increased increased only 58 percent. On the other hand, with a 
2-percent increase in the ,Yhite population, the housing occupied by whites in
creased 12 percent. For the city as a whole, in 1950, nonwhites constituted 9.8 
percent of the population, but occupied only 8.3 percent of the housing • " • In 
"eneral, nonwhite families were confined to extremely limited areas with lower 
than the city's norm, and paid higher rents for inferior and more crowded quar
ters, and even the growing group of minority fam ilies with adequate financial 
means was largely confined to substandard ghetto neighborhoods."' 

The fair housing practices law, in provision and intent, applies directly to the 
conditions above delineated. The Commission on Intergroup Relations, as it 
implements the provisions, holds constant its recognition of the law's historic 
role as the first such effort to challenge such conditions. With this in mind, 
the commission seeks to document, to analyze, to evaluate the various aspects of 
its own operations; to share the products from time to time not only with the 
city which is affected immediately but also with others having similar condi
tions and similar concern. This report concretizes the first of such efforts. 

METHODS 

The report which follows is a presentation of findings elicited through research 
procedures which were "built in" to some of the original plans for administering 
the fair housing practices law. It is limited to selected implementations and 
enforcement aspects of administration of the law. It, this report, is not com
prehensive of the educational and interpretive activities which have been con
ducted by and through this commission relative to the law. In the montbs 
between the enactment and the effective date of the legislation, the research 
and housing staffs worked together to develop definitions, recording and report
ing systems which would accommodate not only the program requirements but 
those of research as well. In the process, program needs were given primary 
consideration: research functions were related, directly, to tbese. There were 
a limited number of instances in which addition to content or system were 
necessary for the research purposes. 

The activities for which tbe above provisions were made were those which-
1. were necessary to the processing of discrete complaints ; 
2. required formal and official contacts or agreements with other ad

ministrative agencies;
3. necessitated new policy decisions (specifically related to the law) by 

the Commission on Intergroup Relations. 

"Based on excerpts from the Report of the Mayor's Committee for Better Honslng,
Subcommittee on Special Problems such as Housing for the Aged and Large Families and 
Discrimination and Integration, New York, June 1955. 
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'The research, as planned, included both qualitative and quantitative analyses. 
In the planning process, questions which seemed susceptible of systematic in
-vestigation-immedia tely or at a la ter da te-were outlined. Possible hypotheses 
were listed for consideration on the basis of experience. Definitions were de
veloped which would permit classifications of data. These referred not only 
Ito such matters as case status, or to categories reported in the appended tables, 
but also to terms employed in the report of the implementation and enforcement 
J)rograms. The original design called for a 6 months' testing period of all of 
.the definitions, procedures, instruments, and interpretation devices (Apr. 1-Sept. 
.30, 1958). The evalua tions called for in this plan are underway at this time: 
Definitions are being reshaped, procedures and instruments are in revision as 
,the results of the 6 months' use. Day to day, interdepartmental communication 
.to facilitate evaluations is provided primarily through the Housing Complaints 
Officer, Earle W. Fisher, who is designated as the liason officer with the 
Research Department for case information. 

There are data which underpin all of the material presented by the COIR 
Director of Housing and Relocation-Mrs . Corienne R. Morrow-in her analyses 
of the implementation and enforcement programs. These data came from the 
,sources listed below : 

1. Reports of discrete projects carried on in relation to the law; 
2. Monthly reports of activities, submitted to the executive director; 
3. Work unit analyses, derived by the research staff from job descriptions 

and daily records of activities; 
4. Individual case records. 

The report of the complaints analyses, and the appended tables pertaining to 
:those data-prepared by Harold Goldblatt, COIR research associate-are built 
,on data provided by the complaints records. Here, coding devices and categories 
were derived directly from the data: It has been necessary to alter some of those 
<which were preplanned. It is interesting to note that some aspects of these 
.data already have provided clues for further r esearch. 

Data for the reports on the "Caseload" and "The City," both prepared by the 
,director of the COIR research program, came from-

1. Records and documents of the COIR Complaints Processing Procedures, these 
Jnclude: 

a. docket and registry documents, 
b. statistical file cards, 
c. discrete case records, 

.2. A variety of outside sources (as identified in the writing). These include: 
a. census data, 
b. reports of public agencies, 
c. special related reports as cited. 

This report was written at this time in response to• the many questions a d
.dressed to this department regarding the fair housing practices law. Sum
.marized, these are : 

1. What kinds of procedures are necessary to administer and enforce the 
law? 

2. How many complaints are received by the commission? What are their 
characteristics? 

3. What are the characteristics of the housing covered by the law ? What 
porportion of New York's housing supply does this represent? 

4. How many New York City residents are embraced within the "minority" 
groups most susceptible to the discriminatory actions prescribed by the law? 

5. What are the overall residential patterns of these minority groups? ( 4 
above.) 

These questions have come from professional intergroup relations, human rela
itions, civil rights, and social welfare workers as well as from research tech
nicians specializing in the social and civil rights field-throughou t this country 
.and abroad. Research technicians have stressed the question : 

6. What research Is underway, or planned, that will insure the avail
ability of data on New York City's experience to other communities with 
similar interests? 
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It must be unders tood that the activities r eported here do not embra ce a ir 
of tho e whi ch haYe been ca rried out by t he Comm i. ··ion on Intergroup Rela tions 
in the implementation of the fair housing practices law. It is limited to those on 
whi ch research was preplanned. 

This report is submi tted wit h the hope th a t it will be of use and in te rest , a nd 
tha t-in return-it will elici t th e sharing, with this departmen t, of any r esea rch 
ideas, designs or findings which its rea ders may consider per t inent. 

RHETTA M. ARTER, 
D'irector of R csea,·ch and Inte1·cu,lt11ra.l E ducation. 

COMMI SSION ON INTERGROUP R EL ATIOK S, F AIR HO U SI NG PRACTICES LAW 

V E RIFIED CO~IPL AIKTS-APR. 1--SEPT. 30, 1958 

T ABLE !.-Basis of compla in t, type of discriminat ion 

Basis or complaint Race and/or 
color 

Religion l\"ational 
origin 

Ancestry T otal 

T y pe of discrimination: 
Denial or withbolding__ _____ __ _.. _. _ 
T erms . . - _____ . __ ___ _-· __.. ____ _. . _. . 

109 
5 

6 
0 

2 
0 

9 
0 

126, 
5 

Cond_it_ions or pri \" ileges_. - -- -- · - · . . . 
Fac1h t1cs. ___ - . - . ---- ----- - -- -- . - . - . -
Ser\·iccs ___ .. _- - - - - --- -- - - - - - - - - - - - --
Other .- - · · · -· ·- · · ·-----·-- --- -· -·-· -

1 
0 
4 
0 

0 
0 
0 
1 

1 
0 
0 
0 

0 
0 
0 
0 

2 
0 
4 
I 

Total. _. ____ _____ __ ____________ ___ 119 7 3 9 138 

TABLE IL-Locations of desired properties by boroughs 

Basis of complaint Race and/or l{c!igion X ational Ances try T otal 
color origin 

Borough: 
Brookl yn .. .. . . ... ·-·· . ... · -· .... . .. . 18 0 0 3 21 
Bronx . . . · ··· ·· •· --·-··-· · -· ···-· .. . rn 1 0 2 22 
M anlrnttan .... . ..... .... ... ..... . _. . i (i3 6 3 3 I 75 
Queens. _... .. ·····-·· · -· ·· · ·· ·· · · · -- 15 0 0 1 16 
Richmond .. . ... ......... . . . ... .. . . . . 0 0 0 0 0
Unknown . ______ . .. ___ _. ___ ____ ___ 4 0 0 0 4 

Total.. .- .. . .. · ·· ·· ··- · · ·-·-· ·· · -· · I 11 9 3 9 I 138 

13 of those involve no specific proporti03; 2 aro against real estate agencies, 1 against a relocation agency . 

TABLE III.-Education, basis of compla i-11t 

Basis of com plaint Race and/or Religion !·, ati onal Ancestry Total 
color origin 

Education: 
Less than high school.. . . . .... _.... _ 2 0 I 3 & 
Some higb school. . . . ...... ... . . ... _. 2 0 0 4 6 
High school graduate . ... . --·· .. · ·-· _ 33 0 I 2 36 
Some collc7e .. . _............. _.... . . 36 3 0 0 39 
College grad uate . .. · - .. . .. _.. .... ... . 40 3 I 0 H
No ans\,·er ____ ____ ___ ____ ____ ____ . __ _ 16 0 0 7 

Total.. __ . _.. .... . . . .... . ......... . 119 3 9 138-
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TABLE IV.-Fwmi.ly incorne, basis of complaints 

Basis or complaint Race and/or Religion National Ancestry Total 
color origin 

Family income per week: 
$200 and over ._ . .. . .. . . . . . . . ... . .... . 8 4 0 0 12 
$100 to $199.99. __ .. .. _.... . - . _.... .. . 35 2 2 0 39 
$65 to $99.99 .. _.. .. . .. ... .. .. . . ... .. . 34 0 0 4 38 
$64.99 and under.. .. .. . . . . . ... ... .. . . 26 0 I 4 31 
No re, ponse . .. . . . .. .. ..... .. •---···· 16 I 0 I 18 

Total. . . ......... ... .. ... . ....... . . 119 7 3 9 138 

TABLE V.-Occupation of c-hief wage earner, basis of compla.int 

Basis of complaint Race and/or Religion National Ancestry Total 
color origin 

Occupation: 
Professional ... -· .... ·- .. ... ...... . . . 37 3 1 0 41 
Managcrial.. ...... ---··· ·· · · ········ 12 2 0 I 15 
White collar ... . .. _... _._ .. .. ....... . 37 0 0 1 38 
Skilled • . · ······· · -·-··--····· · ·· · · · · 7 0 0 l 8 
Semiskilled....... ---·-·············· 6 1 2 3 12 
Unskilled ....-····---·-·-···-····· -·· 4 0 0 0 4 
None .. ••· ········- ------·---·-·---·- 0 '816 0 2 
No response ..... · ··---·-·---· · ·····- 10 1 0 1 12 

Total.._ · -- . . . . . ___ __-- --· --- ... --- 119 7 3 9 138 

1 Signifies students, retired. 

TABLE VI.- Age of properties involved in complaints 

Borough Manhattan Brooklyn Bronx Queens Richmond Total 

Date or construction: 
Prior to 1900....... . ·- · ·· - ·· 29 3 1 2 0 35 
1900-00.. . . . ... . .... . ........ 11 3 1 0 0 15 
1910-19 ..... . ...... . .. . .... _. 7 2 2 0 0 JI 
192()--29 .... - -• ··-··- · - · ...... 10 6 11 1 0 28 
1930-39 .. . .. · · - · ··· . .. . . . .... 0 1 1 0 0 2 
194Q-49 .... ... -•········ · · · · 5 1 1 5 0 12 
1950 or later.. . .... -..... . ... 1 1 2 7 0 JI 
No information'···-·-• -· ··· 113 6 5 1 0 I 24 

Total._ ... . _.. ·- .. - . - . - . - . 76 22 24 16 0 138 

• Includes 3 cases involving no specific properties: 2 or these are against real estate agencies, 1 is against 
a relocation agency. 

T ABLE VIL- Monthly r en t 1 per room for dwelling units involved in complaints 
by borou.ghs 

Borough Manhattan Brooklyn Bronx Queens Richmond Total 

Rent per room: 
Under $1 5... _....... - ..... . 9 2 2 0 0 13 
$1&-$19.99.. . ..... . ......... . 7 3 4 0 0 14 
$2Q-$24.99.• - ··· .. . ·· - •-· . .. • 5 2 7 3 0 17 
$2&-$29.99... . .. . ....... . ... . 4 2 0 5 0 11 
$3Q-$39.99_ ..... . . .. . .. . .. . . . 13 6 5 4 0 28 
$40-$49.99_ ........ · -· . . . . .. . 5 0 0 3 0 8 
$5D-$59.99_ .. .. . .. . . . ....... . 2 0 0 0 0 2 
$6Q-$69.99. . . ......... .. ... .. 7 0 0 0 0 i 
$70-$79.99. .. . . .. . .. . . ...... . 2 0 0 0 0 2 
$80 and over...... . . . .. . ... . 1 0 0 0 0 1 
No data . . .. ...... ..... . . .. . 21 7 6 1 0 35 

Total 2. . ......... . ... .... . 76 22 24 1 16 0 138 

• Rent here includes monthly maintenance in cooperative bulldings. 
• No specific properties were identified In 4 eases. 

510M7-59-- S 

https://70-$79.99
https://6Q-$69.99
https://5D-$59.99
https://40-$49.99
https://3Q-$39.99
https://2&-$29.99
https://1&-$19.99
https://IV.-Fwmi.ly
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TABLE VIII.-Rents per room, by aue of build.in{} of dwemnu units involved in 
complaints 

1950 
Date of construction Prior to 1900-1909 1910-19 1920-29 193o-39 1940-49 and Unknown Total 

1000 later 
_________,___------- - -----------------
Rent per room: 

Under $15___ ________ 5 6 0 1 0 0 0 I 13 
$15--$19.99____ _. __ -- _ 6 I 2 4 0 0 0 I 14 
$20-$24.99__ _-- . . ·- - 2 1 2 7 0 2 0 3 17 
$25--$29.99____ _-----· 1 0 1 2 0 3 2 2 11 
$30-$39.99__ -· -· - ... . 6 1 3 6 0 I 7 4 28 
$40-$49.99_______ · --. 3 I 0 0 0 I 2 1 8 
$S0-$59.99_. · -- -- - ··- 1 0 0 0 0 0 0 1 2 
$60-$69.99___ __ ____.. 1 I I 1 0 2 0 I 7 
$70-$79.99_ -- -- -- ---· 1 0 0 0 0 1 0 0 ~ 
$80 and over________ 1 0 0 0 0 0 0 0 1
No data____ ______ __ 8 4 2 7 2 2 10 ------ ---0 ------35 

TotnL -- - -- ------- 35 15 11 28 2 12 11 24 138 

TanLE IX.-Nativity, aue, and sew of complainants 1 

A. Place of birth : 
New York City------------------------ -------------------------- 44Soutbern United States________________________________________ __ 37 
Other mainland United States___________________________________ 36 
Puerto Rico_____________________________________________________ 6 
Other countries__________________________________________________ 13 
Unknown-------------------------------------------- ----------- 2 

Total 138 

B. Age:
Under 30 years____ ____ ________ _________ _________________________ 69 
30 to 39 years_____________ ____________ ___________ ___ ___ _______ _ 42 
40 to 49 years_ ___________________________________________________ 13 
50 years and over_________ _____________ _______________________ ___ 7 
No data_________________________________________________________ 7 

Total 138 

C. Sex: 
~iale ----------------------------------------------------------- 76 
Female--------------------------------------------------------- 62 

Total--------------------------------------------------------- 138 
TABLE X-Ohatracteri"1tics of families represented by complainant,1 size .of 

families, a-ues of children, numbers of waue earners 

A. Size of family : 
1 person in family------------------------------------------------ 302 persons in family______________________________________________ 63 
3 persons in family------- ----- ----------------------------------- 28 
4 persons in family--- ------------------------------------------- 85 or n1ore persons in family______________________________________ 5 
No information__________________________________________________ 4 

Total_________________________________________________________ 138 

1 Complainant refers to the member ot the family who flied the complaint. In nearly 
all cases the complainant Is Identical to the head ot the household. In the cnee ot the 
complaint filed jointly by the husband and wife, characteris tics ot the former are reported. 

https://70-$79.99
https://60-$69.99
https://S0-$59.99
https://40-$49.99
https://30-$39.99
https://25--$29.99
https://20-$24.99
https://15--$19.99
https://build.in
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TABLE X.-Oharacteristi cs of families represented by complainant,' size of 
famili es, ages of children, numbers of wage earners-Continued 

B. Family composition : 
Number of families composed of adults only________________________ 114 
Number of families having children________________________________ 24

Of preschool age _________________________________________ 2 22 
Of school age___________________________ _________________ • 7 

~'o~~l --------------------------------------------------------- 138 

C. Employed persons in family : 
Number of families having 3 or more wage earners________________ 3 
Number of families having 2 wage earners________________________ 55 
Number of families having 1 wage earner__________________________ 68 
Number of families having O wage earners (includes 2 persons having

independent income)___________________________________________ 6 
No information__________________________________________________ 6 

Total--------------------------------------------------------- 138 
1 Compla ina nt refers to the member of the family who flied the complaint. In nearly all 

cases the compla inant Is Identica l to the head of the household. In the case of a com
plaint filed jointly by the husband and wife characteristics of the former are reported. 

2 Fa milies have children in bo th age groups. 

TABLE XL-Complainant responses to-

A. Through what sources1 did you learn about the fair housing practices 
law? 

Community agencies__________________________________________ 55 
Newspapers___________________________________________________ 42 
Radio________________________________________________________ 4 
Informal sources (friends, relatives, etc.)_______________________ 10 
Subway posters_______________________________________________ 5 
Ober sources_________________________________________________ 7 
No data______________________________________________________ 1 30 

Total_______________________________________________________ 153 

1 4 complainants Identified more than 1 source. 
• Includes cases referred by the State Commission Against Discrimination In the Initial 

Interview for which this question was not Included. 

B. Through what sources did you learn about the dwelling unit you
sought? 

Newspaper advertisements_____________________________________ 70 
New York Times__________________________________________ 45 
Other newspapers_________________________________________ 25 

Friends or relatives___________________________________________ 16 
Observation of vacancy________________________________________ 14 
Real estate broker____________________________________________ 6 

Other•-------------------------------------------------------- 9No data______________________________________________________ 11 
Question not applicable________________________________________ 12 

Total_______________________________________________________ 138 
1 Superintendent, "grapevine," response to own advertisement, bulletin board, school 

placement service. 
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TABLE XII.-Nature of the alleged discrimlina.ti.on, cornplwinant responses to-

A. Who was the active discriminator? 1 

Owner of the unit_____________________________________________ 49 
Superintendent of the building_________________________________ 39 
Real estate agent or broker____________________________________ 42 
Building manager--------------------------------------------- 22 
Tenant in possession__________________________________________ 3 
Builder_______________________________________________________ 1 
Relocation compan:, - ------------------------------------------ 1 
Idenity unknown ______ _____________ ------------------ --- -- -- - 2 

Total_______________________________________________________ 1 159 

1 20 complainants Identified more than 1 active discriminator. 

B. At what stage of the application was discrimination first encountered? 
Duri';lg or_ im~e?iately following first personal contact with the 

active d1scnmmator_________________________________________ 52 
During or immediately after telephone conversation or written 

application__________________________________________________ 28 
Following inspection of the dwelling unit_______________________ 25 
After deposit on dwelling unit__________________________________ 16 
Question not applicable________________________________________ 17 

Total_______________________________________________________ 138 

I. DEFINITIONS 
Oase 

In this report, the term "case" refers to transactions involving (a) allegations 
of housing discriminatory actions in which a respondent (or respondents), 
designated by name or role, is charged, or (b) situations calling for the provision 
of program services designed to deal with specific incidences or to resolve specific 
problems in which factfinding is usually involved. Settlement of issues or resolu
tion of the problem is a potential end product and a definite terminal point may 
be anticipated. A case embraces an operation which may be formally "opened," 
classified for processing, and "closed." "Cases" comprise both verified and un
verified allegations. 

A. The term "verified" denotes that a complaint hao been subscribed to and 
sworn to before a notary public. 

B. A verified allegation, in this report, is referred to as a "verified complaint."., 
It is a housing complaint filed under the Rules Governing Procedures and Prac
tices in Relation to Complaints Alleging Discrimination in Housin"', promulgated 
March 25, 1958, by the New York City Commission on Intergroup Relations. 

C. An unverified allegation is a case alleging a housing discriminatory action 
which would be subject to classification as a housing complaint if it were filed 
according to the procedures of the Commission's Rules and Regulations. 
Fair Housing Practices La,w 

The term "fair housing practices law" is used to designate an amendment to 
the Administrative Code of the City of New York which became a local law 
December 30, 1957, pursuant to the provisions of City Home Rule Law Section 22, 
and is technically identified as: Local Law No. 80 of 1957, Council Ind. No. 733, 
Print Nos. 864-959. After enactment, it was inserted as Title X, Section X 41-1.0 
of the Administrative Code of the City of New York. It is also referred to as 
the Sharkey-Brown-Isaacs law of 1957. 

II. HIGHLIGHTS OF PROCED RE FOR HANDLING COMPLAINTS ALLEGING DISCRIMINATION 
IN HOUSING 

1. Those believing themselves to be discrimi·nated against in connection with 
housing may file a complaint at the office of the Commission of Intergroup Rela
tions within 90 days after the occurrence of the incident about which the com
plaint is made. 

.. All complaints are verified. It should be noted that the New York City Commission 
on Interf, roup Relations Is empowered by Its organic leg! latlon (Local Law 55 of the 
City of New York) to handle complaints In categories additional to housing dlscrlmlnatlon. 

https://discrimlina.ti.on
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2. Those who file a complaint will be assisted in preparing it by a commission 
intervjewer. The complaint will be notarized with out charge. 

3. Bringing in information needed for the complaint speeds handling it. This 
information is the name and address of the ov,ner or other charged wi th the dis
criminatory actions, the name and address of the property at issue, the date of the 
incident, and a description of wha t happened. The complaint will be accepted 
without all of the needed informa tion but mi ssing facts will have to be provided 
later. 

4. Under exceptional circumsta nces, the executive director may waive the rule 
requiring that the compla in t be fi led a t t he commission oflice. 

5. Those filing the compla int do not have to know what law applies to the 
situa tion nor whether the 'tnte Commission Against Discrimination or the Com
mission on In tergroup Helations is responsible for handling the case. If a com
plaint Laken by one agency must be referred to the other, the staff will make 
thi s determination and transfer the complaint as quickly as possible, and the 
complainant will be notified immediately. This bas been arranged by cooperative 
agreements between the two agencies. 

G. Complaints may be amended by the complainant or the commission under 
certain circumstances. Compla.ints may be withdrawn only upon consent of 
commissioners. 

7. After a complaint bas been filed and is found to be covered by the Commission 
on I ntergroup Relations, it will be investigated to find out if there is evidence 
to support the charge of ruscrimination. 

8. Thi s investigation is directed not only to finding the fact but also to an 
immediate attempt to eliminate any discriminatory practice found to exist. 

9. When the report of the jm·estigation and its results is made to the executive 
director and the charges have been supported by thi s investigation, the executive 
director may formally find a "reasonable cause" and certify the case for further 
conciliation. 

10. At this stage, every feasible effort will be made to eliminate any discrimi
natory practice found by conference, persuasion, mediation, or conciliation. In 
this process. the commission a lso will offer sen.ices to assist in resolving any 
problems which might be involved. 

11. The complainant will have the opportunity to decide whether to accept the 
"terms of conciliation ." 

12. If the investigation does not reveal evhlence in support of the charges, the 
complaint will be dismissed . 

13. The compla inant may apply to the commission for reconsideration of dis
missa l of the complaint or any other disposition of the case made without his 
consent within 15 days after notification of the commission's action. 

14. If the effort to conciliate fail s, a bearing tribunal, composed of three com
missioners, may be established for exam ination of the evidence and decision con
cerning the charges. This is the beginning of the "forma l" stage in handling a 
complaint. 

15. In this stage, notice of bearing and a copy of the complaint a re served upon 
the persons charged with the discrinunatory practi ce and they are required to 
answer in writing. All charges not denied according to the rules are deemed to 
be admitted . 

16. The hearing tribunal is empo'.\·ered to compel the attendance of witnesses 
or to require the production of any records, documents, or evidence needed. 

17. The commiss.ion may consolidate two or more proceedings. 
18. Findings and recommendations of the hearing tribunal are submitted to 

the commission, on basis of which a formal decision is made. 
19. If the commission decision does not support the charges, the complaint is 

dismissed. 
20. If the commission's decision supports the charges, those against whom the 

decision is made are notified and, at the same t ime, invited to appear before the 
commfasion for a final attempt to conciliate. 

21. If conciliation attempted at this stage fails, the case is referred to a Fair 
Housing Practices Board appointed by the mayor of the city of New York 
for its action upon the commission's findings and recommendations. 

22. The Fa ir Housing Practices Board may if it so finds, refer the case to the 
corporation counsel for equitable proceedings, in the name of the city, before the 
Supreme Court. 



108 

llI. com-SCAD COOPERATION AGREEMENT, MAY 15, 1958 

The following cooperation agreement is hereby executed by the New York 
City Commission on Intergroup Relations and the New York State Commission 
.Against Discrimination, in order to afford the people of the city of New York 
the greatest possible facility in the filing and processing of complaints charging 
discrimination in housing accommodations in accordance with the rights granted 
them under State and city legislation applicable to discrimination in housing 
accommodations because of race, creed, color, or national origin or ancestry. 

Under this agreement, any person believing himself to be aggrieved is spared 
the burden of ascertaining whether the discrimination he alleges comes within 
the enforcement jurisdiction of the State laws or the city laws, and the delay 
and inconvenience of going from one agency to the other in order to obtain 
relief. Therefore, the verified complaint will be taken by either agency to which 
the prospective complainant goes. The agency taking the complaint will there
upon inform the complainant that a determination of appropriate jurisdiction 
will be made at the earliest possible moment and that the complaint will be proc
essed by the agency having jurisdiction. .A standard form will be used by both 
agencies, which will constitute authorization by the complainant for the refer
ral and processing of his complaint by the appropriate agency as determined 
through this procedure. If a complaint taken in one agency is referred to the 
other, the complainant will be immediately notified. 

A complaint referred by one agency to the other will be accompanied by all 
collateral information and documents pertaining to the alleged discrimination 
and filed by the complainant with the original agency. 

In order to expedite the referral of cases from SCAD to COIR, complaints 
filed with SCAD will not be assigned by the chairman to an investigating 
commissioner until the jurisdiction issue has been resolved. Where the SCAD 
chairman determines that the State agency does not have enforcement 
jurisdiction, he will dismiss the case on that basis and will then refer it to 
corn . 

.All housing cases in New York City which are not under the enforcement 
jurisdiction of State laws, will be referred by SCAD to COIR, and all cases 
which are under the enforcement jurisdiction of SC.AD by State laws will be 
referred by COIR to SCAD. 

Jurisdictional determinations will be made by the following procedure: The 
agency taking the complaint will immediately thereupon advise the other agency 
of the name and address of the respondent and the address of the property in 
question. COIR will at the earliest possible moment ascertain from the New 
York City Department of Buildings information necessary for initiating juris
dictional determinations, and where indicated, will secure supplementary infor
mation from the New York City Tax Department or other departments; the 
State Commission .Against Discrimination will at the earliest possible moment 
ascertain from the appropriate State and Federal agencies the information 
necessary to complete the determination of the jurisdicion. 

In the event that changes or additions in this agreement are indicated as a 
result of experience with operations under this procedure, it is understood that 
the cooperation agreement is subject to such revision as may be approved by 
both commissions. 

(S) CHARLES .ABRAlfS, 
State Commission Against Discrimination. 

(S) ALFRED J. MARROW. 
Commission on Intergroup Relations. 

IV. NEW YORK STATE AND CITY ANTIDISCRIMINATION LAWS AFFECTING HOUSING AND 
URBAN REDEVELOPMENT 

(prior to enactment of fair housing practices law) 

A. New York Oit11 
1. Sharkey law (1948) prohibiting di scrimina tion in urban redevelopment 

projects. 
2. Brown-Isaacs (1951) prohibiting discrimination in public and publicly 

assisted housing (including Stuyvesant Town). 
3. Sharkey-Brown-Isaacs (1954) prohibiting discrimination in multiple dwell

ings r eceiving Government mortgage insurance after .July 1. 1954. 
4. New York City Multiple Dwelling Code (1955) provides tax aba tement and 

exemption for owners who install central heating, hot water , and other kinds 
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of rehabilitation and prohibits discrimination in any property that receives this 
kind of exemption or abaternent. 

B. N ew York State 
1. Public Housing Law Section 223 (1938 ) prohibits discrimination in all 

housing built under the State's public housing laws. 
2. Wicks-Austin (1U50) prohibits discrimination in all public and publicly 

a ssis ted housing. Defines publicly a ssisted housing broadly to include title I, 
housing developed through use of public condemnation powers, tax exemption or 
abatement, and public housing. Defines segrega tion as discrimination. 

3. l\letcalf-Baker (1954), No. 1, prohibits discrimination in multiple dwellings 
with Go,·ernment insurance or mortgage guarantees (FHA and VA) for develop
ments of 10 or more homes after July 1955. 

4. l\letcalf-Baker (Hl54), No. 2, empowers State Committee Against Dis
crimination to enforce Public Housing Law Section 223 (1938) and Wicks-Austin 
(1950). 

5. l\letca lf-Baker (1955) empowers State Committee Against Discrimina tion to 
enforce Metcalf-Baker (1954), No. 1 (FHA and VA). 

V. ANNOTATED LIST OF com HOUSING LITERATURE 

1. "Blueprint for Open City" (English and Spanish). A pamphlet describing 
the progra m and functions of the Commission on Intergroup Relations. 

2. ·• Fa ir Play in Housing for Everyone" (English and Spanish). A pa mphlet 
supplying answers to frequently raised questions: Designed as a citizen's guide to 
unders ta nding the fni r housing practices law. 

3. "Rules Governing Procedure and Practice in Relation to Complaints Alleging 
Discrimination in Housing." Official rules promulgated by the Commission 
March 25, 1958 : A technical document primarily for use of attorneys and others 
concerned with legal processing of complaints. 

4. "Highlights of Procedures for Handling Complaints Alleging Discrimination 
in Hous ing." A brief description of the rules and procedures particularly useful 
to agencies, organizations, and individuals interested in method of filing com
plaints and "Cnerally information concerning case processing. 

5. "General Policy Concerning Administration of Fair Housing Practices 
Law." Statement of the policy of the Commission on Intergroup Relations set
ting forth program objectives and a dministrati,·e philosophy. 

G. "A Statement on Housing Policy," by Robert F. ·wagner, mayor of the city of 
New York. Reprint of an address by the mayor , October 12, 19G6, in which he 
officially announced the public policy of achieving an open city in which all 
famili es may barga in competitiYely for housing available in the total supply. 

7. "The Fair Housing Practices Law" (Local Law 80 of 1957; English and 
Spa nish). Full text of the amendment to the Administra tive Code of the City of 
New York, in rela tion to discrimina tion and segregation in housing. 

8. "A Local Law No. 55" (Local Law 55 of 1055; English and Spanish). Full 
text of th e amendment to the Administrative Code of the City of New York 
establi shing the Commission on Intergroup Relations and defining its functions 
and duties. 

9. Reprints of articles and copies of speeches and other miscellaneous materials 
dealing with subject relevant to discrimination in housing, the "open city" con
cept, and the f a ir housing practices law. 

REPORT Smn ,IITTEI) DY THE CITY OF NEW YORK COMMISSION O:'< I N TE RGROUP 
RELATIOr- S TO THE HEARING OF THE FEDERAL COMMISSION ON CIVIL RIGIITS 

The Commission on Intergroup Relations of the City of New York is pleased 
to join the Governor, the mayor, and other State and city officials in welcoming 
the Commission on Civil Rights to New York City for the purpose of conducting 
a hearing on discrimination in housing. 

In the light of your interest in appraising the laws and policies of the Federal 
GoYernment with respect to equal protection of the laws under the Constitution, 
we believe it very significant that you have chosen this city for the conduct of a 
hearing focused not only upon the nature of racial residential discrimination but 
also upon the role of public policy and law in combating this form of 
discrimination. 

New York is large. Four of its five boroughs, if split off from Greater New 
York, would have ranked, individually, among the larges t cities in the United 
States. The heterogeneous population of this city represents every part of 
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the world, every place in the :\'ati on: E,·en · race . creed, and cu lture of mankind. 
:\'e"· York·;;: million re. idents include roughly 10 percent who are catego rized 
as "nonwhites" (most of these are American-born l\egroes): 23 percent classified 
as "fo rei"'n·born white;" another 6½ to 7½ percent of Puerto Rican birth or 
parentage. Over t,Yo-thirds of its res idents arc reported to be affiliated wi th 
some religious body; of this number two out of every five are Roman Catholic; 
almost the same number are Jewish; slightly Jess than one out of every fiye is 
Protestant, and the remainder are affiliates of a variety of •·other religious 
bullies." 

This heterog<'neous population bas sometimes produced intergroup problems, 
,·onflicts, and tensions but the most dist inctive feature of intergroup relations 
in this city is the fact that the c itizenry as a whole and the force and influence 
of its leadership haYe consi tcntly encouraged and sustained a public poli cy 
directed toward elimination of prejudice and di scrimina t ion based upon r arC', 
('nlor, religion , national origin, or a ncestry. 

The mos t dramatic evidence of thi,: is, of course, our body of ci,il rights legis• 
la t ion-most of which this city ha s pioneered. As a city comprising a constel· 
1::ition of "minorities," New York traditionally bas stood up for civil rights. 

'l'he Commission on intergroup Relations itself, which wa s established by the 
City Council, .July 1, 1955, with a broad charge to eliminate prejudice and a ll 
it s byproducts and to encourage harmonious relat ionships among various groups 
li\·ing in the city, symbolizes the city's realism and idealism with respect to 
i11 te rgroup relations . 

:\IoreoYer, this commission, and the 1ioli ries and laws it arlministers, r efl ect 
the willingness of this city to take r esponsibility to the fullest extent of its 
powers and resources for a burden it shares with the whole l'\ati on. 

Whether we are conside ring causes or cure, ;'\cw York City·s housi ng problems 
a rc affected by many powers and influences, exi sti ng outs id e of the city itself. 
These problems inYo!ve the metropolitan r eg ion which crossc:; the boundaries of 
two other States; they are directly touched by the New York State government; 
and they are most c ruciall y affected by the manner in which the Federal Gov• 
e rnment fnnctions in all areas affecting housing, not only within the city itself 
ht1t throt1ghout the Nation. 

In the past, Federal policy has helped to vest the concept of resid ential homo
geneity with " respectability," and contributed to the development of written or 
un\\'rittcn racial restrictive CO\'enants. 

But it is very significant, however, that today the combination of F ederal,, 
State, and local policy, as it is beginning to operate positi\·ely in New York City 
in the direction of removing ra cial rest rictions from the hot1~i111,: ma rket, is 
increasingly reveal ed to be tbe crt1cial factor in breaking these r0st rictiPns. 

Beca use we haYe in this c ity tragic eYidence of the impact of hous ing di s• 
<:rimination, r efl ecting the fai lure of government to r ecognize housing as a bas ic 
civil right ; and because we haYe here :1lso dramatic evidence or eticct ive 
governmenta l acti on in breaching- barriers to an 011en hous ing market, your 
apprai sa l of our experience may be important to all of us. 

:\!any signifi cant events lie behind the emergence of c\ew York's present open· 
city policy. There is, of course, New York's long tradition as a guardian of 
<-ivil rights in Hcry field . ·ew York also pioneered in ho t1 s ing reforms based 
t1pon r ecogniti on of the damaging effect of substandard !iYing condition upon 
the health and welfare of the city and all of its inhabi tants . The exploding 
metropolis pl a yed a n important role. a the housing market a rea of the c ity 
reached beyond its boundaries for .·ome 50 mile into c\e'IV York State and into 
Connecticut and New J ersey. As the city accepted the challenge of r ebuilding, 
renewal, and redevelopment 'IVith the essential emphas is upon s lum cle::irance, it 
was faced with the fact of a ra cially di scriminated hot1sing market thwarting 
it at every turn . His torica lly these r estrictions have sen·ed to create clear 
residential patterns for the city's minor ity groups. 

The basic r esidential patterns of these groups have formed clusters. In 1940, 
for example, 45 percent of the total Kegro population of New York City was found 
in nine health a reas" in Manhattan in each of which Kegroes comprised two
thirds or more of its total population. By 1057, pressures of a growing Negro 
population (from over 450,000 in 1940 to approx imately 950,000 17 ~·ears later) 
had serrncl to create 3 additional "centers of :'\egro settlement" in which were to 
be found roughly 80 percent of the city's Kegro homes. 

"llcalth nrcas nre aggregations of contiguous census tracts. cre11. ted to form population 
units of about 25,000. 
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'l'hc restricted housing market could not accomodate the rapid shifts in the 
ethnic composition of the housing demands. Exploitation of the minority need 
for housing, particularly that of newcomers to the city, set in motion a slum 
crea tion process in some sectors of the housing supply which outs tripped the 
city's efforts to enforce codes, conserve, and rebuild. 

There were, in 1960, 362 health areas in New York City. In 42 of these, non
whites constituted 36 percent or more of the total population. The data reveal a 
heavy incidence of overcrowding \Yithin these 42 areas, thus supporting the gen
eral knowledge that a restricted housing market produces overcrowding of those 
minorities who do not have free access to the total housing supply. Further ana
lysis of the data reveals that majority of the health areas which had a high pro
portion of nonwhites were also high in proportions of dilapidation; and that by 
and large minorities have been disproportionately limited to "old" buildings 
( those built prior to 1920). 

On the positi\·e side, was the dramatic demonstration of increasing flexibility 
in the hon ing supply, car rying with it the beginnings of an open, competitiYe 
market and a variety of conditions under which minorities acquired and occupied 
standard housing. The firs t big impetus to this change came from the Supreme 
Court decision outla wing ra cial restrictive covenants in 1948. The 1940 census
eight year before that decision-showed that roughly 1½ percent of all owner
occupied homes in :-Sew York City were occupied by nonwhites. By 1950, 2 years 
after that decision, this proportion had ri sen to 3½ percent, with the 2 percent 
difference representing upwa rd of 10,000 nomvhites homeowners. While the 
Court decision may not have been the sole influence, its impact upon the situation 
seems unden iable, particularly in view of the fact that a high proportion of these 
nonwhite purchasers bought homes in areas from which they had been excluded 
in previous years. Not an unmixed blessing, this newly opened supply of minori
ty housing was u ually-though not always-sold in a racially discriminated 
housing market at premium prices, while the combined restrictions of real estate 
and lend ing practices spea rheaded the formation of new "polished" ghettoes. 
The new patterns, however, were not so rigid as the old ones and even this costly 
process made for a more fluid market and established many new areas of rela
tively stable interracial occupancy which demonstrated anew the readiness and 
capacities of families with common interests and aspirations-regardle ·s of color 
-to liYe in proximity. The new situation served also to provide for the rapidly 
expanding upper and middle income minorities at least a "break" into the com
petitive market for decent housing. 

Public and publicly assisted housing also exerted an important influence upon 
the changing scene as city a nd state laws were enacted, and policies implemented. 
requiring nondiscrimination in developments constructed with any form of 
governmental aicl. The movement of numbers of New York's minorities from 
the central ghetto areas to new geographical loca tion within the same, or other 
boroughs has been accomplished in great measure through the public housing 
project. In three boroughs-Manhattan, the Bronx, and Brooklyn-public hous
ing accounts for a significant portion of this movement. 

Less well known than the role of Federal, State, and city-aided public housing
programs is Kew York's experience with the so-called publi cly assisted private 
developments. Attracting residents from the middle-income market, these de
velopments have provided a continuing series of open-occupancy "demonstra
tions" and have served to dispel many myths about the consequence of inter
racial occupancy, as well as to move some minority families from the confines 
of involuntary segregation. Thirty of the publicily assisted developments which 
are under the jurisdication of New York State's antidiscrimination housing laws, 
administered by the State Commission Against Discrimination, are known to 
be occupied interracially. It is estimated that, approximately, 70,000 people 
live in these developments. While detailed racial occupancy data are not 
available, it is known th a t all except three have preponderant white tenancy. 
These publicly assisted deYelopments join the public housing projects in aiding 
the dispersion of minority groups. Combined, the two serve to dramatize the 
potential efl'ectiveness of sound, positive public policy working toward the demo
cratic goal of the open housing market. The problem in New York City has 
been that these programs affect only a small sector of the city's more than 2½ 
million dwelling- units. 

The role of the privately controlled supply in the maintenance of a racially 
restricted market bas been documented many times. Its New York story has 
not been completely nega tive, however. Some of the controllers of that supply 
have worked In accordance with the "open city" concept in housing. Outstand-
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ing here have been the sponsoring organizat ions of most of the city's nonprofit 
cooperative housing- de,eloprnents, most of which a re in the "publicly assisted" 
category. The Yast majority of these ha, e been integrated through the Yolu n
tary open-occupa ncy policies of their sponsors. Fifteen of these deYelopments, 
with about 11,000 dwelling units, under the sponsorship and management of the 
United Housing Foundation, comprise the largest aggrega tion of private hous
ing ever developed under a voluntary open occupancy policy. Some 40,000 
New Yorkers, representing every race, color. and creed are integrated in these 
developments, with the proportions of nonwhite occupancy varying from about 
3 to 20 percent. The significance of this experience in documenting the readi
ness of numbers of New York's fam ilies to li,e in integrated settings is hei!!:htened 
by the fact that the sponsors cannot begin to accommodate the tremendous de
mand for apartments in these developments, which are known throughout the 
community to be open-occupancy, and which required in,estment of equity fin a nc
ing comparable to the downpayment for homeownership. 

Other private property owners have voluntarily instituted open-occupancy 
policies in neighborhoods outside the traditional a reas of minority concentra
tion. Their contribution to open-occupancy is illustrated by statistics showing 
that in Hl50 there were more th an 10 percent of the city's health a reas in which 
nonwhite occupancy was less than 40 percent which were heavily (40 percent 
or more) composed of rental apa rtments of good quality. (Less than 3 percent 
of the units were substandard.) These were areas in which public or publicly 
assisted housing could not be considered the major source of the minority 
population. 

The present housing picture !or minorities in New York City is not a ll of 
one pattern. It is composed of many difTerent forces and factors. In some 
a reas, there is strong evidence that the degree of segregation has been increas
ing: in others there is definite evidence of increased dispersion. For example, 
1957 figures indicate that slightly over 50 percent of the city's Negroes live in 
areas in which they constitute 65 percent or more of the population. At the 
same time, 1957 figures also show that 14 percent of the Negro population (about 
133,000) was distributed among 253 different health areas in which they con
stituted less than 10 percent of the total popula tion of the area. These health 
areas were located in all boroughs. 

Other factors affecting the va ried minority housing pattern are the continu
ing migration into the city of new citizens, with considerable numbers coming 
from the Southern States and from Puerto Rico, and at the same time the 
movement between the city and suburbs. While the suburban migrati on has 
been often pictured as primarily composed of white families, it is notable that the 
nonwhite population of the suburbs !>lls also been increasing steadily in recent 
years. 

Changing income status is also contributing to changing occupancy patterns 
in the city. While nonwhite f amilies have generally been found to ha ve median 
incomes below those of white families, the 1950 New York State Study of Low 
Incomes found tha t 28 percent of the nonwhites reported incomes of S5,000 or 
more, and nearly one-third of these reported incomes of . 7,000 or more. 

The present hea rings find New York City in a transit ional period from the old 
restrictive market to the new, open market. It is inevitable tha t in such a period, 
there emerge currents and crosscurrents which affect the t ides of interracia l 
relations throughout the city. 

Prior to April 1958, when the city's fair housing practices law went into effect, 
the competition of disadvantaged minorities for privately controlled housing 
within the restricted supply was a repetiti,e process. The only s ignificant 
changes were in the identities of some of the participating groups. Successi,ely, 
newcomers to the city ha ve been rega rded as disturbing residentia l stability 
through their "influx" into residential areas, which were not prepared to receive 
them in numbers. 

The negative proce!-18 "as disturbingly con~tant: 
The di splacement of one minority group by another , with attend a nt resis t

a nce and hostilities : 
The creation of negative s terotypes of the minorities. as a cumula tive 

result of their relega tion to deteriorating housing and resident ia l a reas; 
The ensuing support of prejudice, intolerance, a nd hosti li ty: 
The destructive effect on instituti ons of the comm unities-segrega tion in 

schools, places of worship, a nd public and private neighborhood services: 
The strengthening of negative forces in th e neighborhoorls \Vb O ~eek to 

preserve the stu tus quo, to insure the 111:i intenance of restrict ive practices; 
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The psychological eITects on the individuals and fam ilies who must endure 
the constant pressures of rejection and exclusion. 

In H)fi6, sho rtly after the Commission on Intergroup Relations was first estab
lished, it conducted a series of comprehensive meetings with informed leader
ship and professional organizations throughout the city, to seek solutions to 
this vi cious eircl e of housing discrimination and its attendant effects upon the 
health of the city. 

It was the unanimous agreement of these leaders and organizations that only 
legislation and the full force of public policy could arrest this process. 

Accordingly, on April 1, ID58. the r ity of New York became the first city in the 
Nation to enact a fair housing practices law which bans discrimination in priva te 
multipl e dwellings and in single and two-family homes built in developments 
of 10 or more contiguous units." 

The fa ir housing practices law and the "open city" policy represent a s imple 
appli ca tion of our free enterprise tradition. The law asser ts the right of 
every citizen, regardless of his rnce, r eligion. or ethnic origin, to compete for 
housing on an equal bas is accordi ng to bis income, desires, and ability to meet 
any occupancy requirements other than those involving ethnic characteristics. 

T \:l E FA.IR lIOUSINO PRACTICES LAW 

After the firs t 9 months of operation, the effects of the fair housing prac tices 
law already can be seen in several important directions: 

The e ·sential groundwork has been established-the policy, the law, the 
adminis trative machinery. a nd the implementat ion procedure. 

Successful nego tiations have been completed with a number of city agencies 
and depa r tments which assure tha t their policies and practices a re now in 
accordance with the la w."' 

You will be pa r t icula rly interested in the result of our negotiations with two 
Federa l agencies whose functions directly affect compliance with the municipal 
law. 

A program directed toward owners of FHA-insured developments in the city 
was approYcd by Korman Mason while he was s till Commissioner of the Federal 
Housing Adm ini s tration. Some 7::i,000 dwelling uni ts under jurisdiction of the 
city law will be a ffected by this program. All avplications fo r FHA-insured 
mortgao-es in New York City ca rry a " rider" informing applicants of their 
responsibili ty to comply with State a nd municipa l antidiscrimination laws. 
Moreover , a ll owners of existing FHA-aided multipl f' dwellings will be noti fi ed 
of the prOYisions of the muni cipal law a nd the local insuring offices will cooper
ate wi th the Commission's conciliation and com pliance service programs. 

In this endeavor, FHA's intergroup relations adviser, specializing in serving 
loca lities with a nt idiscriminntion housing legislation, is currently ass igned to 
spend most of bis time in New York to facilitate FHA's efforts to "develop a 
positi,e guideline fo r (its) own efforts in this area." 

The Urban Renewal Administration bas conditionally approved the request 
of the city's Committee on Slum Clearance to waive the requirements for report
ing racial characteristics of title I s ite occupants, a provision genera lly designed 
to protect minorities from being rehoused in a restricted market. The conditions 
for granting the waiver that URA will review operating experience to determine 
whether the fair housing pract ices law is in fact implemented in such way as to 
assure compliance with Federal sta tutory requirements are respecting relocation 
as provided in section 105 (c ) of the Housing Act of 1949 and other relevant 
contractural obligations. They also required descriptions of the "administrative 
arrangements" for assuring enforcement and of "supervisory controls established 
within the Committee on Slum Clearance, Bureau of Real Estate, and other 
governmental agencies concerned. • • •" 

The approach of these Federal agencies exemplifies the vital interaction of 
Federa l and local policy and the responsible use of administrative devices to re
inforce antidiscrimination policy. 

In a dministering this law, the commission has placed heavy emphasis upon 
programs through which compliance could be effected in large sectors of the 
housing supply. The importa nce, for example, of the FHA-insured properties or 
the relocation programs, which involve thousands of units, is obvious . 

.. See accompanying "Research Report on Aspects or Administration and Enforcement 
or the Fair Housln½\: Practices Law," pp. 1 and 2 . 

.. See attached • Summary or Activity Rela ting to the Fair Housing Practices Law." 
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T he effective processing of ind ividual complaints a lleging discri mination in 
violation of the law, howe,·er . prov ide,-: the fi rm undergirding of th e enti re com
plia nce program. H ere li es the crucia l test of the ul timate efficacy of the law 
and even of its potency to incluce volun ta ry complia nce. 

T he en fo rcement proced ure begins w ith a n in teniew with the compla inant. 
' Yh ile no case is rejected, a constructive tl iscu. ion of meri ts ancl issues by the 
in ten ·iewer has im plicit eclucational effects. Im·estigations a re conducted by 
intergroup relat ions offi cers t ra ined not only in factfinding methods but also in 
techniques of case adjustment and conciliation. Investi ga t ion reports prov ide 
the basis of prelimina ry apprai sa l a nd case screeni ng. When fi ndings of reason
a ble cause a re made, conciliation conferences are conducted by commissioners. 
Fa ilure to achi eve satisfactory ad justment in th is process moves the case on to a 
fo rma l hearing. If the commission suppor ts the a llegations, a nd furth er con
cil iation endea vors fa ils, the complaint is referred to the F air H ousing Practices 
Pa nel-an independ ent body, a nti if its procedure susta ins the commiss ion's 
decision, the case moves on to the cor pora ti on counsel's office for equi table pro
ceedings on beha lf of the city, in the State Supreme Cour t. 

In a ll of these cases, commission procedures focus upon gaining accepta nce of 
the law. In this it is as concern ed wi th t he tota l holdings or operations of thc> 
r espondent as with the indi vidua l dwelling involved in the immellia te com pla int. 

The job in our city has only begun. ,ve believe it has great promise of success. 
Success, however, would be greatly accelerated by enactment of pemling Sta te 
legislation, whi ch would broaden coverage a nd include much needed prohi bit ions 
a gainst a ll types of di scrimina tory prac tices by real esta te brokers a nd sa lesmen. 
Indeed, the commiss ion is increasingly confronti ng the need fo r more extensive 
coverage of t he municipa l law, " ·hid1 still leaves it without a dequa te powers to 
deal wi th discrimina tory pract ices a ffecting some 400,000 1- nm! 2-fa mil y uni ts. 

Above a ll , however, the commission would urge the Federal Governm ent to 
use fully its powers-Executive and administrative-- to vita lize the century-old 
law of this Na tion which decla res t llat "All citizens in the Uni ted States shall 
have the same right in every Sta te a nd T erri tory as is enj oyed by the whi t<' 
citizens t hereof to inherit, purchase, lease, sell , bold , a nd convey real nnd 
personal property." (Revised StaLutes, U.S.C. 42. ) 

COMMISSIO~ ON INTE RGRO UP RELATIONS 

R ULES G OVERNIN G PROCE DU RE AN D PRAC'fIC E I N R ELATION TO COMPLAI NT S 
ALLEGIX G DISCRIMIN ATION IN HOU SING 

RULE 1. DEFI N I TIONS 

W hen used in these ru les 
a . The term "fa ir housing practices law (1957)" sha ll mean title X, chapter 41, 

of the Administrative Code of the City of New York. 
b. The term "FHP la w" shall be synonymous with "fair housing practices law 

(1957)." 
c. The term "local law fi5 (1055 )" shall mea n cha pter 1, title B, section B 

1-5.0 of th e Administra tive Code of the City of New York. 
cl . The term "commission" shall mean the Commission on Intergroup R ela tions. 
e. The term "Sta te Commission" sha ll mean the Sta te Comm ission Aga ins t 

Discrimination . 
f . The term "cha irma n" shall mean the duly appointed cha irman of the Com

mission on Intergroup Relations. 
g. The term "executi,e director " shall mean the executi\·e director of the 

Commission on Intergroup Relations. 
h. The term "Hearing Tribunal" shall mean a ny group of three or more mem

bers of the commission when so a uthorized in writing by the commission. 
i. The term "Fa ir H ousing P ractices Pa nel" shall mea n the body appointed by 

the mayor pursuant to chapter 41, title X, section 41.1.0, of the .Administrative 
Code of the City of New York. 

j . The term "interviewer" shall mea n an official r epresenta tive of the commis
s ion assigned to inter view a per ~Pn filin g- a compl a int " ·ith that com mi~~ ion . 

k. The term "unlawful di scriminatory practice." sll ull menn only tbo~e unlaw
ful discrimina tory practices specified in chapter 41, title X , section X41-l.O, 
subdivision b.( 1) of the Administra tive Code of the City of New York. (The 
fair housing practices la w. ) 

l. The te rm "exempt housing accommoda tion," fo r the purpose~ of these rules, 
shall nwan a ny housing accorn moclation for which exception is specified in chapter 
41 , title X , section X. 1-1.0, subdi vis ion b, pa ragraph (2 ) . 
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m. The term "other discriminatory practices" shall mean discriminatory prac
tices affecting housing which is not covered either by article XV of the executive 
law of the State or the fair housing practices law. 

n. The term "housing accommodation," for the purposes of these rules, shall 
mean a housing accommodation which is located in a multiple dwelling, as de
fined in section 4 of the multiple dwelling law, or which is offered for sale by a 
person who owns or otherwise controls the sale of 10 or more one- and two-family 
houses located on land that is contiguous (exclusin• of public streets ). 

o. The term "complainant" shall mean any person or group of persons claim
ing to be aggrieYed by a violation of chapter 41, title X, section X41-l.O, sub
divis ion b, of the Administrative Code of the City of New York. 

p. The term "respondent" shall mean those persons specified in chapter 41, 
title X, section X41-l.O, subdivision b. (1) of the Administrative Code of the 
City of New York. 

q. The term "party" or "parties" shall mean the complainant and/or the 
respondent. 

r . The term "complaint" shall mean a verified complaint filed on the form pro
vided for this purpose by the commission. 

s . The term "commission complaint" shall mean a complaint initiated by the 
Commi~~ion on its own motion. 

t. The term "informationa l memorandum" shall mean the memorandum pre
pa red by the interviewer to supplement the complaint. 

u. A business day shall be deemed to mean a day when the commission's office 
is open for business. 

v. The term "concilia tion" shall mean all activities directed toward adjusting 
the issues at question, inclucling but not limited to mediation. 

RULE 2 . C01IPLAI NT 

a. Who may file 
Any person or group of persons claiming to be aggrieved by an alleged unlaw

ful discriminatory practice, may make, s ign, a nd file with the commission, on a 
form proYided by the commission, a complaint in writing. The commission may, 
on its o,,;-n motion initia te a compla int whenever it has reason to believe that any 
owner or other person has committed an unlawful discriminatory practice. 

b. Form 
The complaint shall be in writing, on a form provided by the commission, the 

origina l being signed a nd verified befo re a nota ry public or other person duly 
authorized by law to administer oaths and take acknowledgements. Notarial 
service sha ll be furni shed without charge by the commission offices. A complaint 
filed by a group of persons shall be signed by each person of such group. A com
mission compla int shall be prepared on a form provided for this purpose which 
need not be nota rized. It shall be signed by the chairman or by any member of 
the commission designated by him. 

c. Contents 
A complaint shall contain the following: 

( 1 J The full name a nd address of the person or persons making the com
plaint (hereinafter referred to as the "complainant" or "complainants"). 

(2 1 '!.'he full name a nd address of the owner or other person alleged to 
have committed the unlawful discriminatory practice complained of (herein
after referred to as the "respondent"). 

(3) The na me and/or address of the housing accommodation which is the 
subj ect of the alleged unlawful discriminatory practice. 

(4) The alleged unlawful discriminatory practice and a statement of the 
pa rticulars thereof. 

(5) The da te or dates of the alleged unlawful discriminatory practice, and 
if the alleged unlawful discriminatory practice is of a continuing nature, the 
dates between which said continuing acts of discrimina tion are alleged to 
have occurred. 

(6) A statement as to any other action, civil, criminal, or adminis tra tive 
instituted in any other form or agency based on the sa me unlawful dis
criminatory practice as is alleged in the complaint, together with a statement 
as to the status or disposition of such other action. 

A commission complaint shall contain all items enumerated in section c. of this 
rule with the exception of items (1) and (6) thereof; in lieu of which the name 
of the commission shall be used. 
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d. PT,ace of filiny 
A complaint shall be filed with the Commission on In tergroup Relations at its 

ofl'ice with exception of instances in which the executive director authorizes com
pletion and verification of a complaint in the pre ence of a commi ion inter
viewer outside of the commission office after the ame complaint has been filed 
with the State Commission Against Discrimination. '.rhis rule may be waived 
at the discretion of the executive director fo r good cause shown. In the latter 
event the complaint shall be deemed to ha\·e been filed with the commission when 
it has been so completed a nd . o verified. 

e. Time of fi,ling 
The complaint shall be fil cl within 90 clays from the da te of occurrence of the 

alleged unlawful discriminatory practice. However, this shall not prevent the 
commission from accepting a complaint thereafter for clue cause shown. If the 
alleged unlawful discriminatory practice is of a continuing nature, the elate of 
the occurrence of said alleged unlawful practice sha ll be deemed to be any date 
subsequent to the commencement of the a lleged unlawful practice up to and in
cluding the elate upon which the a lleged unlawful practice has ceased. 

f. Informatfonal memorandum 
An informational memorandum shall be prepared by the iuterYiewer. A copy 

of this memorandum shall be attached to each copy of the co1111Jlaiut. The form 
and content of this memorandum shall be specified in instructi ons i sued by the 
executive director. 
fl. Jm·isdictional determi nation 

While the complaint interview is in process, a determination of jurisdiction 
shall be made if feasible. If information for this determination is not available 
during the interview, such determination shall be initiated within 1 business day 
after the end of the business day on which the complaint is filed or as soon 
thereafter as possible. 

The following alternative jurisdictional determinations may be found : 
(1) Housing accommodation is under the jurisdiction of the Commission 

on Intergroup Relations by virtue of the provisions of the fair housing 
practices law. 

(2) Housing accommodation is under jurisdiction of the State Commis
sion Against Discrimination by virtue of the provisions of article XV of 
the executive law of the State and the exclusion of the Commission on 
Intergroup Relations, under the provisions of local law 55 (1955), from 
cases within the jurisdiction of the State Commission. 

(3) Housing accommodation may be considered under the jurisdiction of 
the Commission on Intergroup Relations, although it is not covered by 
either the executive law of the State or the fair housing practices law, 
because the discriminatory practice alleged in relation to as is specified in 
local law 55 (1955). 

h. Jurisdictional referral 
Whenever the jurisdiction of a complaint is determined to reside in the State 

Commission, referral shall be made to that commission within 1 business day 
after the end of the business day on which such determination is made or as 
soon thereafter as possible. Referral shall consist of transmitting a copy of the 
complaint and of the Informational memorandum by messenger or registered or 
certified mail, special delivery, to the State Commission. 

'!.'he complaint shall be advised when filing the complaint of the possi
bility that jurisdiction may reside in the State Commission Against Discrimi
nation. If referral of the complaint is ultimately made to the State Commis
sion, the complainant shall be so notified in writing at the same time that such 
referral is made. 
i. Amendment 

The commission or the complainant shall have the power reasonably and fairly 
to amend the complaint. The Commission's power to amend the complaint 
may be exercised, prior to the issuance of a notice of hearing, by authorization 
of the chairman or any member or members of the commission designated by 
him and by the Hearing Tribunal after its appointment. 
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j. Withdrawal 
A complaint, or any part thereof, prior to notice for hearing, may be with

drawn ouly on written consent of the chairmau or any member or members of 
the commission designated by him, upon such conditions as shall be deemed 
proper under all the circumstances. If the request for withd raw is made after 
the case bas been uoti<:ed for bearing, the consent of two members of the Hear
ing Tribunal shall be obtained. 

k. Dismissal 
If after investigation of the complaint, no reasonable cause for the complaint 

is found, a report iu writing shall be made, stating reasons for the dismissal 
of complaint, to the executive director. If the executive director concurs in 
the recommendation for dismissal, he shall transmit this recommendation to 
the chairman or any member or members of the commission designa ted by him. 
lf there is concurrem·e in the recomlllenda tions for dis lllissa l, the execut ive di1·e(·
tor will be so notifi ed and he shall then notify the party or parties by registered 
mail, r eturn receipt requested. In addition, the complainant shall be notified 
of the right to apply to the commission for reconsideration of such d isrnissal in 
accordance with rule 5. ,vben a recommendation for dismissal is rejected, the 
cou1plaint shall be ordered back into the procedure under these rules without 
prejudice to the parties. 

l. Closing by ref erral 
When a coruplaint is referred to the State Commission Against Discrimina

tion under rule 2.h. the executive director shall certify the coruplaint as "closed 
by referral." 

RU Lt 3 . CO~! ~1ISSION CO~PLAI:\"T 
a. Initiation 

Where,er the commission has information whereby it has reason to believe tha t 
1111 owner or other person has committed an unlawful discriminatory practice in 
housing, such commission may, at a regular or special meeting, 0 11 its own motion, 
as provided in the byla \\'S of the co1u!llission, initiate a complaint. 

b. Form and content 
A commission complaint shall be prepared on a form which shall not r equire 

notar ization, shall be signed by the chairman, and shall include the contents set 
forth in rule 2.c. 

RU LE 1 . 1xn:STIGATION AN D CONC ILIATION 

a. In-vestigation 
After the filing of a compla int and the determination that it falls under the 

jurisdiction of the commiss ion, the executive director shall order prompt inves
tigation of the a llegations of the complaint. 

b. Concil ia tion 
If the executive director finds that r easonabl e cause exists for crediting the 

allegations of the complaint, be shall certify the case for conciliation to elimina te 
any discriminatory practice found to exist. 

c. Nomlisclosttrc of fact s 
With exception of the conditions specified under rule 12, the members or the 

commi s ion and its stu ff shall not disclose what has transpired in the course of 
endeavors to conciliate. 

d. Terms of conciliation 
H the endeaYors of the commi~sion and / or its stafl' to conciliate succeed, the 

executive director shall notify the party or parties by registered mail, return 
r eceiIJt requested , of the terms of conciliation. When there is a complainant, 
such complainant shall be 11ot iticcl of the right to apply to the commiss ion for 
reconsidera tion of such te rms of couci liation in accordance with rule CT. 

RULE 5. HECOXSIDERATION BY THE CO~IMJSSIO N 

The complainant may apply to the commission for a reconsidera t ion of the dis
missal of his complaint or or any other disposition made of the ca;;e without his 
consent. Such applica tion must be in writi11g, state specifically the grounds upon 
which it is based a11d be fil ed within 15 clays from the tlate of the ma iling of the 
notice of disposition in the office of the comllliss ion. 
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RULE G. l'iOTJ Ci,; OF TIEARI:SG 

After a finding of reasonable cause to credit the allegations of complaint and In 
case of failure to eli minate the a lleged unlawfu l di criminatory practice by con
ciliation or in adYance thereof if so recommencled by the commission, the chair
man or any member of the commi ssion designated by him sha ll canse to be i ·sued 
and served in t he name of the commission a written noti ce of hea ring, together 
with a copy of the verified complaint, a s the same may ha,·e been amended . The 
notice shall s tate the time an d place of bearing, inform the respondent that he 
may fi le a written a nswer to the complaint. a nd that a failure to answer sha ll be 
deemed an adm ission of the allegations of the complaint. The notice of hea ri ng 
and Yerified compla int, as the same may baYe been amended, shall be served by 
regis tered mail, return receipt re<] uested, or by personal serYice on a ll parties a t 
least 15 days before the date of the hea ring. If a ny attorney has preY iously 
appeared on behalf of the respondent (and has not been withdrawn), a copy of 
the notice of hearing a nd complaint, as the same may have been amended, shall 
be furnished to said attorney. 

RULE , . ANSWER 

a. 7'ime of fil-ing 
The party against whom a ver ified complaint, as the same may haYe been 

amended, is filed and on whom a noti ce of hea ring and copy of such complaint 
has been served, may fil e a written verified a nswer in person or through an 
attorney within 10 days from the date of service of such complaint. 

Ii. l'/a ce anrl manner of filing 
The nnswer must be filed in duplicate at the office of the commission. The 

filing shall be by personal delivery or by registered mail. 

c. E aJt cnsion of time for filing 
Upon application, the executive director may for good cause shown extend the 

time within which the answer may be filed. 

d. Form 
The answer shall be in writing, the original being signed and ver ifi ed by the 

respondent. The answer shall contain the address of the respondent and if he 
is r epresented by an a ttorney, the na me and address of said attorney. The 
answer shall conta in a general or specific deninl which may be made on infor
mation a nd belief, of each and every allegation of the complaint contro,·erted 
by the respondent, or a denial of a ny knowledge or information thereof sufficient 
to form a beli ef a nd a statement of a ny matter constitutin .::: a defense. 

Any nllegation in the complaint which is not denied or admitted in the answer, 
unless the respondent shall state in the answer that he is without knowledge or 
information sufficient to form a belief shall be deemed admitted. 
c. Amendmen t 

The respondent shall have the power reasonably am! fairly to amend hi s 
answer . 

The respondent's power to amend his answer may be exercised as a matter of 
right at any time not later tha n 7 clays before the da te scheduled for the firs t 
hea ring a nd, thereafter , in the discretion of the H earing Tribunal, on application 
clul .- made therefor. 

Duplicate copies of a n amended answer must be filed with the commission. 
f. Open defa ult 

Cpon application, the executiYe director may for good cause shown open a 
default in answering. 
g. Ser vice 

The commission, with reasonable promptness after the receipt of an answer 
or am ended answer, shall send a copy thereof by regi tered mail, return receipt 
re(] uested, to the compla inant, at his last known place of residence. This rule 
shall not apply to commission complaints. 
h. dnszvcr warranting conference 

If the respondent's answer is deemed to war rant furth er endeavors to con
ciliate, the executive director sha ll a rrange a conference wi th the re pondent. 
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RULE 8. HEARINGS 
<a. Hearing Tribunal 

In the event that the foregoing procedure fails to conciliate the matter and 
eliminate any discriminatory practice found to exist, the chairman or any mem
'ber of the commission designated by him may thereupon appoint a Hearing 
Tribunal consisting of three or more members of the commission whom the 
,commission shall authorize in writing to hear such complaint. The chairman 
,shall designate one of the members of the Hearing Tribunal as the presiding 
member. 
b. Conduct of hear·ings 

(1) Power and duties of the Hearing Tribunal.-The Hearing Tribunal shall 
ihave full authority to control the procedure of all hearings, to rule upon all 
motions and objections, and to admit or exclude testimony or other evidence 
and shall not be bound by the strict rules of evidence or the procedure in court. 
The Hearing Tribunal may issue subpoenas and subpoenas duces tecum, at its 
.own instance, or upon written application, at the instance of any party to the 
proceeding, whenever necessary to compel attendance of witnesses or to require 
the production for examination of any books, personnel records, correspondence, 
,documents, papers, or any other evidence relating to any matter under investiga
tion or in question before the commission, and introduce the same into the record 
of the proceedings. The issuance of such subpoenas and subpoenas duces tecum 
at the instance of a party to the proceeding shall depend upon the showing of 
tthe necessity therefor. 

(2) Written transcript of the record.-The written transcript of the record 
lllpon the hearing before the commission shall consist of the notice of hearing, the 
verified complaint or the commission complaint, as the same may have been 
.amended, the verified answer, as the same may have been amended, the steno
graphic transcript of the testimony taken at the hearings, the exhibl.ts and 
<depositions in evidence, written applications, orders, stipulations, and the findings 
,of the Hearing Tribunal. 

(3) Nondisclos·itre.-Members of the Hearing Tribunal and any members of 
rthe commission staff present at the hearings or in possession of records or any 
information concerning the proceedings shall not disclose any such records or 
'information, with exception of official referral under rule 12. 

(4) Rights of parties at hearings.-All parties to a hearing may call, examine, 
·and crossexamine witnesses. All parties may offer papers, documents or other 
-evidence for. inclusion in the record of the proceedings. The admissibility of all 
matter presented to the tribunal shall be subject to the ruling of the Hearing 
'Tribunal. 

(5) Joinder of proceedimgs.-The commission may consolidate two or more 
'Proceedings. 

(6) Acce.Zeration of hearing.-The party or parties to the proceedings may con
sent by written stipulation to a hearing within less than 15 days after the service 
-0f the complaint, with the approval of the commission. 

(7) Evidence of endeavors to conciliate.-No testimony or evidence concerning 
,endeavors to conciliate an alleged discrimination complained of shall be given or 
Teceive at any \hearing. 

(8) Motions and objections at hearings.-All motions other than those made 
during a heating shall be in writing stating briefly the order or relief applied for, 
-and the gronml.s upon which, such a motion is based. Copies of the motion shall 
be made in triplicate and filed with the commission, within 3 business days after 
.service thereof has been made on all parties, unless otherwise directed by the 
Hearing '.Dribunal. All motions shall be decided by the Hearing Tribunal without 
oral a rgument thereon unless the Hearing Tribunal shall determine to hear oral 
argument or take testimony, in which event the Hearing Tribunal shall notify 
the pai·ties of such fact and of the time and place for such argument or for the 
taking of such testimony. All motions after hearing shall be made within 10 
days after conclusion of the hearing. 

(9) Oral arguments.-The Hearing Tribunal shall permit the parties to submit 
oral arguments and to file briefs in support of such oral arguments within such 
t ime limits as the Hearing Tribunal may determine. Oral arguments shall not 
.be included in the stenographic report unless the Hearing Tribunal shall so direct. 

(10) Waiver of objecti ons.-Any objections not duly urged before the Hearing 
'Tribunal shall 'be deemed waived unless the failure or neglect to urge such objec
,tion shall be excused for ca use by the H earing Tribunal. 
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(11) Contirwtati on of heari,ng.-At the discretion of the Hearing Tribunal, 
hearings may be continued from day to day, or adjourned to a later date or to a 
diil'erent place by announcement thereof at the hea ring or by appropriate notice. 

(12) D epositions.-The Chairma n or any member of the commission desig
nated by him, whene,er he or his designee deems it necessary and on such terms 
and condi t ions as either may determine, shall take or cause to be taken deposi
tions of witnesses residing within or without the State. 

c. Findings of the H earin.g Tribunal 
(1) l ss uance.-If, upon all the evidence, the Hearing Tribunal shall find that 

a respondent has engaged in the alleged discrimination compla ined of, it shall 
so state in its findings of fa ct, a nd shall issue and fil e the same with the com
mission. If the H earing Tribunal shall make a finding of "no cause" in fa , or 
of the respondent, it sha ll so state in i ts findings of fact, and shall issue and 
file with the commission recommenda tion for dismissal of the complaint. 

(2 ) Findings by Ifearing Trib·unal .-The findings and recommendations of the 
Hearing Tribunal shall be by majority vote. Any Hea ring Tribunal member 
may, in his discretion, file a concurring or dissenting opinion. 

RULE 9 . COlBUSSIO!\'ER'S DECISION 
a. Decision 

Upon receipt of the findings and recommendations of the Hearing Tribunal, 
the commission shall make a decis ion by a majority vote, which decision sha ll 
be based upon the finding of fa cts made by the Hearing Tribuna l. 

b. Noti(ication 
The commission's decision shall be sent by r egistered mail, return receipt re

ques ted, to the complainant, if any, and respondent. This notice shall also con
tain a s tatement that either pa rty may, for good cause, apply for a reconsidera
tion of such decision. 

RULE 10. RECON SIDERATION OF C01fMIS SION DECISION 

The commi~~ion, on its own motion , may reopen any matter previously closed 
by it. A complainant or respondent may, f or good cause, apply for the reopening 
of a previously closed proceeding. In either instance, a ll parties sha ll be given 
notice of such reopening. Where a decision ha s been rendered upon the defa ult 
of a pa rty a ffected thereby, and upon appli ca tion duly made, the commission, 
a t its di screti on, may reopen any matter previously closed. In all such cases 
the commission sha ll determine the action to be taken thereafter. 

RU LE 11. COMMISSION CONCILIATION 

If the commission's decis ion states that the respondent bas engaged in the 
alleged discrimination complained of, the commission shall accompa ny copy of 
such decision transmitted to the respondent with an invitation to appear before 
it for the purpose of negotia ting conciliation of the ma tter with a view to elim
ina tion of the discrimina tory practice. If the com mission sha ll succeed in its 
endeavors to concilia te at this stage, it shall certify t he case accordingly and 
notify the parties by registered ma il, return receipt requested, of the terms of 
conciliation and of the complainant's right to apply to the commission for re
consideration of such terms of conciliation in accordance with rule 5. 

If the commission shall fail in its endeavors to concilia te at this s tage, it shall 
refer the case to the Fair H ousing Pract ices Panel in accorda nce with rule 12. 

RULE 12. REFERRAL TO THE IIOUSIXG PRACTICE PA N EL 

a. Notifi cation to th e mayor 
In case of the failure of the commission to conci li ate and eliminate a practice 

which it bas found to be di scrimination or segregation in viola t ion of the fair 
housing practi ces law, it shall so notify the ma yor, identifyi ng the case by the 
names of the complainan t, if an~·, a nd rrspondent a nd its case number. and state 
that it is prepared to refer the case to t he Fair Housing Practices Pa nel. 

b. R ef erral 
Upon receipt of instructions from the mayor , t he commission shall refer to 

the Fair H ou ing Practices Panel designated n fil e of the case includ ing- tlie 
written tra nscript of the record of the bea rings, the findings of t he Hea ring 
Tribuna l and the commission's decis ion. 
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c. Recommendations 
The commission shall state in making this referral whether or not it recom

mends referral of the case for court action. 

d. Time l imitation 
The commission shall refer the case to the Fair Housing Practices Panel within 

2 business days after receipt of the instructions from the mayor or as soon 
thereafter as possible. 

RULE 13. RULES 
a. Amendment 

New rules may be adopted ancl any rule may be amended or rescinded by the 
commission at a regular or special meeting, provided that a quorum under the 
commission's bylaws are present and notice of the proposed adoption, amend
ment, or rescission has been given to all members of the commission at least 3 
business days before the meeting at which the action is to be taken. 

b. Availability 
The rules of the commission shall be available to the public. 

c. Construction 
These rules shall be liberally construed to accomplish the purposes of the law 

and the policies of the commission. 

RULE H. COUNSEL 

The commission may request the corporation counsel to assign counsel to 
assist in the concluct of investigations and hearings of th e commission or any 
Hearing Tribunal thereof. 

Commissioner HESBU RGH. 

We are now 5 minutes overtime, but I would like to take just a 
few minutes to open for questions from the various Commissioners, 
and I would like to begin wi th only one question, which I would ad
dress to either one of you, whoever prefers to answer it: You have 
spoken at great length of your educational work, the fact that the 
very existence of your commission and the work you are doing edu
cates people, the makers and the users of homes. Do you think it is 
essential to your work that there be on record some city, State, or 
Federal ordinance that gives you a public policy toward which you 
can educate or a standard toward which your education is directed? 
Is this a necessity for the kind of education that you have been doing ? 

Dr. MARROW. Yes; I do, Reverend. I feel without a statute sup
porting the work of the agency that our educational efforts would 
bog down. There is a tendency on the part of all people to com
partmentalize their attitudes and not have them disturbed, and it is 
only some force stronger than custom that can persuade or motivate 
individuals to rethink some of their attitudes and then to reframe 
their practices in accordance with possibly a change _in their atti
tudes; but they can change their practices, which is what we are 
most concerned with, because that will lead sooner to a change in 
attitude than if the practice were to continue unchanged. 

Dr. HORNE. I might supplement this way, from operational experi
ence: Those commissions that have tried what is generally called edu
cation without being applied to an interpretation and carrying out 
of the city policy or law have always indicated the lack of real sur
cess and have always moved to get the matter translated into policy 
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or law, but in the field of housing it goes even further, in that the 
great forces that I call the trade have, themselves, by their operation, 
established a policy, a private policy, of just who should buy what 
and who should be rented what and where, and at what times, that 
has privately set a pattern of race in our communities. 

So, it would be difficult enough to educate if you hadn't had this 
done to you for years, but here you are unwinding, reorienting, re
adjusting a powerful practice that has the buttressing of the most 
powerful interests that operate in our economy, so that policy is pri
mary; then education to policy. It's almost like having a compul
sory education law to get kids into the school so they can be educated 
properly. 

Commissioner HEsBURGH. Do you find generally the Federal Gov
•ernment in its principles and practices regarding housing has been 
indifferent to an overall policy? 

Dr. HoRNE. I see some of my friends smiling a little bit because I 
•did operate in the Federal Government for a number of years, partly 
on this principle of seeing that there wasn't a type of operation, that 
,even where the Federal policies were weak on this accord adminis
trators have said to us, "Well, you go as far as you can." Part of 
it gets into the trouble of getting money for your program. 

If you really want to know the problem as far as the Federal Gov
,ernment is concerned, and when the Federal Government starts talk
ing about nondiscriminatory practices, you run into the committees 
,of the Congress, many of whom are under control, and have been 
for some time, of the majority Members of Congress and the chair
men thereof who come from States and localities who do not believe 
in this principle, and this is what the administrators will tell you 
and, therefore, they cannot take the kind of moves, even adminis
tratively, they would like to take because they run into this kind of 
problem. 

I would say there are people in the governmental agencies-as I 
pointed out, there are sectors in it- which are operating in this 
<lirection, but I think the real sin has been that the great weight and 
power of the Federal Government has been thrown on the side of 
the segregated mind, on the side of the restricted mind, by the very 
processes that Mr. Schwulst and his committee have described. 

Commissioner HEsBURGH. Do the other Commissioners wish to ask 
any questions? 

Thank you very much. 
Mr. Tiffany, may we have the next witness? 
Mr. TIFFANY. The next witness is Mr. J ames Felt, chairman of the 

New York City Planning Commission. For over 20 Jears Mr. Felt 
was president of one of the largest real estate firms in this city, James 
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Felt & Co. He is a director or trustee of various lending, insurance, 
and building institutions. Until recently he was chairman of the 
Urban Renewal Board of New York City. He is also a member of 
New York City's Slum Clearance Committee. So, Mr. Felt has been 
and is at the heart of New York City planning and administration 
of housing programs here. 

Mr. Felt. 
Commissioner llisBURGH. Go ahead, Mr. Felt. 

STATEMENT OF 1AMES FELT, CHAIRMAN, NEW YORK CITY PLAN
NING COMMISSION AND MEMBER, NEW YORK CITY SLUM 
CLEARANCE COMMITTEE 

Mr. FELT. I am James Felt, the chairman of the New York City 
Planning Commission. I have been invited to appear before this 
Commission presumably because it has been recognized that discrim
ination in housing invariably affects the otherwise complex consid
erations of urban planning. I do not pretend to appear before this 
body as an expert on problems of discrimination. However, I shall 
attempt to set before you some of the urban planning considerations 
which we are grappling with in New York City so that you may place 
them within the context of your inquiry. 

New York City, like all urban centers in the Nation, has experi
enced a large and rapid inmigration of new residents during the 
past two decades. The national trend toward urbanization had ac
celerated to a point where 66 percent of all Americans now live in 
cities. Further, reliable estimates indicate that in the next 20 years 
our urban areas must make room for 72 million more people, and 
they must be provided with the housing, the schools, the hospitals, 
and all the other facilities and services we expect in our great cities. 
Turning specifically to New York City, we find that a large segment 
of this inmigration is comprised of minority families. They have 
come here to seek greater economic advantage in a setting which tradi
tionally, through law and policy, has sought to provide full guaran
ties of equal opportunity to all, regardless of racial, religious, or 
ethnic considerations. 

Between 1940 and 1957-during that 17-year period-more than 
650,000 nonwhites and Puerto Ricans migrated to this city. The 
vast majority of this number represented people of rural background, 
in the low economic strata, whose adjustment and assimilation to life 
in the city have created social and fiscal problems. The most serious 
problem, however-race or ethnic background of the newcomers not
withstanding-lies in the fact that New York had, and still has, a 
serious housing deficiency. The impact of mushrooming numbers 
of low-income newcomers on a city already handicapped by a tight 
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housing inventory results inevitably in various forms of exploitation, 
deterioration of standards, and the spread of blight and slums. 
repeat that race and nationality are not necessary ingredients in a 
housing stew; witness the similar social and housing problems created 
in Cincinnati and Detroit by the large influx of southern whites to 
these urban centers. 

The dilemma of New York City's housing deficiency is the old 
story of supply and demand. In the past 10 years less than 350,000 
dwelling units have been completed to meet the swelling postwar 
demand for housing. The last 5 years have seen an average of some 
27,000 new units completed a year-and, of this figure, only about 
20 percent, representing for the most part public housing, could be 
considered housing within the low or lower middle income range. 
May I cite, for example, a survey of private, unaided rental units 
completed during the first quarter of 1958. In checking the distri
bution by rn,onthly rent, we found that only 16 percent of new w1its 
in Manhattan and less than 12 percent of units in the other boroughs 
of the city were in a rent range of under $125 per month. The least 
expensive unit listed in the survey was a two-room apartment renting 
for $81.25 a month. 

By way of comparison, apartments in cooperative projects, which 
accounted for some 21 percent of completed units during the period, 
averaged $650 per room down payment and a carrying charge of 
$23.38 monthly. These figures exclude, of course, Manhattan's luxury 
cooperatives. 

The problems of housing become inextricably intertwined -with 
other planning problems. Rapid population increases and whole
sale population shifts call for the extension of city services beyond 
our present means to finance these services. An examination of our 
1959 capital budget a.nd the proposed 1960 to 1964 capital program 
points up the onrwhelming fiscal needs even to partially satisfy the 
expansion of necessary educational, health, and transit facilities. 

I would like to return, however, to the core problem, confronting 
us today-finding ways and means to increase the supply of safe and 
standard housing. Slum housing is not a new phenomenon in this 
city or any city. When Jacob Riis turned the spotlight of publicity 
on the horrid slums of our city near the turn of the century, our slum 
dwellers then had different colored skins and spoke different tongues 
than today's minorit ies. The -waves of immigration in the old days 
dwarfed the current inmigration, but the big difference ,vas the enor
mous areas of accessible vacant land. 

During the past few years w·e have recognized in all our urban 
centers an outmigration of middle-income families to suburban areas 
ringing the metropolitan center. Some people have tried to attribute 
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racial implications to this outmigration, but the universality of the 
trend--even in cities where these racial and ethnic factors are nonex
istent-points up the m.ore apparent cause: That cities have been 
unable to provide in quantity and quality the type of standard hous
ing sought by the growing number of middle-income families. 

Today New York City is bending every effort to provide impetus 
for the construction of desirable housing. One key to this goal is 
found in the urban renewal program. Here we seek out the deterior
ating spots of the city and attempt to reverse the downward trend 
so that they have again an appropriate and useful function. 

At this very moment we are engaged in an exciting and challenging 
urban renewal project covering a 20-block area in Manhattan's West 
Side. This project is the r esult of a special study carried out through 
the combined efforts of the Federal demonstration grant, some 27 dif
ferent city agencies, and an enlightened group of private agencies 
and local citizens. There are many interesting aspects to this proj
ect, many of which have relevance to this hearing today. 

This is an area which has felt the impact of a large number of mi
nority newcomers on its housing facilities, schools, and social services 
and, yet, our studies show that, despite a net inmjgration of nonwhites 
and Puerto Ricans, more than half of the families coming into this 
area during the past 6 years were white. The seeming paradox can 
be answered by the fact that the latter are gross figures and that the 
minority families, on the average, are larger than the white families 
in the area. Further, the white families inmigrating to the area dur
ing this period appear to be in the higher middle-income brackets. 
It seems apparent that an area such as this, which has many desirable 
facilities and a good location, is attractive to people regardless of their 
racial or ethnic backgrounds-and this will prove more so when the 
deteriorating housing standards in some of its sections are improved. 

In addition, Federal, State, and local legislation have developed 
various form,s of assistance to builders to attract the construction of 
residential properties. There are currently 237,000 units in publicly 
owned and publicly aided housing projects in New York City either 
completed, under construction, or in planning. These units are made 
available under the following programs: First, the F ederal and State 
low-rent public housing; second, New York City no-cash-subsidy pub
lic housing; the New York State housing companies law; the New 
York State limited profit housing companies law; the Federal title 
I program; and the New York State redevelopment companies law. 

All of these programs have been covered for some time by various 
State and city laws barring discrimination in the rental or sale of 
units on the basis of r ace, religion, or national origin. The existence 
since last April 1 of the fair housing practices law now extends the 
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This new law should serve as a significant factor not only in making 
more housing available on an open-occupancy basis, but in relocating 
m,inority families who live on proposed housing sites to decent homes 
in the general supply. 

During the postwar period the concentration of minority families 
in certain sections of the city gave rise to the term "slum ghetto" and,. 
yet, even with these concentrations building up, many of us lose sight 
of an equally insistent pattern of dispersion developing-and-that was· 
referred to by Dr. Horne in pointing out the charts. In 1957 iwe found' 
Negroes living in 187 census tracts where there were no Negroes living 
in 1950. In 207 other tracts we found an appreciable increase in the· 
number of Negro residents where 7 years earlier there had been 
negligible numbers. May I add, also, that 72 percent of these tracts· 
had a housing inventory which was superior to standards of the city 
housing as a whole. This erosion of the so-called restricted neighbor
hood is already being felt in the constant expansion in the number of 
dwelling units available to minority families in process of relocation. 
During the year ending March 31, 1958, almost 10,000 families, many 
of them minorities, were relocated to new homes. 

The concern expressed officially in New York City in regard to· 
housing discrimination stems from an understanding that such prac
tices affect the well-being of the entire city. While most of us condemn 
discrimination on moral grounds, many of us are too slow to recognize
the very practical issues at stake. We must plan for the future or face, 
chaos. We must plan with the resources available and for the people· 
who live here. We must plan wisely and prudently, and this can be· 
accomplished best in a housing market where people have maximum 
mobility to live according to their desires and according to their
incomes. A similar responsibility confronts the Federal Government. 
Urban renewal is a national expression of new-found vitality. As Dr. 
Luther Gulick, who is our former city administrator, recently pointed" 
out-and I quote: 

Metropolitan reconstruction has now become the foundation of our national' 
power. By this token, it is from now on a necessary and inescapable interest 
of the Federal Government. To keep America where she belongs, at the forefront 
of the industrial, commercial, and cultural world, we need urban renewal not 
just here and there where local people can raise the money and have the leader
ship for action; we need it everywhere as a national policy. 

We have noted that the cities of the Nation are attracting larger
and larger proportions of our population. It is logical, therefore, that 
Federal concern should also center upon the growing problems of 
urban areas, and, in this case, upon the whole complex we call New 
York City. 

If we are to do a job here in urban renewal, we must be assured an 
increased and sustained flow of renewal funds. Sporadic allocations: 
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·of funds are wasteful and prohibit sound planning. Can we count on 
;an adequate reservation of funds for a 10-year program to rebuild our 
city? 

New York's public housing program, long a pioneer in breaking bar
riers of discrimination, must get more Federal support. Can we count 
on greater flexibility in determining income and rent standards to 
assure more balanced occupancy. Can we count on cost limits per 
dwelling unit which recognize realistically the high cost of slum clear
ance in our city? 

The urban renewal concept embraces more than housing units. It 
involves all the facilities that accompany normal urban living. Can 
we count on Federal assistance to provide more schools? 

And, perhaps most important, is Government's responsibility to spur 
private enterprise. We see increasing evidence that the private devel
oper is ready and willing to provide housing on an open-occupancy 
basis. This is the builder's legal and moral responsibility to his com
munity. Can he count on more liberalized FI-IA mortgage terms so 
that he, in turn, may build open-occupancy housing ? Can he expect 
larger Federal National Mortgage Association special assistance for 
:apartment mortgages? 

Can he expect direct low-interest loans to develop cooperative 
projects~ 

These are questions we, in New York City, sincerely hope can be 
answered by the Federal Government. I do not expect that any of 
these recommendations for Federal action will singly or in combina
tion solve the problem of discrimination in housing; but, with the help 
of responsible local officials and businessmen who recognize that equal 
rights are more than mere legalisms, we can help put discrimination on 
the run-and keep it on the run. 

Thank you. 
Commissioner HESBURGH. Thank you very much, Mr. Felt. 
I would like to ask if the other Commissioners have any questions 

they would like to address to Mr. F elt. 
Dr. Ha.nnah. 
Chairmanl-IANNAH. Ihavenone. 
Commissioner HEsnunGH. I would like to ask you, Mr. Felt: In 

your opinion, is the urban renewal program, as it is being adminis
tered right now, doing all it can to protect equally the various mi
nority groups involved in our large cities? 

Mr. FELT. The urban renewal program? 
Commissioner fusBURGH. That is right. 
Mr. FELT. I believe it is. 
Commissioner HEsBURGH. One other point I thlnk may be more 

persuasive to-
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Mr. FELT. May I say filiis: I think we require an expansion of our 
'urban T-enewal program. The urban renewal program, within the 
limits of its operation, is doing all that it can, but I think if it were 
expanded, if it were doubled, if it were tripled, we could do very much 
more. 

Commissioner HEsBURGH. I get the impression in hearing you talk 
and in other things that I read that this is an explosive program, an 
explosive problem that is coming upon us like a tidal wave. We 
speak of it a great deal in regards to schools and education. It seems 
to me in the cities, where the whole complex and living habits of our 
population are moving toward city and urban communities, it is 
coming on us so quickly that unless there is a great deal of planning 
on a nationwide basis we are going to be in real trouble in a few 
years. 

Mr. FELT. That's correct. 
Commissioner lIEsBURGH. Is that a fair statement i 
Mr. FELT. Yes. 
Commissioner HEsBURGH. One other thing I was wond~ring about: 

I am sure this came up in various groups that you have been .on in 
your life. Is it not true that the city will find, in its disbursal of tax 
funds, the most costly areas are those where we have the poor housing, 
in terms of fire, police, health protection, and so forth, and that ac
tually, while it amounts to a great capital outlay to clear slums and 
rehabilitate housing, this in the long run may be a great saving on the 
total tax-piqture of the services confronting a large city i 

Mr. FELT. That is correct, because continua;I dispersion of our 
people to outer areas will not only require the development of needed 
facilities in those outer areas, but would leave unutilized the cities 
already developed in the core areas. 

Commissioner HEsBURGH. And, Mr. Felt, finally, do you have any 
reaction to the suggestion that was made by Mr. Schwulst and reiter
ated by our last two speakers, Dr. Marrow and Dr. Horne, regarding 
the advisability of some kind of a Federal study group to look at this' 
total program and to plan some kind of gradual progress~ 

Mr. FELT. I concur completely. 
-Commissioner HEsBURGH. Thank you very much, Mr. Felt, and all 

the others who have helped us here this morning. 
By some minor miracle, we are closing this session exactly on time. 
I would like to suggest, before we adjourn, that the members of the 

New York Advisory Committee of the Civil Rights Commission and 
any members of the committees from Rhode Island, Kentucky, Ver
mont, and Alaska who are present in this room come forward and 
make yourselves 'known because, all of a sudden, the Commission 



129 

would like to say hello to you and thank you for your help in this, 
matter. 

If there are other delegates from other States, :from other advisory
committees, we would appreciate it very much if they would likewis& 
come forward. 

The meeting is now adjourned until 2 o'clock. 
(Whereupon, at 12 :14 p.m., the hearing ·wns recessed, to reconvene 

at 2 p.m., of the same day.) 
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The hearing reconvened at 2 :02 p.m., Commissioner Hesburgh 
presiding. 

Commissioner I-lEsBoRGH. Mr. Tiffany, will you kindly introduce 
our next speaker? 

Mr. TIFFANY. The next witnesses are the chairman and members of 
the New York Housing Authority. Their statement will be presented 
by the chairman, Mr. William Reid, who has held many posts in the 
government of the city of New York, including chairman of the 
Board of Transportation and a period as deputy mayor of the city. 

The other two members of the New York Housing Authority who 
are here with Mr. Reid and may participate in the questioning are 
Mr. Francis Madigan, former regional counsel of the Housing and 
Home Finance Agency, and Mr. Ira Robbins, a true veteran in the 
field of housing in this country. Mr. Robbins was acting commis
sioner of housing and deputy commissioner of housing in New York 
State during the war and has been president and chairman of the Board 
of the National Housing Conference. 

Mr. Reid. 
Commissioner HESBURGH. Would all three of you please step up? 
Go right ahead, Mr. Reid. 

STATEMENT OF WILLIAM REID, CHAIRMAN, NEW YORK CITY 
HOUSING AUTHORITY, ACCOMPANIED BY FRANCIS V. MADIGAN, 
VICE CHAIRMAN, NEW YORK CITY HOUSING AUTHORITY AND 
IRA S. ROBBINS, MEMBER, NEW YORK CITY HOUSING AU
THORITY 

Mr. REID. }4r. Chairman and members of the Commission·: I have 
come up with a terrible throat in the last couple of days. So, I hope 
you will forgive me. If you can't make out what I am saying, let me 
know. 

My name is William Reid. I am chairman of the New York City 
Housing Authority. The other members of the authority are also 
present, as you may note. They are Mr. Francis V. Madigan, vi ce 
chairman, and Ira S. Robbins, the third member of the authority. On 
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May 1, 1958, we three were appointed by Mayor Wagner to direct the
operations of the New York City Housing Authority. 

I appreciate your invitation to appear before you today to tell 
you something about the authority's operations, particularly as they 
relate to the problem of integration. I will outline our approach 
to this problem, our successes a.nd failures to date, and the goals we· 
are strivil).g to achieve. 

The New York City Housing Authority began its activities as a. 
public agency in 1934. It is today the largest single operator of 
residentfal accommodations in the Nation. We currently have· 
approximately 102,000 completed apartments which are occupied by 
low-income·· families for whom the private real estate industry has. 
been unable to provide quarters at rentals these families can afford .. 
When the program now underway is completed, we shall have 150,000 
apartments for persons a.nd families of low inc;ome. Our large-scale
program has 'been made possible by the fact that both the State and· 
the city have, in our case, been willing to undertake responsibility 
for low-income housing over and above that provided by the program 
of the Federal Government. Subsidies provided by the Public Hous
ing Administration account for 38,000 of the apartments which we· 
now have in operation. State loans and State and city subsidies, 
have made possible another 38,000 apartments which are today in 
operation. In addition, we have 26,000 apartments in developments,, 
with no cash subsidy, which were constructed with the assistance of 
the city of New York through pa1tial tax abatement and through: 
the guarantee of authority bonds by the municipality. 

In 1939 the State of New York adopted its public housing law~ 
That law forbids discrimination on the basis of race, creed, color,. 
or national origin for all public housing purposes. Since the initia
tion 0£ its program, this authority has had a large excess 0£ appli
cations for the apartments provided in public housing developments. 
The selection of tenants generally has been on a citywide basis, with, 
priority given to those families who demonstrated the most urgent 
need for housing. 

The ba.n against discrimination, together with tenant-selection 
policies, resulted in a successful pattern 0£ integration in most hous
ing developments. Families of various racial, ethnic, and religious: 
backgr~unds who, for the most part, had formerly lived in the segre
gated sections of the city moved into housing projects to live as· 
neighbors in. the same buildings and on the same floors. Only three 
housing developments built in concentrated minority-group areas· 
faileq to establish a good pattern of integration. 

The operation 0£ New York City's public housing developments: 
on a completely integrated basis was eminently successful until after 
the end 0£ World War II. The program won national recognition as; 
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a model for the demonstration of racial integration and as a guide to 
feasible techniques and methods. The racial occupancy of the devel
opments remained stable. The rate of removal was extremely low, 
demonstrating the willingness of families of various racial, religious, 
and nationality groups to live next door to each other. The acceptance 
of integration went beyond mere residence. In their community ac
tivities and in their tenant organizations the occupants of the develop
ments acted on a fully integrated basis. Several developments in 
New York City were among those studied by Morton Deutsch and 
Mary Evans Collins. Their report, "Interracial Housing," published 
in 1951, showed that good intergroup relations were enhanced when 
various ethnic groups lived in public housing as neighbors. I quote : 

The integrated interracial projects in comparison with the segregated biracial 
projects were characterized by-

1. Many more instances of friendly, neighborly contacts between members of 
the different races. 

2. A socia l atmosphere more favorable to friendly interracial associations. 
3. A more closely knit project community. 
4. More favorable attitudes toward the Negro people in the project and also 

toward Negro people in general. 
5. More favorable attitudes also toward the Chinese, although here the dif

ferences between the two types of projects were smaller. 
6. More favorable attitudes toward living in an interracial project. 

After the close of World War II, the authority witnessed a gradual 
growth of problems. Some of the developments became occupied 
predominantly by Negro and Puerto Rican families. The policies 
which had proved so successful in advancing integration prior to 1947 
were found inadequate to cope with the problem. 

We have given very careful consideration to the factors and circum
stances which have brought about this change. We find that they are 
numerous and complex. They reflect the influx into New York City 
since the end of the war of many hundreds of thousands of Puerto 
Rican families and of Negro families who have migrated from the 
South. The extent of occupancy of substandard and slum apartments 
in the city by nonwhites has increased. The factors reflect also the 
results of clearance activities in connection with title I, public housing 
and other public improvements such as schools, hospitals, bridge and 
tunnel approaches, which in the past few years have resulted in the 
displacement of very large numbers of minority families. Nonwhite 
families constitute almost half of the families who have been displaced 
to make way for title I developments and slightly more than half of 
those who have been displaced for public housing. 

The difficulty of the displaced nonwhite family in finding private 
housing has increased the proportion of nonwhite applications for 
housing in our developments. Under the law every family in a fed
erally aided public housing development must pay at least one-fifth 
of its income for rent. We find that as incomes rise many white 
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families prefer to move rather than to pay that substantial proportion 
of their income for rent. On the other hand, many minority-group 
families, knowing that they cannot find adequate accommodations 
in private housing, remain and pay the one-fifth required by the law. 
Due to the Housing Authority's policy of assigning apartments on 
the basis of need for housing, the large number of nonwhite tenants 
being displaced by public improvements has increased the proportion 
of nonwhite tenants in a number of the authority's projects. Where 
this occurred on such a substantial scale, white families began to move 
and, conversely, only a small proportion of white families would accept 
placement in those developments. This authority now is housing 
approximately 40,000 Negro and 17,000 Puerto Rican families. They 
constitute about 57 percent of the 102,000 families living in our devel
opments . They are not well distributed throughout the 87 operatin<r 
developments-instead they constitute the majority of tenants in 49 
of them-and the once well-integrated character of the communities 
has been lost. 

One of the first acts of the three new members of the authority 
after :ippointment on May 1, 1958, was to examine the integration 
situation. It appointed a consultant on race relations to assist in the 
development of a program to restore and preserve integrated occu
pancy. With the assistance of our race relations consultant, we are 
developing approaches which we believe will ameliorate the problem 
in existing developments and will help achieve and maintain well
integrated developments in the future. ,ve shall be aided considerably 
by a State law passed in 1957 which gives a priority to those persons 
and applicants who reside within a mile radius of a development. 

I would like to comment briefly on the approach we are taking. 
In the matter of planning and site selection it is important that hous
ing be placed in areas which are conducive to integration. It is our 
feeling that open land sites, away from minority and ethnic concen
trations, offer the best possible opportunity for integration. Sites in 
fringe and peripheral areas also lend themselves to this purpose. 
However, the housing in congested and slum areas with high minority 
concentration has deteriorated to such an extent that it will not be 
ignored, nor will such areas be excluded from our program. 

In choosing sites we are endeavoring to ascertain, through studies 
of the surrounding area, those aspects relating to community facili
ties, educational institutions, and income leYels of the residents of 
the area which would indicate that a successful integrated develop
ment could be accomplished. Further, the authority is emphasizing 
the development of smaller projects which will better lend them
selves to becoming a part of the surrounding community. 

,ve would like to see a better balanced distribution of all racial 
and economic ethnic groups in each area. Toward that end we have 
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recently made major decisions affecting two areas of the city. On the 
lower east side of Manhattan, an area of the city which has had ex
tensive redevelopment with subsidized public housing, we have de
cided to build two medium-rent developments in place of two devel
opments requiring cash subsidies originally authorized for the sites. 
Similarly, in a section of the east Bronx, which has had considerable 
new subsidized public housing in recent years, we have established 
higher rents for the newest developments which will open in several 
months. Since one of the community benefits of economic diversi
fication is racial and ethnic diversification as well, we expect these 
<;hanges to aid integration in all the developments of each area. 

Much of the success of achieving such a goal depends on active, 
interested community participation and support for the public hous
ing program. A community relations program under the direction 
-0f our race relations consultant is being established for several areas 
-0f the city. The program involves working through established or-
ganizations on a broadly representative community basis. It is ex
pected that these organizations will serve as a means of communica
tion between the Housing Authority and the community and provide 
for our developments a higher degree of community acceptance. By 
far the greatest number of developments are in areas reflecting broad 
racial and ethnic population distributions. An active interest on the 
part of the people in these areas in our developments, we feel, will 
result in a broader and more representative tenancy. 

Tenant relations have, for the most part, been excellent in our 
housing program. Some situations have been brought to the atten
tion of the Racial Relations Department, and I am happy to state 
they have been solved and have not given any indication of the exist
ence in developments of serious racial or religious friction. 

Perhaps the most vital part of our intergroup relations program 
is evidenced by the role of the Housing Authority in the community. 
Not only do we work actively with most of the local community 
groups, but also in close association with the Commission on Inter
group Relations, Board of Education, Youth Board, and the City 
Planning Commission. This area of operation, I feel, will become 
the focal point for a realistic and strong program, and one which 
will go far in assuring the city of New York that its public housing 
program will be representative not only of the city's interest in inte
gration, but will demonstrate how such interest can be translated 
into reality. 

The public housing program has provided 67 community centers 
which are serving as a focus of neighborhood recreation for chil
dren and adults. They are all operated by private or public social 
agencies on an interracial basis and have provided one means of 
advancing intergroup relations. Similarly, the 62 children's centers, 
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through parents' groups, serve as an adjunct to the intergroup rela
tions program. 

The authority has for some time operated an intraining program 
for members of its staff. While in the past these courses have em
braced instruction and discussion of human and racial relations, we 
have started more intensive intraining activities on these two points. 
As time goes on, this instruction will become still more intensified 
and further delineated so that all segments of the authority's person
nel will benefit from it. Persons expert in these fields, both in public 
and private agencies and institutions, will be called on to share their 
exr,~riences with our staff. 

I have reviewed with you a brief history of the large-scale opera
tion of the New York City Housing Authority. Based on our expe
rience, the following conclusions are drawn: We must have an ade
quate housing program. In large part, the problem of discrimina
tion and imbalance of racial groups stems from pressures caused 
by the dislocation of many thousands of families by all sorts of pri
vate and governmental activities, such as highways, schools, urban 
renewal, and slum clearance. At the same time, these necessary 
redevelopment programs must be continued. We, therefore, endorse 
Mayor Wagner's proposal to the Senate Banking and Currency Com
mittee last week of increased Federal aid to housing, including resto
ration of the low-rent public housing program authorized in 1949. 
In addition, greater flexibility must be given local authorities to 
set income limits at levels adequate to meet the needs of all ethnic 
and economic groups in the lower-income category. 

We have accumulated material on the ethnic background of the 
people living on the sites of future developments and of the tenants 
of our developments. We would be happy to furnish any of our data 
that the commission considers might be useful to them. 

The Housing Authority has been one of the most active and effec
tive agencies in implementing New York City's policy of nondis
crimination in residential housing. 

Study of the authority's record will show that integrated housing 
is both feasible and practical. We believe that, in the course of time, 
this demonstration of the possibilities of racial amity may prove to 
be one of our most significant achievements. 

Thank you, gentlemen. 
Commissioner HESBURGH. Thank you, Mr. Reid. 
I »ould like to ask you a few questions, and I »ould like to pref

ace my questions this afternoon by saying if I appear to be the 
advocatus diaboli, the devil's advocate, I a.m not doing this because 
of any persona.I conviction on the side of the question I am asking, 
but because I think it is important we speak frankly of the problem 
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you people have :faced frankly and have met with great success, 
I think. 

We hear that a great bottleneck in decent housing in any large 
city is the question of providing housing for low-income groups, and 
we have also heard that when low-income groups are moved into a 
housing project the thing tends to deteriorate very quickly. Is this 
true in your experience or is it not? 

Mr. REID. I don't think the low-income people per se are the cause 
of any disintegration. You must realize, I think, that in the low
income :families there is an average of four children in the :family. 
As a general rule, we have eight apartments on a floor. Thaf,, 32 
children on a floor. Any number of the apartments have 10 floors, 
which gives you 320 children. Some of them go to 20 floors, giving 
you 600 children in one building. Now, you multiply that by 10 
or 15 buildings in 1 development and that will give you some idea 
of the number of children we have in these projects; and, children 
being children, why, you get into all the various phases of-well, 
little quirks of all kinds that sometimes cause trouble and sometimes 
are no different than you find in the large apartments ,vhere the 
people are paying $50 or $75 a month and they have four or five 
children. We do endeavor to have playgrounds for them. 

There's one thing you can't possibly furnish. You can't have com
fort stations, for example, enough on the ground, to take care of all 
of these children and, kids being kids, when they want to, when they 
have to go someplace, they wait until the last minute and then they 
run like the devil and, if they manage to get on the elevator at all, 
by this time they have waited so long they either have to wet their 
pants or wet the floor of the elevator. 

Now, some people call this disintegration in projects. There are 
all kinds of problems that enter into this thing, and there are all 
kinds of things we're trying to do to see how we can improve them. 
We could only answer your question, I think, by inviting you out to 
some of these projects so you could see them and see what's going 
on, and that's how we're finding out about all these jobs and all these 
problems. 

As I indicated in the testimony, we have some 87 jobs that are 
actually fully occupied. So far we have visited over 50 of them in 
our approximately 9 months in this job, and we just don't go and 
say hello to the manager and hello to the superintendent; we go from 
the heating plant right on up to the roof and, in the process, we 
generally make it our business to visit some of the tenants, particu
larly those whom we've received letters from, and in this way we 
are learning a great deal, and it is only in this way can anyone really 
appreciate what a tremendous chore this is. 



140 

Remember, while we have 102;000 apartments, these 102,000 apark_ 
ments contain approximately .450,000 people and that is about" 51/z 
percent of the population of tlie city of New York. Now, I don't 
know whether I have answered your question, "Father, or not. • 

Commissioner I!ESBURGH. No. You have done very well. As a. 
matter of fact, you have done magnificently considering the way 
we've had you talk so long with you:c voice giving you trouble. Maybe
we ought to pass on to the gentlemen to your right or left and· give· 
you a rest for a moment. 

Mr. REID. .All right. 
Commissioner IfEsBURGH. We are very grateful to you for your 

discussion so far. 
Mr. REID. Thank you. 
Commissioner HESBURGH. Mr. Madigan, could I ask you a question i 
Mr. MADIGAN. Yes. 
Commissioner·HEsBURGH. Do these housing ®its tend to become 

nonwhite~ Is this the general tendency or is there such a tendency~ 
Mr. MADIGAN. I would say there is a tendency in some areas; but 

I wouldn't draw a general conclusion. You see, we have the difficult 
problem of not only trying to locate or relocate the tenants from our 
own sites, where we have come in and cleared a slum area, but we also 
cooperate with the city and the Board of Education-the city is fight
ing• one program, the Board of Education the school program-or if 
there is a highway program, so that we get a cross section, I would 
say, of the entire population of the city of New York who are apply
ing for apartments in our developments; but I would not draw that 
gener:al.conclusion. 

It is true that some of our developments have more minority families 
than others, but that, in and of itself, does not make that development 
any less desirable. 

Commissioner HEsBURGH. Let me put it another way: Is there a 
tendency for the white occupants to leave after the nonwhite occupancy 
gets to a certain level~ 

Mr. MADIGAN. I would say that would be so-
Commissioner llisBURGH. What would be the normal-
Mr. MADIGAN. In many instances. 
Commissioner llisBURGH. What would be the breakoff point there~• 
Mr. MADIGAN. Well, the breakoff point we have been trying to 

.decide for ourselves, -and we would say that when 'the nonwhite or, 
rather, the white occupancy gets below 60 percent then you have a 
marked increase in the moveout of the whites. 

Commissioner llisBURGH. Do you adopt. anything like a quota 
eystem~ • 

Mr. MADIGAN. No; we do not. 
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Commissioner HESBURGH. You don't favor this? 
Mr. MADIGAN. No; we don't favor the quota system as such. 
Chairman HANNAH. Are these whites that move out of one of 

your establishments permitted to move into another one somewhere 
else or do they have to get themselves out of your housing entirely? 

Mr. MADIGAN. No. vVehave a policy under which we will not move 
a family from one project to another unless they have been in residence 
at least 1 year. 

Now, it may be that some of these families who have moved out 
have moved out because they require more room and we can accom
modate them in another one of our developments. 

Commissioner HESBURGH. I would like to ask Mr. Robbins a ques
tion, if I might. Mr. Robbins, would it come under your authority, 
the authority of your group, to try to do something about
you mentioned the possibility of doing something about-Harlem, 
for example. How would one begin in that sort of problem? Don't 
you get awfully discouraged just at the thought of moving in? And, 
yet, all of us would, I think, agree that here is something that really 
needs help. How would you approach that? What is the jugular 
vein of this problem? 

Mr. Ronnrns. I don't think we can solve the problem of Harlem 
remaining an area of predominantly Negroes unless we do a job of 
city planning on a very large scale and replanning Harlem in its 
entirety. The mere placing of a housing development here and there, 
even at frequent intervals, is not going to change the segregated 
pattern of living. 

It seems to me that Harlem, which was one of the fine residential 
areas of this city when it was not overcrowded, can only again 
become a fine and attractive residential area and not overcrowded and 
integrated if it gets a number of things besides good housing 
developments. 

It will need more schools, more libraries, more parks. A Lincoln 
Square cultural center could do a great deal for Harlem. Theaters, 
all the things that go to make up a good residential neighborhood, 
that attract people, are needed in Harlem besides housing 
developments. 

We cannot, in the light of the deterioration of strnctures in 
Harlem and with Harlem overcrowded, ignore those conditions and 
say we will not put housing developments there. We would much 
prefer, however, to place our housing developments on vacant land 
so that we can draw people out of Harlem, relieve some of the over
crowding, establish an integrated pattern outside of Harlem, and then 
reduce some of the exorbitant prices that owners can get because of 
the overcrowding, acquire land for many public purposes in Harlem 
and strive toward an integrated community. 
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This, I am unhappy to say, 1s a very long-range program and 
approach. 

Commissioner HESBURGH. Is there work being done in this program 
at present1 

Mr. ROBBINS. I believe this is one of the items on the agenda of the 
City Planning Commission. It obviously is not the function of the 
Housing Authority, which, of course, cooperates with the City 
Planning Commission; but, in the light of the fact that I have made 
the point that many, many public improvements are needed and in 
light of the fact the City Planning Commission is the agency that 
proposes the capital budget for the city, I think that, in the first in
stance, it's one of the functions of the City Planning Commission to 
plan for the revitalization of this and many other communities and 
neighborhoods in the city. 

I think Mr. Reid would like to add to that. 
Commissioner HEsBURGH. Yes, sir. 
Mr. REID. I would just like to say to this, Mr. Chairman and 

gentlemen, I was up at a meeting last Thursday in Harlem. The 
borough president of Manhattan has the borough divided into planning 
districts, and Planning District No. 10 is in H arlem, and the meeting 
in Harlem on Thursday was just along the lines that we are discussing 
here today, and the discussion that Mr. Robbins indicated would be 
required to carry out any sort of a program up there was just this 
sort of thing they were talking about. Most of the people there were 
Negroes, and they're very, very interested in seeing this area re
habilitated. They realize it is a long pull. It is just going to be 
perhaps a little longer than some of the things that this city has 
seen for the past 120 years. 

First, we had a great influx of the Irish, and they all settled in one 
or two or three areas of the city, just because they knew somebody 
there and they knew no one else in the city. They were followed by the 
Germans, and v,e still have German sections in the city of New York 
today. Then the Italians came along, and we had tremendous Italian 
areas. Then the Jewish people came in. They're all mixed in now. 
They're all over the city. This is going to be a long, long pull, but 
I'm firmly convinced that you're going to see the Negro and the 
Puerto Rican population integrated all through the city. It's going 
to take many yea.rs, but I'm convinced it's going to come about just 
as the others have all mixed in. 

Commissioner HESBURGH. Thank you very much, Mr. Reid. 
think Dean Storey would like to ask a question. 

Vice Chairman STOREY. Go ahead. 
Commissioner HESBURGH. No. You go ahead. 
Vice Chairman STOREY. Mr. Reid, I notice in your statement you 

referred to the fact that the problem had become enlarged by the great 

I 
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influx from the South, that is, Negroes from the South, and the 
Puerto Ricans from Puerto Rico since World War II. Have many 
of the Puerto Ricans settled in Harlem, while we are talking about 
Harlem? 

Mr. REID. They are in some sections of Harlem; yes. In fact, they 
are throughout all the sections of the city-all sections of the city. 
wouldn't say there are too many of them in Harlem; not to my knowl
edge, anyway. 

Vice Chairman STOREY. It is not a problem as to numbers in Harlem, 
then? 

Mr. REID. That's right. 
Vice Chairman STOREY. Then you made a statement, I believe, that 

out of all this development, which is very worthy, only three problems 
existed or three problem areas. Do you mind telling us what those 
were? You referred to three problem areas. 

Mr. REID. They referred to the jobs that were done prior to the war. 
Vice Chairman STOREY. Oh, prior to World War II? 
Mr. REID. That's right. 
Vice Chairman STOREY. They have been corrected since then? 
Mr. REID. No; no. They're just the same as they were then. 
Vice Chairman STOREY. What are they, if you might--
Mr. REID. They're Negro, mostly. 
Vice Chairman STOREY. Mostly Negro? 
Mr. REID. That's right. 
Vice Chairman STOREY. And what kind of problems arise? Is it a 

question of discrimination or what? 
Mr. REID. No. It is, just as Mr. Madigan pointed out, the fact you 

can't keep the white people, when you get more than 40 percent of the 
Negro population--

Vice Chairman STOREY. I see. 
Mr. REID. In these projects. 
Vice Chairman STOREY. I see. Thank you. 
Commissioner HESBURGH. I would like to ask one more question. 

Mr. Madigan, do you think the conditions in public housing could gen
erally be improved if there were certain services and supervisions pro
vided possibly in the Federal Housing Authority or incorporated in 
their total program that are not normally provided by private land
lords? 

Mr. MADIGAN. Well, I don't know of any private landlord-and I 
live in an apartment-who supplies the tenants of our public housing 
developments or any public landlord that would supply, rather, the 
tenants of our public housing developments the services that they get. 

It isn't from lack of services, as far as that is concerned. We may 
be restricted occasionally by tight budgets and maybe a few rules and 
regulations which, in the planning stage, might cause complications by 
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reason of economy in the operation stage, so that your maintenance 
might be a little bit more than it normally would be by reason of the 
economy in the development cost of any particular development. 

Is that--
Commissioner HEsBURGH. Yes. 
Mr. ROBBINS. May I--
Commissioner HESBURGH. I think Mr. Robbins wants to add to that, 

too. 
Mr. RomnNs. I am not sure whether your question referred merely 

to physical services or such things as social services. 
Commissioner HESBURGH. I was thinking more of--
Mr. RonBINS. There is no question in my mind that the low-income 

families in this city and in every city of the United States require much 
more than good housing in order to assist them to live a satisfactory 
and healthy life. 

There are families who are not accustomed to the complexities of 
urban living. They require education and advice and counseling on 
good housekeeping. They need advice as to the community agencies 
which can help them, the clinics and the hospitals. They need people 
who can speak their language. That's especially true of the Spanish
speaking population in public housing. Some of the material which 
we furnish to them in the way of instructions and memoranda should 
be in Spanish. 

That type of service is needed, and I think that the Housing Author
ity should not become-and we are all agreed-a caseworking agency, 
but it must have staff which can be a liaison with the social service 
and educational and health agencies of the city; and, to have a com
pletely satisfactory community in a public housing development, which 
-0:ften houses many thousands of people, we must bring all the resources 
of a community, whether they're public or private, to these families, 
and for that reason I believe we are the first housing authority in the 
country that is setting up a social consultation unit, in which we will 
have, in addition to our long-existing community center program, 
caseworkers who will be assigned to the authority. 

One caseworker will be assigned to our Tenant Selection Unit so 
that in examination of the application the background of the case
worker can be brought to bear on the question of whether or not the 
family will present any problems of a health or behavior nature. We 
will have a case1,orker on our Tenant Review Board, which deals 
with the more difficult applications and with cases where tenants have 
been recommended for eviction by the manager. In some cases the 
background or experience of a social worker can prevent an eviction 
by bringing a social agency into the picture. ,Ye will ha rn social 
workers on the sites which 1,e dear to help some of these families get 
into public housing ,,here, for some technicality, they may not be eli-
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gible or to help them relocate in a private housing. "\Ve will have case
workers in some of our so-called rehabilitated buildings, which are 
old tenements, which the authority modernized some years ago in 
-order to relocate families who were technically ineligible for public 
housing. 

In addition to that, \Ye have announced that we will have some 
intensive work done in two of our largest developments where we will 
put caseworkers on more or less a permanent basis to work with 
:families that have problems. "\Ve have broken families. We have 
:families with health problems, both physical and mental. We have 
:families who have problems due to unemployment and have difficulty 
in balancing their budget. vVe have families who are reluctant 
to go to the Department of vVelfare for relief, even though they're 
,entitled to it, because it's a matter .of pride with them that for years 
they have not had to apply to a public agency for assistance. 

In addition, ,Ye hope to have enough social workers who can be sent 
out on more or less roving assignments. 

O:f course, I would like to take this opportunity to say that the 
great majority of our developments are most satisfactory places in 
which to live and there are very few of the so-called problem :families. 
Problem families make news. Happy, harmonious living is not news
worthy. That's why we would like the members of the Commission t-0 
visit some of our developments to see what they are like. 

I would like to also point out the fact that the developments which 
are considered problem developments-and they are in a minority
are very often so because of their location, because of the neighbor
hood in which they are placed, and the conditions in those neighbor
hoods, and they are subject to forays by gangs and others who are not 
tenants in the developments, but who find that our play spaces, our 
halls, our rooms are very attractive places for them to engage in extra
curricular activities. 

So, in my long answer to your very short question, we believe that we 
should bring t-0 the families that need the services that are available 
in the community and that this is one way in ,vhich the slur which has 
been cast upon public housing in the press over a period of years-and 
which had its good effects, which brought public attention to some o:f 
the conditions-will be removed. 

I would like this opoprt.unity to tell you that of our 102,000 families 
our study has shown that perhaps 3 percent present some serious 
problems, and of that 3 percent the largest categories are rent de
linquents, chronic rent delinquents, and poor housekeepers, and those 
two categories, in our opinion, are the ones tha.t can be dealt with most 
,easily by our own staff and by community agencies. 

Commissioner l-lEsnunan. That was a very fine answer. I appre
ciate it very much, Mr. Robbins, and Mr. Madigan, too, :for yours, 
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because I think the problem we spoke about this morning was that 
the totality of this problem is not simply a problem of getting a roof 
over people's heads. It is a problem of economic opportunity; it is 
a problem of social and cultural development, and unless these three 
things go hand in hand the roof over the head doesn't solve the 
problem. People are not making the kind of adequate adjustment to 
the normal level of good community living. 

Chairman HANNAH. This is not a very significant question, butt 
Mr. Reid, you indicated in your housing you required a certain per
centage of the family income for rent. Is there no top limit on this? 

Mr. REID. No. I didn't say we required. I said the Federal 
statute required it. It is at least 20 percent of the income. 

Chairman HANNAH. And no matter how high the income becomes 
it is still 20 percent? 

Mr. RErn. No. There is a ceiling. There is a ceiling. 
Chairman HANNAH. I thought there was a ceiling. That is what 

I wanted brought out. 
Mr. Ro1mrns. Under the State law and under the Federal regula

tions a family may remain in occupancy until its income reaches 50-
percent above the admission limits for that family. If the maximum 
income for a family in order to be eligible for public housing develop
ment is $3,000, it may remain in until its income is $4,500 provided it 
pays an increased rent. In the federally aided project the rents are
based upon one-fifth of its income, at least, whatever it may be, but 
$4,500 would be the maximum in that program. 

Commissioner HEsBURGH. Dean Storey. 
Vice Chairman STOREY. One other question: Mr. Robbins, you were

talking about some of these problems which have come from the com
munity in which these housing units are located, and you mentioned 
the gang and the juvenile delinquency, et cetera. Within the housing 
units, themselves, among the occupants, do you have much juvenile
delinquency or much so-called gang warfare in these problem areas 
or is it principally from the outside? 

Mr. ROBBINS. The gang warfare is not in the housing developments. 
There is delinquency. I have tried to indicate that it "ould be a very 
small proportion of our tenancy, but we find that our developments 
may in areas where there are warring gangs on the outside. There has 
been no indication-and we receive very careful reports of everything 
that occurs in the neighborhood--

Vice Chairman STOREY. In other words, generated from the outside? 
Mr. ROBBINS. That is correct, sir. 
Vice Chairman STOREY. Thank you. 
Commissioner HEsBURGH. I think our time is about up, but I want to 

thank Mr. Reid and Mr. Madigan and Mr. Robbins for this very en-
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lightening presentation and I am sure you brought a lot of light to 
some of our problems. 

Thank you very much . 
. Mr. REID. Thank you for the opportunity of being here. 

Commissioner HEsBUJ.WH. Mr. Tiffany, will you introduce the next 
witness. 

Mr. TIFFANY. Mr. Charles Abrams, chairman of the New York 
State Commission Against Discrimination. Mr. Abrams was ap
pointed to the Slum Clearance Commission by Mayor LaGuardia in 
1934 and has been active in the field of housing ever since. He has 
served as counsel of the New York Housing Authority and as consult
ant with the Federal Public Housing Authority. He has been chair
man of the Mayor's Advisory Council Subcommittee on Housing and 
Redevelopment and has authored several books and many other writ
ings on the field of discrimination in housing. 

Mr. Abrams submitted his resignation from the State Commission 
last week, to become effective February 9. You have already heard 
from his successor, Mr. Elmer Carter, who read the message from 
Governor Rocke£ ell er this morning. 

Mr.Abrams. 

STATEMENT OF CHARLES ABRAMS, CHAIRMAN, NEW YORK STATE 
COMMISSION AGAINST DISCRIMINATION 

Mr. ABRAMS. I am a member of the New York State Commission 
Against Discrimination until the 9th of February. The commission is 
an agency created by the State legislature, exists in the executive 
department, for the purpose of preventing and taking action against 
discrimination in public employment and also in public accommoda
tions and in publicly assisted housing and FHA housing. It was 
organized in 1945. 

Chief among the victims of the housing famine in New York State 
are nonwhites, particularly American Negroes. Persons of Puerto 
Rican origin are also affected and, in some cases, persons of the Jewish 
faith. 

In 1957-and I am going to try to answer questions, the factual ques
tions, which your Commission has requested of the State Commission 
Against Discrimination-on the basis of partial census returns, we 
estimated there were 1,260,000 nonwhites in New York State, and 
981,000 of these were located in New York City, another 114,000 in the 
4 suburban counties of the metropolitan area. In upstate areas the 
nonwhite population aggregated about 165,000, by far the largest 
number of which, 76,000, were in the Buffalo metropolitan area. 

Persons of Puerto Rican origin are rapidly approaching Negroes in 
number in the State. About J anuary 1958 the Puerto Rican Depart-

https://HEsBUJ.WH
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ment of Labor estimated that there were 618,000 persons ·of Puerto 
Rican origin in New York City, and the inmigration ranges anywhere 
from 35,000 to 50,000 net per annum. By "net;" I mean that's the net 
residuum. as a result o:f inmigrations and outmigrations from New 
York. Most of the Puerto Rican influx comes to New York City. 

Persons o:f the Jewish :faith are estimated by the American Jewish 
Committee to number about ·2,400,000 in the State, and slightly over 
2 million o:f these are in New York City~ There are also sizable Jew
ish communities upstat~in Buffalo 22,000, in Rochester 20,000 and in 
Syracuse 11,000. 

The persons who are most subject to discriminatory practices .are
the nonwhites. 

The pattern in New York at one f:ime was for nonwhites to live 
in the same areas as whites. You had them in almost every census 
tract. They had to serve the people whom they worked for and had 
to live near the mansions or the better areas, and there was no loss of 
social status, no loss of prestig~, no threatened loss to monetary values 
as a result of their living nearby-and you can find the same pattern 
in areas o:f the South and in other parts of the country; but when 
the Negro migration accelerated, after about 1914, you began to have 
an accent upon social status and fear of loss of neighborhood associa
tions, :fear of loss of real estate values, and, partly because this ,was 
accelerated by Federal policy from 1935 to about 19"50, when the 
Federal Government actually, through its manuals in FHA. and in 
other departments, advocated racial restrictions in new subdivisions, 
we had a whole generation virtually o:f people brought up on the basis 
of these :fears, and racial-restrictive covenants began to move with 
epidemic speed in almost every section, every suburban section, of the' 
State and in other parts of the Nation. The result is that there is 
fear now of any Negro movement into any white ·area, and this is.on~ 
of the problems which has sparked all sorts of discriminatory and ex:
~lusionary activities, which. is part of the problem facing New York 
State and other States. • 

The nonwhites are becoming, partly due to these restrictions,• .in
creasingly concentrated in the older central areas of the cities; anci 
there has been a sharp extension of these older Negro ghettos, so that 
they are now of substantial size. For· example, an area of Syracuse 
which was about one-fifth Negro m. 1940 had become almost two-. 
thirds NE\,OTO by 195'7. Areas in Brooklyn which were partly Negro· 
are now very substantially Negro. 

Partly because of the fact that the minorities are concentrated 1n 
these areas, they are deprived of free movement, free movement which 
is- one of the great rights in America, because I don't think you can 
have freedom of movement, freedom to move to areas of opportunity, 
freedom to raise your family, freedom to live a normal life, unless 



149 

there is freedom of movement, and implicit in freedom of movement 
is the right to live in housing of your choice and in areas of your 
choice. That virtually doesn't exist for minorities in New York 
State and, I venture to say, in other areas of the country; and, so, 
the housing problem, itself, has become the base of the whole dis
crimination problem in the United States. 

Simply outlawing the right of a landlord to refuse housing, while 
it would be helpful, is not going to solve the problem unless you 
increase the housing supply and make it available to all people on 
the basis of their ability to pay, and this, basicall y, is the main dis
crimination, that is, the failure of public authorities to provide housing 
for people who are not accommodated by the private market. 

Part of the process of this exclusion, and part of its result, is the 
fact that overcrowding has increased among these families. In the 
last census it ,,,us demonstrated that Negroes are four times as over
crowded as "hites, and that has increased sharply since then. ,ve 
find that in areas of Buffalo, which we have surveyed, "·here there 
were 250 or more no,w.-hites in 1950, occupancy of more than 1 person 
per room was reported in almost 18 percent of Negro d"-ellings com
pared to 11 percent of white dwellings. So, overcrowding has 
increased. 

Then over 50 percent of all clwellings in these areas lacked a private 
bath or flush toilet or were located in a structure needing major 
repairs. 

When you get overconcentration, compulsory concentration, caused 
and accelerated by social and economic and, in some cases, political 
restrictions, naturally even if the Negro can pay the market price of 
housing he finds that he has to live in substandard housing; and while 
over 50 percent of all dwellings lacked the private bath or Hush toilet 
in an area like Syracuse, which we sampled, the comparable figure for 
the city as a " ·hole was 13.5 percent. Forty-two percent of the units 
in this city lacked central heating. Less than 10 percent of dwellings 
in the city as a " ·hole lacked this feature, which has come to be re
garded as normal in American homes. Over a quarter lacked hot 
water. The comparable figure for the city as a whole was less than 6 
percent. Now, I have seen dwellings in New York City, on tours 
that I have made, in which you find 6 or 7 persons living in a single 
room, where there is only 1 toilet for 25 families living in 1 house. 

No matter how you correct the violation-and there has been a great 
deal of talk about correcting violations and putting landlords in jail, 
all of which has fine tonal quality, but in my opinion the real problem 
hasn't been faced in New York City. It hasn 't been faced by the 
Federal Government. The real problem we are facing today is an 
increasing amount of overcrowding, and you are not going to ease 
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this overcrowding by continued slum clearance, by urban renewal, 
by outlawing discrimination in a legal sense. You can only solve 
the problem by meeting it head-on as a housing problem. 

Now, you've got to anticipate that when people are living under con
ditions of that sort juvenile delinquency must be the byproduct, that 
all sorts of the social distortions must be the result. 

There is no place in which to raise a family decently when people 
are overcrowded in one room, when as much as 40 percent of their in
come goes for rent-and I might say that on a per room basis the 
highest rents that are being paid in the city are by the poorest families, 
by the Negro families. Seventeen to twenty dollars per week is not 
unusual in Harlem per room per month-$80 a room-and that's the 
cost of a new room for a white family in the private market. 

You find the same situations in Buffalo. In Buffalo non-white-oc
cupied housing in tracts with 250 or more nonwhite families lack run
ning water twice as often as the homes of their white neighbors and, 
yet, Negro families that we surveyed do not pay appreciably less than 
the neighboring white families for rent. There is a difference of only 
68 cents per month in the median rentals paid by the two groups. 

Now, one of these problems of many nonwhite families is, of course, 
income. In the New England States nonwhite income is only about 
65 percent of that of whites, and they are always the families who feel 
the brunt of depression first. In the recent recession you had twice as 
many nonwhites unemployed as whites, and the problem of housing 
for many of these families is related to the problem of incomes. 

Virtually the only housing that is available to them is either hous
ing in which they can concentrate in reduced housing, that is, hous
ing of reduced size, or in public housing, either live in one room or two 
rooms, paying excessive rents, or they must have public housing which 
is subsidized. Those virtually are the only choices that are left to 
them. 

Now, we made a study, for example, which I am going to leave with 
you, called "In Search of Housing"-it was just completed-in fi ve up
state cities, and we examined the experiences of professionally and 
technically trained Negroes who received higher incomes, incomes 
comparable to whites, in relatively good jobs, and I'll just skim over 
these findings briefly. 

In recent years, as a result of advances made in the struggle against 
employment discrimination, many of the most important industries in 
New York State have been recruiting Negroes wi th professional train
ing in such fields as engineering, chemistry, physics, accounting and 
medicine. I think the New York State Commission Against Discrim
ination in New York State has made tremendous strides under the law 
against discrimination in breaking dom1 barriers to employment. It 
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was incredible 7 or 8 years ago that a Negro could enter a hotel. Today 
he can enter into almost any hotel. He is seen often in restaurants. 
The Negro was not seen as a salesman or salesmen in department stores. 
They were never seen in clerical operations and in banking and in
surance. Today those barriers have been broken and we find that 
we are now opening the gates to better jobs for nonwhites; and, yet, 
we're not making many gains in housing, itself. 

Many 0£ these persons who have been recruited by such firms as 
IBM have been recruited £or jobs in upstate New York communities 
from colleges that are hundreds 0£ miles away. Now, in our research 
study we found that the most important requirement that these people 
wanted was a good neighborhood, defined in terms 0£ safety, quiet, 
good schools, adequate play space for children, good property main
tenance and congenial neighbors, and they were willing to pay the 
market price and able to pay it. Well, we found that virtually all 0£ 
them encountered many obstacles in finding housing which met their 
requirements. At the time they were interviewed, averaging two and 
a half years after their arrival, more than half »ere still living in 
inadequate housing. There was no doubt that racial discrimination 
was the chief cause 0£ their difficulties. 

On no basis other than race could these well-mannered, well
dressed, well-speaking persons, all 0£ whom were in the upper 14 per
cent of the U.S. population with respect to education, be considered 
undesirable neighbors and, yet, on innumerable occasions they would 
make an appointment to inspect a home over the phone, where their 
color was at least not visible, and told that the apartment was avail
able, only to find on their arrival a few minutes later that the place 
had · been taken or that it wasn't available. Sometimes they were 
told that the owner, himself, had no objection to their race, but that 
neighbors or other tenants did. 

Many 0£ these persons paid prices they could ill afford for tem
porary, makeshift accommodations. Some bought or took leases at 
astronomical levels, and a number spent considerable sums trying to 
make inadequate apartments more livable, that is, actually improve 
the apartments, themselves, though they had tenure 0£ only a year, 
and this was the only way in which they could find a decent place in 
which their families could live. 

I might tell you one experience. For instance, IBM recruited four 
engineers for its plant in Syracuse and they were promised housing. 
When they got up there they found that they couldn't get housing and 
three of the four asked for a retrans£er, and they actually had to be 
retransferred because of the absence 0£ housing. 

What I am afraid of is this : Here in New York City the oppor
tunities have been increasingly open, but what we may face in our 
cities and in this State is a situation in which the leaders, those who 
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can guide ,and inspire Negro youth, are not going to come into the 
i;}ity because of the absence of ,hom'?ing-we're beginning to.,see that:
:whereas those who might develop as leaders within the communities 
leave it because of the inability to obtain decent housing, so that you 
will get in these cities communities of Negroes, of Negro children, 
without .the proper aspirations, without leadership, w:it~out inspira
tion, without guidance, with these communities developing into a 
kind of so~ial and economic limbo, from which thi;ire will be no es
cape, .and the prize of equal opportunity and. the right to advance on 
the basis of 011,e's merits 1I1ay become sterile for the first time in 
American history as the result of. this limbo that we.'re threatened 
with in, American cities because of discrimination ,and the absence of. 
hou,sling. 

Now, we have.laws in New, York in housing. WeJ:iave.probably the 
best"Gatafog of-la~s in.the country; I wouldn't say "probably." We 
ha:ve. We have outlaw.ed discrimination in. urban renewal; we out
lawed discrimination in public housing; we outlawed dis~rimination
the first·State to outlaw discrimination-in VA·and Flf4 housing, but 
Jaws, themselves, while they a,re helpful, while they are symbolic, 
while they set the pattern for a moral app,r.oach to housing, cannot, in 
themselves, solve the problem. It's got to be a dual approach in which 
the ,housing supply has got to be increased. 

,I favor unequivocally a bill which we call the Metcalf-Baker bill, 
which would outlaw discr.imiµation in private housing. I believe !;I, 

statute like, this is implicit, at least in principle, in the Fed~ral Civil 
Rights Act, that is, the right to buy and sell real estate 'without 
discrimination; but this has never been implemented, and·f would s~y 
one of the most constructive recommendations whicl}. your Commission 
can make is to, implement the Bill of Rights, which has been on the 
statute books for almost a hundred years, at the Federal level. 

Now,, letme not underestimate the importance of these laws. They're 
slow, but gradually they prove sqmething and over a period of years 
I think they open up opportunities for those who can afford to pay 
the price of housing. For example, the New York State Commission 
Against Discrimination has been enforcing a law against discrimina
tion in FHA- _and VA-aided. hour,ing for some 3 or 4 years, and we 
find that in Queens, in Westchester, in Nassau County, and in New 
York City we have actually been able to have the private owners of 
these developments accept Negroes into their all-white projects. 
There. are three Negroes living in New RQGhelle, for instance, as a re
swt of action of the commission. It hasn't caused any great 
disturbance. 

At first, of course, all of these fears -were present; but then, because 
the law was passed, because the law, set a n.ew ethical level, and because 
it also ;had teeth in it, the Negroes were accepted and there has been 
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no oritflux of tenants from these communities despite the fact that 
they're all-white projects, and this has happened in other communities. 

In some cases upstate we made a study and found that private 
builders have begun to accept Negroes into some of their private 
undertakings. In some cases these private undertakings were planned 
for all Negroes, and then whites came in because the projects were a 
bargain. In still other cases they were planned for whites and sold 
to Negroes. 

Where you do not have the fear of a mass inundation of Negroes, 
where you don't have the threat of a change in the composition of a 
community, the mere presence of a group of different color or back
ground will not challenge the social status or mores of that particular 
community. 

It's only where people fear that the infiltration will be followed by 
a mass influx that you get this resistance, and the only way you can 
prevent a mass influx in the cities is by increasing the housing supply 
in the region because the cities, I find, are becoming increasingly cir
cumscribed; they're experiencing shortages of land, and unless we can 
find a way of crashing through these barriers of an older day, these 
barriers today, which are artificial and illogical, which are leading 
to the formation of Negro concentrations and minority concentrations 
of other kinds in the cities and of all lily-white neighborhoods on the 
outskirts, you will not have a socially healthy pattern and one of 
the greatest assets of .American life, freedom to move, will be lastingly 
impaired. 

Now, I won't go through the law against discrimination and how 
it works on housing except briefly. I think it will shed some light 
on how we function. We use the compulsive powers very little. A 
verified complaint is filed, let's say, in housing, and the complaint is 
investigated. Then both parties are interviewed. An effort is made 
to determine whether there is discrimination, and if there is no dis
crimination the case is dismissed. If there is discrimination, a case 
of probable cause may be found to sustain the predicate of the com
plaint. H that finding is made, the law automatically compels a 
confidential conciliation; and in most cases we find we have been 
able to effect a gain through conciliatory methods, through the media 
of persuasion and settlement, and only in rare cases, perhaps_ four a 
year, normally-we've had more, three times as many, this year-do 
you go to the next step, which is a public hearing, at which three 
commissioners who didn't hear the case then hear the case anew and 
either dismiss it or enter a cease and desist order compelling 
Mmpliance. 
'· Of course, one of the problems that we face is that we llaven't the 
right to initiate regulatory action, and this is difficult for us in hous-
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ing because in most cases before you can go through the process your 
project is rented and you can't afford the complainant the relief; and 
I have consistently asked, and so has the Commission on Race and 
Housing in its report asked, for the right to initiate regulatory action, 
to give the commission that right. 

Now, in our law, which gives us the right to curb discrimination 
in FHA- and VA-aided housing, we have received the cooperation 
of l\1r. Norman Mason, who has made an agreement with us-and 
other States have followed along the lines of similar agreements-to 
the effect that if we find any owner guilty of discrimination, the Fed
eral agency, the VA or the FHA, will bar him from future aid; but, 
of course, this doesn't do the whole trick because, in my opinion, I 
believe the FHA and the VA are the dominant agencies in the crea
tion and in the influence of racial patterns in the United States. 

By approving projects of builders and by approving the conduct of 
these projects and the conditions under which insurance is granted, 
occupancy can be influenced and I think the Federal Government has 
not assumed the responsibility that it should have in effecting a 
more rational distribution of opportunities and of housing. 

Now, in public housing considerable progress has been made. 
There is integration in public housing. Unfortunately, however, be
cause of the income limitations which the Federal Government has 
imposed upon the local housing authorities, you are finding an in
crease in the occupancy of Negro and Puerto Rican groups and I 
believe that if those income limits continue that housing will very 
soon be occupied very exclusively by these minorities, that is, public 
housing. 

I don't think that is a healthy trend because it means automatically 
that you have segregation in neighborhoods for the low-income group 
and for the moderate-income group, for whom the Housing Authority 
also provides, and which is less subject to this ghetto pattern; but if 
you do not solve the problem of ghettoization in public housing proj
ects you'll automatically bring about school segregation, which is the 
very evil which the Supreme Court condemned, and something has to 
be done to alleviate that problem, and one of the best ways of doing it 
is to not only increase the housing supply, but to give opportunities to 
everybody to move wherever he pleases. 

The frontier of minority groups must not be the concentrated ghettos 
of the city, but must be the areas around the city as well. 

In 1934, when I was counsel for the Housing Authority, I helped 
draw the New York City housing authority law on a local basis. We 
never anticipated at that time that you'd have this pattern in public 
housing. If I had to do it again, I would say that I would not create 
local housing authorities, but I would create regional housing author
ities because of the artificial barriers that are now preventing people 
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:from moving where they choose; and, while there has been a lot of talk 
about regional planning, I don't think you can think about regional 
planning without thinking about population distribution and you've 
got to face up to the fact that land is being kept from the groups who 
need access to land most. 

This is a trend which is taking place not only in the United States 
but everywhere. The hinterlander is moving into the cities of the 
world and he is being met by all sorts of resistance because he is 
different. 

In our case we were once able to cope with people of different back
grotmds and origins and status because, as they learned the American 
la.nguage and as they took an American haircut, they were able to move 
from the status of immigrancy to the presidency of General Motors in 
a single generation; bu t today the Negro or the Mexican or the dark 
Puerto Rican can no longer conceal his color. His increased visibility, 
the increased emphasis upon his identifiability, makes him perma
nently subject to social restrictions, and unless we can remove these 
restrictions by opening up housing to him we are denying to him all of 
the other essential liberties which are implicit in the Bill of Rights. 

Now, we have received cooperation from the banks in New York 
City. I might say that I proposed the Mortgage Facilities Corpo
ration just a couple of years ago under Governor Harriman's adminis
tration, and I hope that this will help to break the logjam which exists 
in mortgage financing, ,,hich is one of the main problems in increas
ing the supply of housing. Mortgage financing in public housing, in 
publicly aided private housing, in urban renewal projects, which are 
private, though aided by writedowns in land cost-there is no prob
lem of financing there despite the fact that we have laws against dis
crimination. New York State is far ahead in the investments made 
in these projects despite the fact that all of them are subject to laws 
against discrimination. They have not retarded investment. They 
have not retarded the financial soundness of these projects. 

:More than $2 billion of private investment has been made subject 
to these laws, and anyone who says the rn,ere existence of an antidis
crimination law, which, as I say, is part of this whole pattern of 
breaking clo,,n discrimination-I think it's essential, as a part of it, 
as well as the supply of housing-I would say that the presence of 
these laws does not in any way impair the investments of private 
investors. 

Now, I think I might summarize, in the 10 minutes I have left, 
by saying that our cities have got to take an entirely new approach 
to this housing situation. In the first place, I think that this city 
and other cities are moving fast toward an irreducible slum core. 
Slum clearance is slowing up due to the increasing inability of re
loca.ting the population that is being displaced by clearance oper-
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ations. I think we have got to live with the slums and we have got 
to live with the overcrowding, although we must, in some way, ease 
this overcrowding if we possibly can. 

Second, this slum core is being broken up into smaller and. sm.aller 
spaces, and as slum clearance and urban renewal and private demo
lition are proceeding apace the slum core is receiving an increasing 
proportion of the city's low-income population. Overcrowqing and 
absence of privacy have become the two most serious aspects of life 
today, and if you have slum clearance without providing equivalent 
accommodations for these people first you will accomplish nothing, 
but simply emphasize the overcrowding. There is nothing which slum 
clearance, itself, can do that can't be accomplished more efficiently 
by an earthquake. Other characteristics of this slum life are high 
rent and bonuses that are being paid for apartments and the break
down of family life and family morale. 

Third, the slum core is being occupied increasingly by Negro and 
Puerto Rican families, and in the Southwest by Mexicans. These 
families are spreading out to adjoining areas and enlarging the 
core somewhat as the immigration proceeds and as the demolition 
continues. 

Fourth, the intense competition for one-room dwellings has caused 
a major exodus of families of higher income groups from our cities. 
Former occupants of rooming houses and apartments are leaving and 
their places are being taken by the newer m.igrant;s, the Negroes and 
:the Puerto Ricans. New housing operations are providing little 
housing for the so-called nonaverage family, and the Negro and the 
Puerto Rican and the large families are among the nonaverage 
families. 

The average housing that has been produced and is being produced 
under Federal programs is for the so-called mythical average family 
that presupposes a family with not more than two children, both of 
the same sex and everlastingly compatible. 

Sixth, I would say, considering the average production of 6,000 
units by the New York City Housing .Authority, which is the largest 
housing authority in the country, against the needs of some 12,000 
to 17,000 Puerto Rican inmigrants alone on an annual basis, that is, 
you are getting these families, all of whom are candidates, just among 
the Puerto Rican groups, that public housing is not going to be an 
answer. 

Not all of these 6,000 projects are on vacant land, incidentally. 
Many of these projects, when originally built, displaced families. 

Public housing improves the city, but public housing is not easing 
the housing shortage in New York City, in New York State, or m 
the United States, and m.ore breaking up .of existing units, deterior-
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ation and substandardization of housing is -inevitable unless we do 
something more constructive than we have done to date. 

Seventh, I think large-scale rehabilitation is essential, and it will 
help, but it will not add to the housing supply because it, too, will 
increase the rents sharply, and in many cases requires displacement. 

Eighth, I believe the available land supply for housing in cities 
is diminishing and, while there is still some open land in some areas, 
we have to break these bottlenecks that are preventing the free move
ment·of the population. 

Ninth, I believe that the housing program is geared to the situ
ation in 1930-40, when you had many vacancies and when slum clear
ance could be undertaken, but it's not geared to the situation in 1959, 
1969, and thereafter, and that the whole program has to be reexamined 
and recast. 

Tenth, the present program is geared to one of tenancy rather than 
to ownership, and it's manifest that many low-income families have 
a desire for ownership. I might say, in this connection, that I have 
submitted to the Senate Committee on Banking and Currency a pro
gram which I would like to submit to you which calls for a larw of this 
sort; that is, you can provide home ownership for families of low in
come rather than relegate them to tenancy. Many of the persons dis
placed were homeowners, although of humble homes, and the answer 
to this lies mainly in reducing the interest rate. 

I am going to submit to you the calculations which indicates that, 
instead of having tenant projects, as you have toda,y, with annual 
subsidies, with lesser subsidies, encompassed in a lower interest rate, 
you could meet the needs of persons with incomes of $3,120 a year or 
thereabouts. For example, if you gave a no-interest loan, instead of 
a subsidy, to a family for 45 years, he can pay the resultant payment 
that he has to make for iJ:ris home of $65 a month, and that qualifies 
a person who earns an income of $3,120 a year, and he can be the 
homeowner, and I have proposed here a flexible interest rate with a 
means test, that is, if his income goes up then the interest rises, and 
when the interest rises to a market level then the mortgage is sold, 
because I do believe in desocialization of enterprise rather than in 
public housing, which will ultimately-though I favor public housing 
as a transitional reform and have always favored it, nevertheless, I 
do not believe that it can constitute the only form of housing for the 
poor; that is, you cannot have exclusively, in a complete public hous
ing program in New York City, solely a Government landlord for 
the poor. They must have access to housing they can own as well .. 
They should have a right to tenancy, and access to tenancy, but it 
must not be the exclusive or the only program. I think that's one 
recommendation. 
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Another recoiiµIiendation is to strengthen: Federal e:ffort to end 
racial inequities in training and in employment. I think you can't 
separate opportunities in employment from the ability to pay for 
housing. The other way, of course, is to subsidize the housing, but I 
believe that you must break the bottlenecks to employment in in<).ustry. 

I do not believe the President's Committee on Government Con
tracts has done its job. The number .of complaints filed with the 
P:i:esident's. -Committee on Government Contracts since its inception 
in 1953 is not more than the number of complaints filed with the State 
Commission Against Discrimination in a single year. The fact is 
.that the Federal Government, with all the prestige and power that it 
commands, certainly cah eliminate discrimination in employment, 
and it must .eliminate discrimination in housing; because they must 
go hand in hand, and I do not think it has risen to the occasion or 
assumed the responsibility which it should, and I hope that your 
Commission will address itself to that problem. 

I believe there should be an executive policy prt1hibiting discrimi
nation in housing receiving Federal subsidies or mortgage guarantees 
or benefiting from the exercise of Federal power. 

I think it should be a basic tenet of American life that where public 
aid is extended-and I believe the courts have set this down as one 
of the great ethical values in our society-that where the Government 
extends its aid in the form of insurance or subsidies-that the benefits 
of that aid or subsidization should inure to the whole population and 
not simply to a single class; and, so, I think the President should 
enter an Executive order outlawing discrimination in all FHA.- and 
VA-aided housing. 

When President Truman did that after the restrictive covenant 
decisions, the restrictive covenant disappeared from American life; 
and I believe a firm policy by President Eisenhower to outlaw dis
crimination in all federally aided undertakings and to improve the 
operations of the President's Committee on Government Contracts 
could go a long way toward breaking the barriers to equal opportu
;nity in American life. 

I think there should be a Federal commission against discrimina
tion and racial relations advisers in almost all departments that deal 
with the racial problem like the housing agencies and the .Army and 
the other agencies. 

I believe there should be an enlarged public housing program-and 
by public housing I mean not only rented housing, but I mean owned 
housing as well. 

I think there should be a deemphasis on slum clearance, although it 
is important, and a greater emphasis on vacant land operations. 

There must be expansion of land for minorities beyond the city 
boundaries, and this can be accomplished by regional land authorities, 
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and the Governors who talk about regional planning on an interstate 
basis, in my opinion, must first assume regional planning on an intra
state basis; otherwise, I do not believe their promises are realistic. 

There should be a commission on migratory labor, because migra
tions are at the core of this problem, and migrations certainly are within 
the Federal domain. 

Every family that moves into a city involves an outlay by someone, 
whether it is a private entrepreneur or public entrepreneur, of some 
$14,000 in capital investment, and that single decision, if it is a poor 
family, means that it becomes incumbent upon the State to make that 
investment if it is to solve the problem, and since migrations are a 
Federal function I think that the Federal Government has to rise 
to the occasion and meet the housing problem for these migrating 
groups as part of its responsibility. 

Now, I think that discrimination in housing is not segregation only. 
"When the Federal Government has assumed responsibility for housing, 
as it has, the denial of housing to minorities, in itself, is a form of 
discrimination. However the courts may strike at segregation in 
housing, I do not believe that you will relieve segregation or dis
crimination unless a realistic program is produced. 

I might close, since my time is about up, by saying that I, for some 
years, headed housing missions for the United Nations to Ghana and 
the Philippines, and to Pakistan and Turkey, and to Jamaica and 
Puerto Rico, and I find in every part of the world there is emerging 
a similarity of symptoms affecting neighborhoods-slums, migration 
of the underprivileged to the cities, overcrowding, a growing disparity 
between wages and rents, squatting, social disruption of family life, 
and increasing insecurity of tenure. 

The most recent phase of the industrial revolution is marked by a 
movement of nonwhites in Asia, Africa, America, and even in some 
parts of England and the Continent. Simultaneously there has ap
peared an increasing emphasis upon discrimination and homogeneity 
in many of the world's neighborhoods, and I have seen it in almost 
every country I have been to. I might say the United States has done 
pretty well in comparison to other nations. Only a few years ago, 
because of religious discrimination, a million people lost their lives 
in Pakistan and in India. 

To meet problems of industrialization and housing famine, an ex
tensive expansion has also occurred in the role of government every
where, and "·ith housing one of the key issues in the world's political 
stage there are some forces working toward a democratic dispensation 
of the benefits of public power and subsidies which are explicit in this 
vast expansion of the Government powerplant; but, with a rising fear 
of people who are different, people from the hinterlands, other forces 
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~re si:rp.ultaneonsly· ,seeking to- harne~- t~s. ex;p~~ed. ,p1;1blic. :rower 
on the side of .segregation and racial and soci~l and religious 
discrimination. 

The United States, in my opinion, can't aff or.d to lag behind in the 
solution of this problem. It must demonstrate the leadership ~n«:4 
supply the example, and I know that if you give the facts to the C~m
gress and.if it realizes the urgency of the problem we will not falter. 
, Co~rµissioner fusBURGH. Mr. Abrams, you have given us .such an 
eloquent-and forceful statement I feel like clapping, although I guess 
that would be undignified at this point, but if the audience wants to 
th~y are perfectly free to do so. [Applause.] 

I. would just like to ask you two brief questions, and I am somewhat 
going overtime in. doing this, but I think you have given us so many 
things to think about. • 

My first question is possibly just holding up a target to you, but it 
is asked by many people, especially in the southern part of the United 
States, and.I think it should be asked here because it is a real problem 
for anybody like our own Commission, which is involved in .national, 
policy, and the question runs like this: Would not the adoption of a 
single Federal policy requiring open occupancy in housing set back 
the present housing programs and thus .hurt most the very minority 
groups who most need better housingi 

Mr. ABRAMS. When you say "open occupancy," you mean allow any-
body to enter into the project i • 

Commissioner HEsBURGH. Yes. 
Mr ABRAMS. Without restrictions as to race i 
Commission.er HEsBURGH. Yes, exactly what I think you meant when 

you said it should be open or available to all who can afford it; in 
other word~, nondiscriminatory housing. 

Mr. ABRAMS. Well, if you opened up housing and made housing 
available at rents or prices the people could afford, that is not segre
gation. That is the point you are makingi 

Commissioner HEsBURGH. Yes . 
.Mr. ABRAMS. I could illustrate that in this way: .Before this law was 

passed against discrimination one of the hotels in New York decided 
to accept Negroes, decided. voluntarily to become nondiscriminatory, 
and it was soon threatened with becoming an all-Negro hotel, and it 
had to stop, but then the law was passed. In other words, w.hen we 
established open occupancy in hotels, there was a distribution of the 
people, so that there was no concentration of one group, and that is the 
same situation in restaurants. If one restaurant had accepted Negroes 
instead of all being compelled to do it, you would have had concentra
tion in that one restaurant. In other words, when I emphasized the 
supply repeatedly,! felt that was the real answer. 
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Commissioner Ih:sm:mcn. It seemed to me you were trying to break 
down slums not by spreading people outward as much as by success 
dnrn-ing them outward to other housing, ,vhich is better. 

Mr. AnRAUS. That is correct, and you can only draw them out if you 
draw them out outside the city, itself--

Commissioner I-!Esn.uncn. That is right. 
:Mr. AnRAMS. And they can't go out because they can't afford the new 

housing in the suburbs. vVhen I was rent administrator, I made a 
study of the number of fam ilies who ca n afford new housing in the sub
urban areas and found that not more than 13,000 famili es in the whole 
city, or less than 7 percent of the Negro population, could afford new 
housing, new FHA-aidrd housing. If you are going to spread the 
population, you have to have housing at very low interest r ates, at costs 
they can afford. You can't concentrate them in just a few ghettos. 

Commissioner l-IEsnuncu. If I were to put that question around the 
other way, would you answer it the same? 

Let me put it this way: Might a strong Federal antidiscrimination 
poli cy jeopardize the whole F ederal housing program because of the 
strong opposition that would arise from the areas supportin(Y segrega
tion ? ·we ha.-e to recognize there are such areas and it is a real prob
lem in this country. ·what would happen? 

Mr. AnRAi\IS. 1Vel1, my answer to that wo:1ld be this: That you don't 
need a statute, that " ·ha t it needs is a very wise administration and a 
very timely administration. In other ,rnrds, I have never believed 
that statutes, themseh·es, can always accomplish what you seek to 
accomplish. It is in the administrative vehi cle and in the executive 
function that you can accomplish these gains. 

Why chall enge through law what is an established ethic in principle? 
In other words, if the Federal Government extends aid, then auto
matically its agencies must try to extend that equally and to open up 
opportuni t ies; and the responsibility for that is in the administrative 
agencies, and if they handled it wi sely there would be no challenge. 

I believe that an executive policy, for example, that the President
had he taken leadership after the Supreme Court decision, you would 
not have faced the tremendous conflicts or the situation that exists to
day in the U nited Sta.tes of a confli ct bebveen adversaries, that is, 
between the NAACP and the State of Alabama or between the At
torney General of the United States and the State of Arkansas. 

The President and the administrative agencies are endowed with 
considerable prestige, with funds, with earmarking powers, with in
surance powers, under FI-IA, and if they have been given a direction 
by the Executive-that the U nited States, after all, when it extends 
aid must extend it to the benefit of all people alike, that a proper 
administration can achieve this without necessarily having to face the 
bitter defeat that would be encountered by a statute. 



162 

Commissioner HEsnuRGH. Thank you. 
Dean Storey, would you like to ask a question~ Governor Carlton. 
Commissioner CARLTON. No. 
Commissioner HEsnunoH. That is very fine. Thank you very much, 

Mr.Abrams. 
PREPARED STATEMENT OF CHARLES ABRAMS 

My name is Charles Abrams. I am the outgoing chairman of the New York 
State Commission Against Discrimination, popularly known as SCAD. The com
mission is an agency of the executive department of the State of New York, 
charged with enforcing the State's law against discrimination. It has principal 
offices at 270 Broadway, New York City, and regional offices also in Albany, 
Buffalo, and Syracuse. 

The commission has an interest in the problem of housing discrimination for 
two reasons. First, the legislature has enacted into the law SCAD enforces pro
hibitions against discrimination in housing which receives various types of pub
lic assistance, ranging from subsidies and tax exemption to FHIA and VA 
insurance. Second, SCAD has a general mandate in the law to "promote good
will and minimize or eliminate discrimination" throughout New York State 
through research and educational efforts. A copy of the law against discrimina
tion is appended to this testimony. 

THE PERSONS AFFECTED BY DISCRIMINATION 

The law prohibits discrimination on account of race, creed, color, or national 
origin, without limitation to specific ethnic groups. Every citizen of the State 
thus comes under its protection. But we know from experience that members of 
certain groups suffer far more frequently than others from discriminatory 
practices. 

Chief among the victims are nonwhites, particularly American Negroes. Per
sons of Puerto Rican or.igin are also affected, particularly when identifiable by 
accent or skin color. Persons of the Jewish faith meet discrimination in housing 
occasionally, though their position is by no means comparable to that of non
whites and Puerto Ricans. 

Many citizens of the State are members of these three groups. In 1957, on 
the basis of partial census returns and data from the New York State Department 
of Health, SCAD estimated that there were 1,260,000 nonwhites in New York 
State; 981,000 of these were located in New York City, and another 114,000 in 
the 4 suburban counties of the metropolitan area. In upstate New York there 
were an estimated 165,000 nonwhites, of whom by far the largest number (76,000) 
were in the Buffalo metropolitan area. Several other major cities upstate had 
significant concentrations, however. Rochester had 16,000, Syracuse 11,000, and 
the Albany-Schenectady-Troy area about 14,000. In some of those upstate areas 
the nonwhite population has grown very rapidly in recent years, proportionally 
far faster than in New York City. 

Persons of Puerto Rican origin are rapidly approaching Negroes in number in 
the State. About January 1958, the Puerto Rican Department of Labor estimated 
that there were 618,000 persons of Puerto Rican origin in New York City. This 
was roughly a threefold increase since 1950. Most of the Puerto Rican influx has 
come to New York City, with relatively few persons entering the other major 
cities of the State. At a generous guess there may be 650,000 Puerto Ricans in 
the State as a whole. 

Persons of the Jewish faith are estimated by the American Jewish Committee 
to number about 2,400,000 in the State. Slightly over 2 million of these are in 
New York City. There are also sizable Jewish communities in such cities as 
Buffalo (22,000), Rochester (20,000), and Syracuse (11,000). 

As you can see, SCAD's "constituency" is a large one; and, obviously, al
though the major concentrations of minority groups in the State occur in New 
York City, SCAD's concern must extend throughout the Sta te. In recent years, 
SCAD has devoted increasing emphasis to the upstate communities where signifi
cant minority concentrations reside. With the help of a foundation grant, we 
were recently able to conduct studies of race relation in five major upstate 
cities. We are now completing a study of housing conditions for nonwhites in 
Buffalo. On the basis of the findings, we are in a position to make definitive 
statements about the housing situation of minorities, particularly nonwhites, 
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throughout the State. I am appending copies of several relevant research re
p~rts to my testimony, plus a number of tables specially prepared for the use 
of your Commission. 

RESIDENTIAL SEGREGATION IN NEW YORK STATE 

Wherever they reside in New York State, nonwhites will be found concen
trated mainly in the central areas of the cities. Negroes have not participated 
in the vast migration which has permitted millions of white families to buy 
homes with green lawns and picture windows in the burgeoning suburbs. .A.t 
the 1950 census, the percent of nonwhites in each major metropolitan area of 
the State who lived outside the cities was small. In metropolitan Buffalo, for 
example, a scant 7 percent of all nonwhites in the area lived in the suburbs. 
In Rochester, the proportion was even lower, 5 percent representing barely 
100 Negro families. Scattered data for 1957 or 1958 generally indicate some 
increase in the Negro population of the suburbs. But they do not indicate that 
Negroes as yet are taking part in the move to the suburbs at nearly as rapid a 
rate as whites (table 1) . 

On the other hand, nonwhites are becoming increasingly concentrated in the 
older central areas of the cities where they have traditionally lived. In many 
of the upstate cities, even the areas most heavily inhabited by Negroes have 
until recently had a majority of whites. Although nonwhites resided pre
dominantly in the same areas as other people with low incomes, whites and 
Negroes lived side by side in these neighborhoods. Segregation though it ex
isted, was more economic than racial. Today, for the first time in their his
tories, some of these upstate cities are developing heavily concentrative Negro 
"ghettos" of substantial size. An area of Syracuse which was about one-fifth 
Negro in 1940 had become almost two-thirds Negro by 1957. By 1970 it will 
probably be almost 100 percent Negro. Similar increasing concentrations are 
evident in Buffalo, Rochester, and several other cities in the State (tables 
2 and 3 ). 

Obviously, powerful causes must create such increasing concentrations of 
Negro population in the face of the general mobility of American society and 
the rapid expansion of the boundaries of our metropolitan areas in recent 
years. I shall talk more of these causes in a few minutes; but first, I would 
like to review some of the conditions that invariably accompany racial segre
gation in New York State as elsewhere in the Nation. 

OVERCROWDI::l'G IN NEGRO RESIDENTIAL AREAS 

When people move in large numbers into an area which is limited in size 
and totally built up, they are accommodated in only two ways-either by tearing 
down and rebuilding or by subdividing present dwellings into smaller and 
smaller units, regardless of the size of the families who are arriving to occupy 
them. Overcrowding is an invariable characteristic of the a reas in which 
Negroes live. To cite statistics from the 1950 census, severe overcrowding in 
tracts where Negroes live was more than twice as frequent as the average for the 
city in Buffalo and Niagara Falls. It was almost three times as great as the 
city average in Rochester, Syracuse, and Schenectady. 

Even where white and nonwhites live side by side, overcrowding is far more 
common in dwellings occupied by Negroes than in the homes of their white 
neighbors. In areas of Buffalo, N.Y., with 250 or more nonwhites, in 19ii0. 
occupancy of more than one person per room was reported in almost 18 per
cent of Negro dwellings, compared to 11 percent of white dwellings. 

HOUSI::l'G QUALITY IN NEGRO AREAS 

In the areas where nonwhites chiefly live, the housing is usually old and well 
past its prime. In fact, these are usually the oldest areas of the city, left to 
nonwhites only when whites find them no longer attractive to live in. For 
example, the 1950 census indicated that in the six tracts of highest Negro 
concentration in Rochester, only five dwelling units had been built since 1930. 
Age combines with overcrowding and with illegal subdivision, to make living 
conditions in Negro residential areas generally far worse than in the areas 
inhabited exclusively by whites. 

A report by the New York State Division of Housing in 1954, analyzing homes 
in a redevelopment area which contains most of Syracuse's Negro families 
states: 
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Over 50 percent of all dwellings lacked a private bath- or flush toilet or 
were located in a structure needing major repairs. The comparable flgm;e 
for the city as a whole was 13.5 percent. 

Forty-two percent of the units lacked central heating. Less than 10 
percent of dwellings in the city as a whole lacked this feature which has 
come to be regarded as norn;ial in .American homes. 

Over one-quarter lacked running hot water. The comparable figure for 
the city as a whole was less than 6 percent. 

Syracuse is by no means unique in this respect. These. are the kind of homes 
which the majority of Negro citizens of New York State inhabit and it is. the 
same elsewhere in the Nation. The startlingly high disease, death, .and crime 
rates common to these 3creas represent the social cost we pay for them, 

In Buffalo, non-white-occupied dwellings in tracts with 250 or more non
white families lack running water twice as often as the homes of their white 
neighbors. Yet, Negro families do not pay appreciably less than the neighbor
ing whites for rent. There is a difference of only 68 cents per month in the 
median rentals paid by the two groups. • 

OAUSEB OF SEGREGATION AND POOR HOUSING OONDITIONS 

One of the causes for the great and growing concentration of minority 
families, in limited areas of New York State -~ities is their low incomes. Ac
cording to figures recently released by the New York State Interdepartmental 
Committee on Low Incomes, median nonwhite income in this State in 1956 
was almost double that for nonwhites in the Nation as a whole. Still the 
earnings of nonwhites in New York State average about one-third less than 
whites. 

Several of the causes for this disparity are set forth in a recently completed 
study by this commission, which represented the first attempt to explore the 
relationship between low incomes and discrimination. I have attached a copy 
to this testimony. One of the causes of low incomes among nonwhites turned 
out to be employment discrimination here in New York State. This is a prob
lem which SCAD has been granted powers to attack, and against which it has 
already made substantial progress. But there were other causes. One of the 
most important of these was in adequate job preparation. A great deal of 
this stemmed from discrimination suffered not in New York State, but in the 
South, from which many of New York's nonwhite citizens originally came. 
More than half of them who complain to us of discrimination in employment 
are southern born. 

Low incomes limit the housing opportunities of many nonwhite families by 
restricting them to areas where housing is available at prices they can afford. 
Often these are the worst areas of the city, with the oldest and the most 
decrepit housing. We will not completely solve the problem of nonwhite con
centrations in slum areas until we have solved the problem of low incomes, which 
now threatens to place many nonwhites in a permanently impoverished status. 
This is a vast problem demanding action on a nationwide scale, and I shall speak 
more about it when I come to my recommendations. 

But low incomes are not the only cause of housing disadvantages suffered by 
nonwhites, nor even the most important cause. There is some very interesting 
evidence on this point in a small study by the Rochester Rehabilitation Commis
sion, cited in SCAD's analysis of race relations in upstate cities. In an area 
of Rochester scheduled for renewal, where the housing was among the worst in 
the city, the Rehabilitation Commission found that 42 percent of nonwhite 
residents inade $350 per month or more. This was certainly enough money to 
enable these families to afford housing in much more desirable areas of the city.

In another study, SCAD examined the experiences of professionally and tech
nically trained Negroes who sought housing in accord with their educational 
status and ability to- pay. The "findings of this study are summarized in the 
pamphlet "In Search of Housing," attached to this testimony. I shall skim 
briefly over them now. 

In recent years, as a result of advances made in the struggle against employ
ment discrimination, many of the most important industries in New York State 
have been recruiting Negroes with professional training in such fields as engi
neering, chemistry, physics, accounting,. and medicine. Many of these persons 
have been 1:ecruited for .jobs in 11pstate New York communities from jobs or 
colleges hundreds of miles away. The commission sent a research team to 
various cities in the State to interrogate such persons about their experiences in 
seeking housing. It found that their most important requirement was a "good 
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µeighborhood," ae:fined in• terms of safety, quiet, -good· scliools, ade'qmi.te'. p~y 
space for children, good property maintenance, and congenial neighbors. 

The study found that these persoI1s encountered many obstacles in finding 
housing which met their requirements: A.t the time they were interviewed:, 
averaging 2½ years ,after their arrival, more than half were 'still living in hous7
'ing they considered inadequate. There was no doubt that racial discrin,iinafion 
was the chief cause of their difficulties. On no basis other than race could 
these well-dressed.and well-mannered persons; all of whom wei;e in the upper 14 
percent of the U.S. population with respect to education, be considered unde
sira)Jle neighbors. Yet, on innumerable occasions they would uake an ·appoint
ment to inspect a: home over the phone, where their color was not visible, only' to 
be told on their arrival a few minutes later that the place had been taken. 
Sometimes they were told that the owner himself had no objection to their race, 
but that neighbors or other tenants did. Many of those persons paid prices 
they could ill afford for temporary, make!Jhift accommodations. Some bought 
or took leases at levels which seemed exorbitant. A number spent considerable 
sums trying to ma~e" inadequate apartments more livable, even. though they 
knew that the benefits of their efforts would go mainly to the landlord, because 
these were the only places they could get. The experiences of these highly'quali
fied persons demonstrated that discrimination is the controlling factoi:: preventing 
Negroes, regardless of economic or social qualifications, from exercising freedom 
of choice in the housing market. 

NEW YORK STATE LAWS AGAINST HOUSING DISCRIMINATION 

New York is in the forefront with regard to assuring equal rights to citizens. 
As far back as 1939 the public ho,using law forebade discrimination in all housing 
coming under the law. Since then, the legisla.ture has successively widened the 
jurisdiction of antidisci::imination provisions, until today they cover .all housing 
receiving any form of Government assistance. 

In 1950, the Austin-Wicks law extended the prohibition of discrimination to 
cover housing ,receiving types of public assistance. This included. direct financial 
subsidy, tax-exemption, writedown of land cost, and acquisition of land through 
condemnation. Urban renewal projects constructed under title I of the U.S. 
Housing Act of 1949, as amended, were covered under the Wicks-Austin law. 
In addition, the law defined segregation as a form of discrimination, and thus 
outlawed so-called "separate but equal" accommodations. In 1955, the first 
Metcalf-Baker law was passed by the legislature, extending the jurisdiction 
of the State Commission Against Discrimination to include public, and publicly 
assisted housing accommodations which in effect placed under SCA.D's juris
diction the Austin-Wicks law of 1950, for which no administrative machinery
had .previously been created. In the same year, 1955, a second Metcalf-Baker 
law passed prohibiting discrimination in housing accommod~tions acquired, 
constructed, rehabilitated, repaired, or maintained with FHA- or VA-guaranteed 
mortgages after its effective date. This law went into effect July 1, 1955, and 
the following year a third Metcalf-Baker law placed it under the jurisdiction
of the State Commission Against Discrimination, effective July 1, 1956. 

Other laws passed by the New York State Legislature in recent years have 
facilitated construction of housing accommodations for low and middle income 
families. They include the redevelopment company's law and the iaws which 
'created limited dividend and limited profit housing. This housing, because 
it receives Government aid, automatically comes under the provisions of -the 
law barring dii;;crimination. Thus, these housing laws have added to the 
quantity of dwellings freely available to all citizens of this State regardless
of ·race, creed, color, or national origin . 
. The general pol!cy of the Sta.te of New York in maffl:ers of discrimination 
is expressed in the law against 'discrimination under the section setting forth 
the purposes of. ·the article. This statement says that the legislature !'.finds 
and declares that practices of discrimination against any of its inhabitants 
because of race, creed', color, or national origin, are a matter of State concern·, 
that such discrimination threatens not only the rights and proper privileges of 
its inhabitants but menaces tlie institutions and foundation of a free democratic 
State." • • • 

TH1t COVERAGE OF THE LAWS 

With all these laws on the books, .it may seem strange that New York still 
has. so much housing discrimination. I must .make clear at this point that 
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.the present laws cover only a very small percentage of all dwellings in the 
State, and" that much of what housing is included has not been covered for 
very long. We estimate that in all, about 250,000 units are covered by all 
existing antidiscrimination provisions 0:r only about 5 percent of the total of 
'almost 5 million dwellings in New York State. .Almost half of the 250,000 
are in ,public housing, including some 44,000 units in Sta,te aided projects, 
another 50,000 units in Federal projects, and. about 26,000 units in projects 
subsidized by the city of New York. 

A much higher proportion. of all new housing constructed today comes under 
the law, however. We estimate that about half of all new construction in the 
State today is subject to one or another banning discrimination. It is important 
to note, nevertheless, tha't new sales housing built under FHA and VA guaran
tees is covered only on initial sale. On resale it is not. Thus, the vast bulk 
of it escapes the law's jurisdiction almost immediately. 

There are many inequities in the housing supply made available under exist
ing laws. For example, except perhaps in New York City, almoslt no rental 
housing above the extremely low rental levels provided by public housing is 
covered. This means that Negro families in these cities who are above the 
limits for public housing, but cannot afford or are not in a position to buy 
FHA or VA housing, are excluded from the benefits of the law. They are 
restricted to whatever housing they can obtain on a rental or sales basis in 
the limited and often undesirable areas of the cities usually available to 
Negroes. The professionally and technically trained homeseekers of whom 
I spoke a few minutes ago are among these people. Newly arrived in a 
strange city, few of them wanted to buy or were in a position to buy imme
-diately. Thus, they were unable Ito take advantage of the protections of the 
law. There are many more persons below the professional level holding good 
mechanical or clerical jobs who wish to buy housing but cannot afford the 
price levels available on new FHA and VA housing at currently high construc
tion costs. These families would be good candidates for older but still desirable 
housing in many middle class neighborhoods. Because of their race, however, 
they are excluded from such housing and permitted to buy only in the worst 
areas. 

Proud as we are of New York's leadership in outlawing discrimination in 
-housing, we must, therefore, recognize that the existing laws leave serious gaps 
·and hardships which prevent their benefits from being utilized by many whom 
they were designed to aid. We cannot be satisfied until coverage of the law 
extends to all kinds of housing in all neighborhoods throughout the State. 
·r am confident that this day is not far away. 

SOAD'S ENFOROEMENT l'ROGRA.M 

Iri enforcing the 'law, SCAD uses the same procedures as in cases of dis
,crimination in employment or public accommodations. A verified complaint is 
:filed by the complainant. A commissioner is assigned to the case and investi
gates with the aid of the commission's representatives. The commissioner 
may :find 'that probable cause exists to sustain the allegation of the complaint; 
or h.e may find that the evidence is inadequate. If probable cause is found, the 
commissioner attempts to adjust the situation through a process of confidential 
conference, conciliation, and persuasion as required by •the law. If this fails, 
the chairman orders a public hearing by three other commissioners. Less 
than 1 percent of all the commission's cases ever reach the stage of a public hear
ing, apparently because few persons in New York State are willing· to have 
the fact that they discriminate publicly known. If, however, the respondent
elects to go to a public hearing and the commission then :finds against him, it 
is empowered to enforce j1ts decision through the courts of the State. Few 
respondents have ever elected to appeal such a decision through the courts and 
in every case to date, the commission has been upheld in its :findings. ' 

Let me give, by way of illustration, an account of a h.ousing case in which 
virtually all of the comn;lission's enforcem~t machinery had to be utilized 
before the situation could be adjusted. It is the only 1 of the over 200 housing 
complaints filed to date in which this has been necessary. 

The complaint was filed by Norris G. Shervington, a Negro, whose employer 
transferred him from Chicago to its New York City office. Shervington pre
ceded his family to New York and sought appropriate housing accommodations 
for himself and his family. He looked at several projects which were under 
construction in New Rochelle, .N.Y., and filed an application wilth one in a 
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project known as Rochelle Arms. Shervington was denied the apartment be
cause of his race and filed a complaint with the commission. 

After a careful investigation, the commission sought to adjust the matter 
through informal conference, conciliation, and persuasion. In another project 
simultaneously built, the commission had been able to induce owners to accept 
a Negro family and s till another Negro had been accepted by another owner of 
a new project. But the respondent remained adamant. Numerous conferences 
were held by the investigating commissioner with the respondent but he would 
not accept conciliation and the case was set fo r a public hearing. The hearing 
commissioners fou11cl tha t discrimination existed and ordered the respondent to 
"cease and desist," in his discriminatory practices. The respondent did not 
deny that there had been discrimination but challenged the constitutionality 
of the law and the commission's jurisdiction. Supreme Court Justice Samuel 
Eager upheld the law and ordered the respondent to comply with the commission's 
order. The respondent filed an appeal and so did some tenants. After the 
cases had been taken through the courts, the issue was resolved by the respond
ent saying he was willing to comply with the comsission's order. The apartment 
which Mr. Shervington had sought had, in the interim, been occupied, but he 
was offered the first available, apartment. Mr. Shervington had meanwhile 
obtained suitable accommodations in a publicly assisted housing developruent 
in the Borough of Manhattan and therefore declined the apartment offered 
in Rochelle Arms. The respondent thereupon agreed to offer the first avail
able apa rtment to any Negro family that might apply and qualify. 

A very useful adjunct to the commission's own enforcement procedures has 
been the cooperation of Federa l agencies whi ch ha Ye some function in providing 
insurance, guarantees, or subsidies to various types of housing. In 1957, the 
State Commission Against Discrimination entered into an agreement with the 
Federal Housing Administration through Commissioner Norman P. Mason. 
Under the terms of that agreement, the Federal Housing Administration at
taches a rider to a ll applications for mortgage insurance in Kew York State 
which points out the existence of the Law Against Discrimination in publicly
assisted housing. Furthermore, the Federal Housing Administration, through 
its field oflices in Kew York State, sends to the State Commission's Housing 
Division each month the lis t of the builders who have been issued I<'llA com
mitments. Upon receipt of those listings, the Housing Division writes to the 
builders who have been issued commitments, summarizing the provisions of the 
law, pointing up their obligations to comply, and describing the commission's 
role in administering the law. 

Whenever a verified complaint is received charging discrimination in a hous
ing development which has been assisted by FHA mortgage insurance, SCAD 
notifies the appropriate field office of FHA that such a complaint has been filed 
The commission keeps the FHA apprised of the developments in the processing 
of the complaint and invites it to send a r epresentative to the public hearing, if 
any. Whenever a determination has been made that probable cause exists to 
credit the allega tions of the complaint, the Federal Housing Administration 
informs the builder, that should he fail to comply with the commission's orders, 
future FHA assistance will be withheld from him for as long as be continues 
with nis discriminatory practices. The Federal Housing Administration has 
assigned a representative to serve as liaison officer with the State ommission 
against Discrimination and other State and municipal agencies enforcing similar 
laws. 

In 1958, a similar agreement was entered into with the Veteran's Administra
tion. Under the terms of this agreement, the Veterans' Administration sends to 
the commissions' Housing Division a notice of issue of master certificates of 
reasonable value to builders in the State. The State Cornmission, upon receipt of 
these listings, notifies the builders through correspondence of the provisions of the 
law, of the builder's obligation under it, and of the role of the State Commission 
in administering the law. Whenever a complaint is received charging discrimina
tion against a builder who has received VA assistance, the commission notifies 
the appropriate regional office of the Veterans' Administration and keeps that 
office apprised of all developments. Upon a valid determina tion that probable 
cause exists to credit the a llegations of the complaint, the Veteran's Administra
tion notifies the builder that if be persists in his discriminatory practices and 
fails to comply with the commissions' orders, future requests for assistance from 
the Veterans' Administration will not be honored. 

In the Sbervington case mention ed a bove, the respondent builders' determina
tion not to appeal to the U.S. Supreme Court was no doubt influenced by the inter-
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cession of the Federal Housing Administration through its :New York City field 
office. FHA told the respondent that should he fail to comply with the orders of 
the commission and the New York State Supreme Court within a specific time, 
it could be expected that future applications for FHA assistance would be denied. 
It was shortly after this notification that the builder announced his willingness to 
comply with the law. In another case in Poughkeepsie;- N.Y., involving com
plaints by two Negro engineers against a developer using VA insurance, similar 
action by the Veterans' Administration was followed by compliance, In this 
case, however, no court appeal was undertaken. 

Late in 1958, the State Commission Against Discrimination entered into confer
ences with the Federal Urban Administration to, work out 'an agreement by·whicli 
the Commission will be kept up to date on developments in the Urban Renewal 
Program in New York State. Thus, the commission will be enabled to take steps 
at early stages to insure an absdlute minimum of racial discrimination. It is 
expected that this agreement ·will be further expanded and revised so that even 
more valuable cooperation between the Urban Renewal Administration and the 
State Commission Against Discrimination will result 

SCAD for the past 2-or 3 years has had ,an informal agreement with 'the Fed
eral Public Housing Authority-in the New ,York area. The two agencies consult 
freely and frequently, and discuss plans for construction of low rent federally 
aided public housing projects throughout New York State. This mutual discus
sion and consultation has aided in avoiding mistakes in the selection of sites. 

In addition to•its enforcement powers, SCAD, is charged with the responsibility 
to conduct educational programs to gain voluntary compliance and to develop 
positive public attitudes and behavior with respect to race relations. The very 
existence of the provisions of law barring discrimination in housing has been of 
immense help in this educational process. Most people are law abiding and have 
no wish to indulge in behavior which is contrary to the law's prohibitions. 
Indeed, they are usually eager to understand the law and to take positive steps 
to comply with it. Thus, the Commission has found ready access to builders' 
associations and to associations of lending institutions and realtors. It main
tains wholesome relations with such associations and often receives invitations 
to meet with them to interpret and discuss the problem. 

The commission has been greatly aided. in this educational process by its 
Housing Advisory Council, a group of ,approximately 45 men and women who are 
outstanding in the fields of banking; real estate, homebuilding, and general civic 
leadership throughout the State. They assist in its educational programs ·and 
give invaluable advice on techinques to reach the housing industry and the com
munity in general. In June of last year, the State Commission'.s Housing Divis 
sion and Housing Advisory Council, working in cooperation, sponsored a confer
ence and luncheon at the Hotel Biltmore here in New York. It was attended by 
approximately 200 leaders in the housing, real estate, and home-financing indus
tries. This was the first known occasion when representatives of all elements of 
the housing industry sat down together with officials of a commission administer
ing a law against discrimination, to talk frankly about the problem and about the 
steps that might be undertaken cooperatively to meet it. The reaction of the 
conferences was almost universely enthusiastic and as a consequence, followup 
conferences on a smaller scale are now being planned throughout major com
munities of the State. 

The commission is presently undertaking two further steps in its continuing 
educational program. One is the distribution on a wide scale of the findings of 
an objective study of discrimination against Negroes of nigh professional, eco
nomic, and social status. Over 10,000 copies of this study, which l summarized 
earlier in my testimony, have been sent to representatives of the housing and of 
church and civic groups. The reaction has been so encouraging that a second 
printing has been ordered. 

PROGRESS UNDER THE LAW 

In public housing, which has been covered by the law for a longer period of 
time than any other type, there is integration in virtually every community; 
throughout the State. Only one upstate city appears still to be resisting de
segregation, and efforts are now underway to adjust this situation. This com
pares far more with the situation in Pennsylvania where more than half of all 
communities in the State with federally subsidized public housing projects
maintain complete segregation. . 

Integration is proceeding at a steady pace in private housing cover.ed. by .the 
Iaw as well. While progress may sometimes seem slow when viewed f~oin asiiort 
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r ange, it is most satisfactory when one r ecognizes that publicly assisted housing 
has come under the jurisdiction of the law only since 1950, and FHA- and VA
insur ed housing only since 19G5. At t he pre-ent time, Negroes a nd other non
white persons a r e living in every title I project in New York City as well as in 
many of the FHA 207 and ~13 projects. l'l·liwy more Xegro and other nonwhite 
families a re also living in housing constructed under the State limited dividend, 
limited 11rofit, and redevelopment compan ies laws. It is consenatively estima ted 
that more than 3,000 Negro families are !iring today in !)Ubli<;ly assisted housing 
accommodations in the New York City metropolitan a rea . There are a lso large 
nu mbers of fami li es in sa les derelopments built with FHA and YA guarantees 
il·hich, while occupied predominantly by Negroes, are nevertheless subject to the 
antidiscrimination laws, and therefore open to any el ii,:i ble applicants . 

l'ro;.:ress in upstate communiti es has been slower largely Lecau. e a lmost no 
publicly assisted multiple dwelling r enta l !)rojects h:we been constructed there 
in recent years, and because the Xegro marke t for FIL\. a nd \"A sales develop
ments is limi ted. Where we have had valid compliants, as in Poughkeepsie, 
we hav e been able to eITect admission. 

:\'one of the indices common ly used to e,·a luate housing actiriti es indicate that 
the law has had any ad r erse effect upon residential construction. There has 
been a greater vol ume of cons truction of title I proj ects in Xew York tha n in 
an? of liYe other nrnjor States fo r which comparable figures are a ,·ailable: Ca l
ifo rni a, ~liclti gan, l'ennsylrania, Illinois, and Ohio. Tile State with the next 
lar;.:est volume of title I cons truction is Pennsylrania whose urban redevelop
m.-nt law also contains a prollibition against racial discrimination. 

The volume of FHA-aided hous ing construction in New York State is ex
ce<'<lcd by two of the other live States, Ca lifornia and ~liclligan; but ?\ew York 
ex ceeds l'ennsylvania, Illinois, and Ohio. Kone of these three hare legislation 
against di crimina tion in housing. Although residential construction in New York 
State, as elsewhere in the Nation, ,vas ad1·ersely effected by the r ecess ion which 
began in HJ37. In r ecent months it has been on the increase. 

Many thousands of units of State-a ided limi ted-div idend and limited-profit 
housing have been built in recent years , a ll of which a re subject to the law a nd 
most of which now house both Negro and white r esidents. In all, it is estimated 
conservatively that $2 billion have been invested in pu!Jlicly assisted housing ac
commodations built by private en terprise. ln short, the facts indicate that 
antidiscrimination laws do not act as a serious deterren t to private construction 
of, or investment in, housing accommodations to which all citizens have the 
right of access. 

Acceptance by both builders and neighboring r esidents ha ve been good despite 
the fears expressed by many at the time the laws wer e first passed. In no 
publicly ass isted development in to which l\"egroes and other nonwhites have 
moved, has there been any major difficulty or an a ppreciable overt hostility. 
Growing instances of successful integration in Kew York State provide the best 
possible examples for the Nation that people of different groups ca n live to
gether in harmony. 

Although some builders have r esisted the commission's decisions that they 
must in tegrate, it is encouraging that most who have admitted qualified Negro 
and other nonwhite families, either volun ta rily or as a r esult of complaints, now 
express pride in the fact and indicate t hat they have not experienced the ill 
effects they might have fea red. 

RECOMMENDATIONS TO THE CO~UlISSIO:-

Qn the basis of New York State's experience, I feel that the fo llowing recom
mendations are justified: 

1. A st r engthened Fede1·al effort to end ra cial in equities in training and em,.. 
ployment.-'l'he record of New York State demonstrates that government action 
ca n be effective in these areas. But New York, li ke enry other State in the 
Korth, is powerless by itself to correct the deficien cies of education and skill 
suffered by Negro ne\\·comers who ha ,·e grown up under the c rushing handica ps 
imposed by the South. These people will r emain disadvantaged a s long as they 
live, and their gener a lly low incomes will continue to hamper them in seeki ng 
better housing. So we will not entirely solve the hous ing problems of nonwhites 
in the No r th as long as employment and educational discrimination remain in 
the South. 

Th.is is an area in which only the Federal Government can act effectively. 
Therefore I r ecommend lirst a more r ea listic enforcement by the executive 
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department of the Supreme Court's decision outlawing segregated schools. 
Second, I recommend, as I have frequently urged before, the strengthening of 
the President's Committee on Government Contracts. The effectiveness of an 
antidiscrimination agency, we are finding, is reflected in the number of com
plaints it receives. Minority members will not appeal for help to an agency 
which they believe powerless or unwilling to aid them. It is an odd com
mentary that more complaints were filed with SCAD in the year 1958 alone than 
received by the President's Committee since its inception. 

2. An executive policy prohibiting discrimination in housing receiving Federal 
subsidies or mortgage g1tarantees, or benefi.tting from the exercise of Federal 
power.-A large proportion of all housing constructed since World War II has 
come under these classifications. It includes all federally subsidized public 
housing, all housing receiving FHA and/or VA mortgage guarantees, and all 
housing built under title I of the National Housing Act. 

The experience of New York State demonstrates that requirements for non
discrimination in all these types of housing can be enforced, and will result in 
harmonious integration rather than in the conflict often feared. And there is 
certainly no excuse for a Federal agency, receiving taxpayers' funds and re
sponsible equally to all citizens, dispensing its benefits unequally to the dis
advantage of a whole group of these citizens. Federal agencies in fact have an 
affirmative duty to advance the welfare of all citizens and promote harmony 
between them. 

It is true that Federal policy has recently improved to the point where FHA. 
VA, and other Federal agencies cooperate where SCAD has made a finding of 
discrimination. We are grateful for this cooperation. But it is somewhat 
pathetic to see a Federal agency following the lead of the States and cities in 
areas clearly under its jurisdiction, refusing to act affirmatively until they give 
the word. There is something basically incongruous about a situation in which 
a State must pass legislation to guarantee equality to its citizens under a l~ed
eral program which should itself be extending the protections in the first place. 

S. LI. F ederal Commission Against D iscrimination.-This Commission should 
impose affirmative responsibility for improving racial understanding on the 
Federal Government and its agencies. It should work closely with racial 
relations services of the va rious Federal departments, help disseminate informa
tion among Federal agencies, and keep local and State racial commissions 
abreast of research and effective techniques in the development of which the 
Commission should assist. It should intervene in areas of tension and recom
mend intercession by appropriate Federal agencies where needed. The Federal 
Commission should study various aspects of racial problems as a continuing 
fun ction and should organize and condnct educational program activities toward 
modifying discriminatory attitudes and practices by the industry and the genera l 
public.

4- LI. F ederal loio-i,nterest mortgag.e progra,m, for low income families.-In a 
memorandum recently submitted at the request of the Senate Committee on 
Banking and Currency, I outlined a program by which the Federal Government 
could aid in solving the housing problems of low-jncome families by means 
other than subsidized public housing. The proposal involves reducing carry
ing charges on sales housing by lowering the interest rates which make up a 
very large proportion of those charges. This, of course, requires direct financ
ing by agencies of the Federal Government. Such direct financing for low 
income families is not new. It is the policy in Scandinavian countries and in 
New York State and New York City. Public credits have facilitated low interest 
loans under these programs. Yet there are also ample precedents for low
interest direct lending in Federal loan programs to institutions of higher learning 
and farm tenants. It has however not been the usual policy in Federal housing 
programs. 

I am appending a copy of the proposed program for your consideration. 
Since nonwhite families are heavily represented in the low-income groups of this 
Kation, and will be for many years to come, such a program would be of immense 
aid to the general improvement of the conditions of minorities. 

The present emphasis on slum clearance and urban renewal is of small benefit 
to minorities, if at all. The programs are evicting minorities from their homes 
and offering them little alternative. The present Federal public housing pro
gram is miniscule while the urban renewal program is only depriving these 
families of homes while the new private homes and projects erected on the 
cleared sites are far out of the financial reach of most of these families. We 
are heading toward a pattern of all white suburbs and all-Negro concen-
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trations in om· ci ties and must bring the trend to a halt. Use of vacant sites and 
the inclusion of homes in the suburban areas of our cities at costs these families 
-ca n afford are indispensable.

Discrimination in housing is not segregation only. When the Federal Govern
ment has assumed responsibility for housing, as it has, the denial of ample 
housing to minorities is itself a form of of discrimination. As long as housing 
,discrimination exists, other fundamental rights are violated-not only the right 
to a home, but to work, to privacy, to the equal protections and privileges of 
the laws, to due process, to freedom from fear and to security in one's home 
and possessions. The right to move, to recreation and to life and health will 
.all be impaired as long as racial restrictions limit housing and free movement. 
However, the courts may strike at segregation in schools, such segregation will 
continue when there is segregation in neighborhoods-in fact, the latter has 
€ven become the new vehicle for achieving indirectly the school segregation 
which the courts have outlawed directly. 

I have for some years headed housing missions for the United Nations to 
Ghana, the Philippines, Pakistan, and 'l'urkey. I find that in e,ery part of 
the world there is emerging a similarity of symptoms affecting neighborhoods
slums, migration of the underprivileged to the cities, overcrowding, a growing 
disparity between wages a nd rents, squatting, social disruption of family life, 
a nd increasing insecurity of tenure. The most recent phase of the industrial 
revolution is marked by a movement of nonwhites in Asia, Africa, America, and 
€,en in some parts of England and the Continent. Simultaneously there bas 
appeared an increasing emphasis upon discrimination and homogeneity in 
many of the world's neighborhoods. These symptoms are exhibiting them
selves in de,eloped and in underdeveloped countries alike. 

To meet problems of industrialization and housing famine, an extensive expan
sion has also occurred in the role of government everywhere. ·with housing 
-one of the key issues on the world's political stage, there are some forces working 
t oward a democra tic dispensation of the benefits of public power and subsidies. 
But with a rising fear of people from the hinterlands who are "different," other 
forces are simul taneously seeking to harness public power on the side of segrega
tion and racia l, socia l, or religious discrimination. 

The United States cannot afford to lag behind in the solution of this problem. 
It must demonstrate the leadership a nd supply the example and I know that 
gi,en the facts and rea lizing the urgency of the problem, we will not falter . 

The following memorandum w-as incorporated m Mr. Abrams' 
testimony : 

U.S. HOUS ING: A NEW PROGRAM, BY CHARLES ABRAMS 

Twel,e years after the war and 23 years after the Federal Government first 
stepped into the housing picture, America is no nearer to solving its housing 
problem than when it began. Despite billions in Federal commitments, we are 
still a nation of home-hungry people: a nation of the great unhoused, mishoused 
or dishoused, yearning to be rehoused. 

Worse still, the housing shortage is growing more critical. Building costs 
rose another 3 percent in 1957. A house costing $8,000 in 1941 is priced at 
$20,000 today. Rising housing costs and interest rates, coupled with a dearth 
of mortgage funds, have frustrated the hopes of modera te-income families. 
New rental housing is virtually at a standstill. Slums persist as our slum 
-dwellings are being cut up into single rooms into which whole families a re 
herded. The millions of Negroes and other minorities pouring into our cities 
a re being forced to pay the highest rents for the shabbiest dwellings, and the 
competition for housing is increasing neighborhood tensions in a growing number 
of areas. 

In such a crisis, one would expect the Federal Government to be planning a 
housing program of major proportions. Instead, its policies seem directed 
toward reducing the dwelling supply and intensifying the shortage. The Gov
ernment's tight-money policy continues to stifle the mortgage market and bas 
made interest r ates zoom. Its urban-renewal policy is evicting tens of thousands 
of poor families. A public-housing program which in 1937 promised to 
eliminate every slum in the United States bas been virtually abandoned-last 
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year, only 35,000 units were authorized for•the whole country; and of these only· 
1,610 had· been placed under contract by June. The federally inspired "housing 
boom" has all but collapsed. We need 2 million houses, a year but are building 
less than a million. Of those being built, most are in speculative, scattered 
developments that sprawl on the city.fringes, the traffic-snarled slums of tomor
row. Thanks to Government policy, building starts in 1957 ran 400,000 below 
1955, a year in which we :built only 1,328,000 dwellings. In 1957, FHA-VA 
programs designed for the middle-income .family were off by more than 50 
percent as compared to 1955. Almost none of the housing, whether or not built 
with Government aid, is available to migrants, minorities, low-income families," 
the elderly and the millions of others who need housing most. 

This is the depressing picture in American housing today, and it is time we took 
a fresh look at what we have done, what we are doing,. why we have failed, and 
what we can do about it. 

Up to the 1930's, the building of homes was a private undertaking-like selling 
clothes or vegetables. The building enterpreneur supplied the equity money and 
borrowed the mortgage money he needed to finance his job. He took the risk 
until a buyer came along or his apartments were rented. Private lending institu-. 
tions took their risks, too, and lent no •more than two-thirds of the house value· 
to make sure their mortgages were secure. To finance the rest, the builder or 
owner would borrow from individual lenders on second mortgage at a higher in
terest rate commensurate with the risk. Families in the lower-income groups
could no more afford new housing than they can today, and they dwelt in slums. 
Because of rising building costs, many in the middle-income group could no 
longer afford new housing and lived in used dwellings. 

When the depression came, the building industry went into the doldrums and 
foreclosures were wiping out homeowners at the rate of 1,000 a day. In 1935, 
the Federal Government therefore stepped into the housing and mortgage pic
tures to help prime an economic upturn. There was no coherent long-term plan 
to solve the housing problem but a series of experiments, demonstrations, and 
innovations. These aimed at putting liquid funds into the hands of the lending 
institutions by buying up their sour mortgages, and at encouraging them to lend 
more freely, by insuring their new mortgages against loss. A Home Bank Loan 
System enabled them to borrow on their mortgages, which gave them greater 
liquidity. The Government also insured deposits to encourage greater deposits of 
savings into the mortgage-lending institutions. A public-housing program was 
set up to help the slumdweller and simultaneously encourage more building and 
thereby speed recovery. 

In time, however, the whole prqgram was recast. Some parts disappeared; 
some took forms like urban renewal; some like public housing, are slowly with
ering away; some, like the Federal National Mortgage Association and the Vet
erans' Administration mortgage program, are recent innovations whose main 
aim was to help out the big lending institutions ; some, like the FHA and the Home 
Loan Bank, expanded beyond the dreams of the sponsors. By the 1950's, the in
fant housing mongrel of the New Deal had grown into a many-headed, full-blown 
brute, no more resembling the general welfare that spawned her than Hydra re-
sembles The Mona Lisa. 

What had happened was that a lobby: composed of builders and lenders had 
reshaped the program to suit their own interests. In the process, a silent revo
lution was effected in housing and mortgage financing in which stake and risk 
were removed from the venture. The private-enterprise formula, as we once 
knew it, no longer functioned in this section of our economy. 

The Federal Government was now taking over the mortgage risk, permitting 
builders to bail out without investment, and supplying a happy dumping ground 
for all mortgages that soured. We now had socialization of mortgage insurance 
with the FHA-VA systems, socialization of losses by the FNMA, and socialization 
of credit aid by the Home Loan Bank System. While the symbols of private en
terprise were maintained, it was no more like 19th-century capitalism than Karl 
Marx was like Groucho. 

The 10-percent stake of the home buyer was now the sole remnant of risktaking. 
Since the home buyer was the only participant not represented in Washington, it 
should have been no surprise that his share of the operation alone remained 
speculative and uninsured. 

The new dispensation proffered socialism for the banks and private enterprise 
for the proletariat, a full plate for those who needed help least and the offscour
ings for those who needed it most. A lobby campaign scuttled public housing as 
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"socialism" and turned slum clea rance into a scheme fo r eYicting the Negro, the 
migrant, and the poor from their footh olds. Alternative hous ing for the evicted 
was all !Jut fo rgotten. 

Not that the hous in g program achieved no gains at a ll, but each ga in had its 
offse t. The home IJuyer was ena!J led to acquire title fo r a sma ller downpayment 
and with a s ingle mortgage---lJut he hacl contracted a debt for li fe. "\Ve tore down 
slums-but intens ified OYercrowding a ncl its unhea lthy IJyproducts. \\·e built 
some hous ing for the mid cl le class-lJut, as costs continued going up, we simply 
lowerecl the sta nclards so that ma ny houses were ,Yorse tha n those built in the 
19th century. W e increased the proportion of h omeowner ship-but spiral ed the 
price a nd the clebt. 

The most con ·t ruct h·e bles ·ing the homeowner r eceived ,Ya,; th e unan tici pat ed 
gift of inU atiu n. Thi s cu t mortgages in half , ,· indi cated the FIIA guarantees 
a ncl ratitiecl the dream that homeownership was sound. In flat ion beca me Lhe 
great IJlanket fo r our blu nd ers ancl the co ,·er for our deceits. 

As ,Ye now fa ce a deflation of our h opes, it becomes pl a in that, eYen if the 
Eisenho1ve r aclm inistration came to rea lize that cu tt ing dow n hous ing sta rts 
mea n · a sp ira ling of r ents and home prices and even if ,Ye saw IJuilcling zooming 
ancl mortgage money plentiful, the families who need housin g most would no t 
be gett ing it. The formula s set up for home construction and lending are simply 
not set up for the lower-income fam ily, t he miclclle-incorne family, the la rge 
famil y, the migrant, the s lumdwelle r, the elderly- in fact, fo r any of the fol k who 
need housing mos t. 

Since the present policy is gea r ed to the welfare of the greater pressures in
stead of t he greater number, it seems clear that we need a reexamination of our 
basic aims a ncl a pr ogram to achieve them. These a ims should be: 

1. A ho11sing progr am w 'ithin the fra111 e11;orlc of our iristitutions.-"\Ye are 
fundament a ll y a nation of prin1te entreprenuer s accus tomed to risk and s take, 
not boun t ies or patern a lism. A housin g progra m designed to benefit lenders and 
builders prima r il~· a nd the Ameri can people only incid enta lly shoulcl be as re
pugnant to our ideals a s if we built sch ools primarily for the benefit of the con
tra<:tors rn the r than the children. 

2. A f10 1mll ho111 eo1c-ner ship stnictu.re.-E,ery family should h a , e access to 
sound O\\" Ilersh ip on r easonable te rm s. 

S. A sound mortgage strnct11re.-Thi s means a co mpetit iYe ma rket fn r those 
who can pa:- the go ing interest rates antl, for others, mortgage fund s on terms 
within their mea n.·. 

4. A ho11 si11g inventory offering r easonable freedom of choice.-This r equires 
housing for nonaverage as well as average fa milies under a varied system of 
tenures including tenancy and cooperatiYes as well as O\\"nership. 

5. A more eff ective b11i.lc/.ing inllust ry.- Thi s calls fo r widening the market 
for private builders so as to include low- ancl moderate-income fami lies, a high 
and stabl e level of construction, and a n improved product. 

6. Effective ci ty planning.- This means pla nning that will defin e its goals, 
sa lvage our cit ies. nourish neighborhood growth in cities and r egions, and ma ke 
our cities and suburbs more interesting to live in. 

7. A r ealisti c slnm-clearance program.-Instea cl of wholesale demolition of 
shelter ancl mass eviction of the occupants, there should be enough new con
struction to make the slums obsolete in the long run . 

8. A socially soun<l 1mblic-ho11sirig program .-This means an end to the in
stitutiona li zed a pproach ancl the building of homes in neighborhoods-homes the 
occupants ca n take pricle in and look upon as their O1Yn. 

9. A stabilize<l r eal-estate pattern.-Thi s implies a nation of socially sound 
communities in place of the homogeneous form a tions with their tensions and 
threats to neighborhood stabil ity. 

10. F,-cedom of movement.-This means an encl to social isola tion in neigh
borhoods, of housing fam ine, of arbitrary zoning laws and other restrictions that 
check free a ccess to a reas of better opportunity. 

'l'hese 10 aims should dominate our thinking in housing and condition our 
commitments. But the trouble with all generalizations, includ ing these, is 
that they ca n too easily be corrupted when translated into legislation. Housing 
particularly lends itself to such corruption beca use of the complexity of its 
financing formulae. Yet, if housing funds are to be used for those who need 
them most, the public must lea rn to assess these dull formu lae as well as the 
eloquent promises. It must lea rn to distinguish between the preamble of a law 
and its content, between promise a nd fa ct, between its friends like the National 
Housing Conference and its foes like the real-es tate lobby. 
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In short, there must be concrete proposals which the public must take the 
trouble to analyze or every new program will end up as a handout to the 
pressure groups just as before. These proposals must therefore include: 

A r eorientation of the hottsing and Home F i nance Agency 
The Administrator of this superagency must assume control o,er his numer

erous subagencies instead of being their common figurehead. All the resources 
of the agencies must be harnessed to common objectives instead of operating 
in separate compartments, each of which is the puppet of a particular pressure 
group. The Administrator must prepare a program in harmony with the gen
eral welfare, believe in it and fight for it in Congress against the vested interests 
to which his agencies are now lashed and by which he is himself enthralled. 

R evision of the HHFA and FHA system to embrace lower-income families 
The most critical issue in housing today is the misuse of Federal credit. Di

version of the FHA credit mechanisms to the exclusive benefit of institutions 
has limited competition in the mortgage market, pegged interest rates at high 
levels and frozen out a large segment of the people. The HHFA should be 
provided with an initial appropriation of $2 billion for direct loans to low-in
come families at interest rates ranging from zero to the market rate, depending 
on family income. A 45-year amortization and a nominal interest rate would 
enable poorer families to buy in cities or suburbs. Family income under snch 
a plan would be reexamined every 3 years and the interest rate adjusted ac
cordingly. Resale of the house would be subject to Government approval dur
ing the low-interest ·period. When the family pays the market interest rate, the 
Government would sell the mortgage on the private market, thereby effecting a 
mortgage desocia lization. 

The houses would be built by both private builders and local housing authori
ties. Private builders receiving FHA assistance would be required to include 
a specified number of such Federally finan ced low-interest dwellings in each 
development. If the builder proposed only low-interest houses, he would be 
required to include some higher-cost houses to make a balanced development. 
Loans could be serviced by local banks for a small premium or by local housing 
authorities. 

This program would enable a large part of the low-income population to 
become solvent owners, would create a vast new market for builders, would 
open suburban land to all families and drain urban slums, and would provide 
jobs in the event of a major recession, a possibility now by no means remote. 

R evision of the FHA financing scheme by creating a federally aided second-
-mortgage market 

The FHA insurance system was justified in the 1930's as a primer of mortgage 
funds. Its case today can rest only on the argument that it is essential to 
insure lenders to induce them to lend at reasonable rates. Only a third of the 
mortgages made today are Government-insured, while the rest are conventional, 
nor is there any proof that FHA insurance has reduced interest rates; in fact, 
the ra tes on uninsured first mortgages have often been no higher than the in
sured rate and sometimes they are even lower. A vast potential market exists 
for homes on reasonable terms for the growing number of new families, for re
placements due to demolition by public works, for migrants into the cities and 
for overcrowded families. The only market being tapped is the higher income 
group. :\fortgages at reasonable terms would engage the larger market. 

It is argued that second mortgages are an unsound form of financing. But 
second mortgages are unsound only when they involves extortionate bonuses, 
not because they are second mortgages. VA-insured mortgages are second 
mortgages, and the FHA itself insures modernization loans on houses subject 
to first mortgages. 

We should therefore speed a return to the uninsured first-mortgage market 
suppor ted by a new second-mortgage market made possible by Government 
financing. The proposal would work as follows: Any owner would borrow 
what he could on a conventional first mortgage, which would be uninsured. 
'l'he FHA's as ,...-ell as the V A's current role of insurer would ultimately be 
limited to areas or projects for which first-mortgage money was not available 
at reasonable rates. The Government would lend money on second mortgage 
directly to home buyers at very low interest rates. 

Thu~, the prh·ate mor tgage market would make firist-mort'"'lll!'e loans a t 50 
to 80 pe rcent of mine (as it has done in the past and often does now ). These 
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would not be insured by t he Government. Direct F ede ral loans would be 
needed only to supplement t he conYent ional loans so that owner s could cont inue 
to buy wi t h small downpayments. A F ederal second-mortgage fund would be 
set up to provide money for t hese second mor tgages. Loans would be made t o 
the owner from fun ds borrowed at or nea r Go,·ern ment r ates. For example, a 
$10,000 house wi th a n tmin ·ured $6,000 fi r t mor tgage at 5 percent would have 
a second mortgage of '3,000 at 3 per cent. 'l'h is would be equiva lent to a 90-
percent firs t mor tgage at j us t under 4½ percent. Such a f ormul a would r educe 
ca rrying charges, in cluding premium cos ts, w iden the ma rket f or houses, release 
the F edera l Government fr om a mor tgage ac t ivity t hat has been a nd should be 
st r ictly priYa te, a nd cut down the Federa l irn-olYement in guarantees. 

If we accept the fun damental principle tha t the Government should not under
write risks which the priYa te ma rk et will a sume, we ca.n fi nd any number of 
ways to implement the proposa l. One would be to set u p a Govern ment mor tgage 
bank with the sa me di count fa cilities a s national banks. 'l' he ba nk could also 
borrow in the open n11u-ket on shor t term a nd r epay paxt of the loan through 
speeded amort iza tion payments or through receipt of mortgage principal. 
Middle- income fa milies unable to pay the going rate would be a ided by a r ed uced 
rate for second mortgages . 

The HRFA should a lso explore t he possibility of an equity- insura nce formul a 
under which owners fo r a premi um could be insured agains t the risk of fore
closure through u.nemplo~·ment, illness or other rwescribed hazards. Today, nu 
owner who fa il s to meet a single payment loses his home. If defaul ts become 
widespread, the Government- or FHA-insured loans would undoubtedly be used 
to bail out the mor tga"'e lend er s t o the extent of billions . A prope r equi ty
insura nce formul a would not only avoid this but also help the homeowner through 
hi s temporary difficulties. 'l'his type of scheme would be a proper use of the F ed
eral insurance functi on and would ma ke both the ownership and mortgage 
s tructures more sound. 

R ental housing f or lo10er-i nco111 ,: f amilies 
Go,·ernment-a ided r ent.a l housing is uo11· a vail able only for t hose who benefit 

f rom the FH.<\ r ental-hou ing pr o;:;r am and fo r the t iny fra ct ion served by the 
public-hous ing program. Renta l hous ing should be a n important part of the 
housing inventory, ·er ving tho ·e unprepa red or unwilling to buy. 

'l'o make t hi s poss ible, a supplementa l r en tal subsidy should be given to s timu
late the building of r ental housing a nd r educe th e cost to tbe t ena nt . The pla n 
would work as foll ows: Any elig ibl e low-income fa mily would qua lify fo r tena ncy 
in any new or substantia U~- r ehabili tated building which b ad been approved a s 
to r enta l a nd standards. Tbe famil y would receive an annual subsidy based 
upon its capaci ty t o pay. The subs idy would consis t of a municipa l subsid~, 
equal to the proper ty tax on the house or apar tment, pins a ca sh F ederal subsid~·
Thus, if the ma rket r en t fo r a new apa r tment wer e $30 a r oom, the c ity woul<l 
issue a ta..., wa rrant to the famil y for , say, $7 a room (represen t ing the prope r ty 
tax per r oom ) , which th e fa mily would turn over to the landlord a s pa r t pay ment 
( t he landlord could use it to pay bis taxes ). The F ederal subs idy would va ry 
with the famil y's r equirements and would represent the maj or portion of th e 
subs idy to the fa mily. Some Sta tes might join in the contribution a nd expand 
tbe range of eligible applicants, as New York State now supplements the F edera l 
low-rent housing program. 

The FHA would stimul a te tbe builder to ea rma rk a porti on of hi s project for 
r enta l uni ts fo r thi s p rogr nm. F nmilies eligible fo r t he suhs icJ~- coul d , however , 
apply a lso in approved buildings which have conventiona l fina ncing. Appli
cations for t he subs idies would be processed by local hous ing a u thorities or other 
public agenc ies. The subs idies would be r educed or discontinued as family in
comes increased, and examina tions into income would be ma de no more often 
than every 3 years . 

The subsid y sboulcl not be payable on old buildings , because a primary aim 
would be to eucournge more a nd bette r cons truction of new h ou ses. 

Families displaced by "urba n r enewal ," i.e., subs idized slum clearance by 
priva te builder ><, would be eligibl e fur the suhs id~· and would n ow have access 
t o private rather th an institutional public-hous ing projects in economically 
ba lanced communities. 

Coopercit ive housing 
Coopera t h·e hous ing h as lagged in the Uni ted Statc:s because no experienced, 

well-financed cooperatives have ever been set up to a ssemble t he coopera to rs , 
buy the land, and build the housing. Organiza tion has t oo often depended upon 
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the spontaneous germination of -a small group, usually disparate folk with con° 
flicting ideas, hopes, and wives. They are equipped to manage but not to plan,
organize, and build. 

To fulfill a cooperative venture, someone must have the initial capital, the 
experience, and the final say. The transfigurement of the old building-and-loan 
associations into the current crop of savings-and-loan associations which shun 
building has deprived the Nation of an important source of cooperative housing. 
Capitalism has produced mutual nonprofit organizations like.the .mutual.insurance 
company and the savings bank. But, except for the New 'York cooperatives, no 
similar instruments exist for building cooperative housing. 

Federal encouragement is needed to stimulate such a program. The Home 
Loan Bank System could, for example, charter building-and-loan cooperatives
that would accept deposits and build cooperative ventures as European coop
eratives do. .Another way is for the Government to charter State cooperative 
corporations with directors initially appointed by the Governors. In either event, 
the Federal Government would have to supply capital for working funds and 
mortgage loans at reasonable rates. One good formula is the Swedish one, 
providing for construction by the experienced "mother cooperative" and dis
position to the "daughter cooperatives." Projects could include multiple housing 
as well as freestanding houses. Although Government aid at the start would be 
essential, the cooperatives should plan to become self-supporting. 
Housing for special groups 

The current housing program is geared to a my.thical average family of 
husband, wife, and two children. It makes, no provision for such nonmythical 
and nonaverage types as transients, elderly persons, single persons, working 
mothers, workers at home, widowers with small children, and large families. 
The supply of old larger houses which could be altered to accommodate some 
of these families has long since given out. 

There are more nonaverage families today than average ones. Many a work
ing mother spends a good part of her earnings for a maid ; others go on relief 
because it doesn't pay to work. Housing with special facilities for child care 
and housecleaning would save many working mothers from despair-and save 
many cities from unnecessary relief costs. 

Housing for the elderly is still in embryo. We have no real knowledge of 
their numbers, their requirements, their distribution. 

Above all is the unsettled question of segregation. Is placement of the aging
in public housing unsegregated, or is it really nonsegregated living in a project 
which is segregated by income? Is it segregation to provide small supervised 
projects of 30 to 50 units which are occupied entirely by the elderly when they 
are located in a varied neighborhood? Or should we provide the older people 
with the widest possible choice of patterns and climates? We should lean 
toward the last. 

We know little of community facilities. We provide separate retreats for the 
child, the mother, and the father, rather than for the family as a unit. Mother 
needs bridge, father needs poker, baby needs a sitter. London's Old Peckham 
Center experiment with a community center serving the entire family has been 
unheard of here. One thing is certain: We are not meeting our requirements
by filling the country with four- and five-room houses. A nation of too many 
standard houses will become a nation of too many substandard houses. 
Revision of public housing 

Public, housing was spawned when vacancies were plentiful and the main 
aim was to prime us out of depression. While the reformer made a target of 
the slum, the real-estate lobby made a target of public housing. Both linked 
crime, disease, and delinquency to the condition of the old buildings and insisted 
on tearing them down. But no sooner had slum clearance gotten underway 
than recovery set in, bringing a great migration of Negroes, Puerto Ricans, and 
Mexicans to the cities. The only homes available to them were the very slums 
scheduled for demolition. As housing famine supplanted surplus, the migration 
should have made slum demolition obsolete as a cure for housing ills. But 
there is a Newton's law in politics as in physics, and a reform set in motion 
continues in motion. 

The slum-clearance and public-housing formulas had been borrowed from 
England, a tenant country with a more static working class. The American 
program incorporated some of the British myths and added a few of our own, 
e.g., that the poor will continue poor, that the poor will always be tenants, that 
the poor deserve only minimum accommodations. 
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In practice, the poor-at least the white poor-have shown an extr aordinary 
teadency to move up. Many want to be owners instead of tenants; many want 
new houses close to the g round, not 13-story tenements. Like other mortals, 
they prefer privacy to constant scrutiny of their earnings a nd li ving habits. 
A program emphasizing demolition in a time of shor tage and predicated on the 
exis tence of a permanently poor class to be r elegated to an institutional environ
ment was foreign to the American scene. 

Many of our swelling cities have been facing these conditions: 
An irreducible slum core, as s lum clearance was s lowed by the increasing 

difficulty of r elocating displaced families. 
More overcro,vding and less privacy in the slum core as low-income fami

lies kept pouring in. 
An increased percentage of Negroes, Mexica ns, or Puerto Ricans in the 

slum core. 
A new emphasis on the neighborhood as the certificate of r ank and dig

nity, as the a. cending white masses now found a permanently identifiable 
class from which they could be distingui shed a nd above which they could 
rise in the socia l es timates of themselves and their neighbors. 

A bea Yier concentration of nomvhite fa milies in public hous ing because 
of low income. a nd displacement in s lum cleara nce. 

Increa. ed sca r city of low-cost housing and more partitioning of private 
dwellings in to one-room family units because of the curtailment in public
houl"ing construction. 

l\Iore social di stortions resulting f rom overcrowding tha n from physical 
conditions a overcrowding bas become the main index of slum li fe . 

We have r eached the point where the housing problem involves much more 
than public housing. It is invo!Yed with obsolete bounda ri es, rcg- ional and 
interstate needs, suburban sprawl, migrations, fi scal difficulties, socia l status, 
minority tensions and the whole complex of urban and suburban life toda y. 
The human stakes and the vast social a nd economic s takes are too great to be 
tackled piecemeal or ,vitb a ntiquated theories. 

'!.' his does not mean that the public-housing progra m should be scrapped. 
Conceived as a demonstration, the program made many demonstr a tions. It 
showed that the underprivileged will pay ren t and live as decently as other 
citizens, that they will rai se their standards as well as their ch ildren, t hat they 
prefer security and freedom in neighborhood s of their choice to in;:titnti<lnali 
zation, that people of difTerent races can live in ha rm ony, that ghetto housing 
projects a re as ba d in some r espects as ghetto slum. ·. 

The prog-ra m a lso proved that a municipa l agency could acquire large a r eas 
of land wi thin a city and operate with little or no graft, t hat hon ing fo r the 
unclerpri Yi!eged and repl a nning of neighborhoods are publi c purpo~cs, that 
housing-authori ty bonds are sa lable at very low intere. t ratPs, that our ulcer
ated urban terrai ns can be r egenerated if the legal powers are defined and 
translated into \Y Ork able legisla tion. 

The. e a rc no mea n accomplishm ents. A r ccnst pub lic-housing program can 
find a vita l place. The program shou ld be ,·iewecl as only one approach to t he 
low-income hou sing problem, and it should be modified in these re pects: 

1. The uncerta inties of tenure must be eliminated. When a family improYes 
its income, it should not be penalized by being forced to pull the child ren ont of 
school. g iYe up neig-hborhood assoc iations and mo,·e back to a slu m. T he tena nt 
who ea rns more money should pny a hi gher rent and cease to be ubsi di zed. 
E,·ery tenant should he looked upon as a prospect for a nonsubsidized a partment, 
not a 1iermanent charity case whose ascent from voverty would be a violation of 
the bond . Project s should be built not ns almshouses but as attrnct iYe additions 
to the urban scene, fit for families of impro,·erl income. The rnisnssumpt ion of 
publi c hous in g- ha s been that there will a lways be a stratified cla ss in the United 
States and thnt stratified projects must be thei r permanent habitat. 

2. The emphasis of the program should be shifted from clearing slums to 
increasing the housing inventory. There is nothing- a mass clea rance poli cy ca n 
accompli sh that cannot be accomplished just as well by an ea r thquake. A slum
clearance policy is untenable in a period of shortage. The need is for Yacant 
Jami operations and for the better use of undercleYeloped land near the centers 
of population . 

3. The a im should be not for continuous public ownership hut for sale of the 
apartments to cooperative corporations as and when the tenants improve their 
income. I!'amilies in public housing require hope, not charity; faith, not futility; 
pride of ownership, not fear of di spossession. Each city tenant who establishes 
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himself economically should have the right to buy his apartment by making a 
small downpayment and giving back a mortgage on his individual apartment with 
an agreement to pa~, hi s proportion of the operating costs. Thus, some f amilies 
in the same project woulcl be tenants, some established cooperators. '!.'hi s arrange
ment works smoothly in private New York City cooperatives in a single mul t ipl e 
dwelling. l\IoreoYer, with individual mortgages on each apartment rather than a 
blanket mortgage on the building, each cooperator could feel secure in the own
ership of his apartment without facing foreclosure when his neighbors defaul t . 

When a certa in percentage-sny, 80 percent-of the building becomes coopera
tive, tenants who haYe not bought their apa rtments could be rehoused in a nother 
section of the project. The cooperative corporations should be directed at fir,-t 
by public-spirited citizens and ultimately by the cooperators themselves. 

llleanwhile, more and more public housing sho uld be built so that ""e can s imul
taneously expand the housing supply and desocialize the ownership. State or 
county authorities should be formed that can buy land outside cities. Within 
cities, the loca l housing authorities should build smaller projects that blend wi th 
existing neighborhood patterns. The present socinlization, institutionalization 
and homogeneity are debasing the public-housing program in the estimation of 
the public and the tenants. 

Mi-norities ancl vntegration 
No problem has beleaguered the housing program more than the minority ques

tion. Unless it is resolved, public housing and urban renewal will be blocked 
and neighborhood stability will continue to be threatened. These established 
facts bear restatement: 

Before the great migrations, Negroes lived in the same areas and often in the 
same blocks with whites. Many still do without challenging the social status of 
their neighbors. 

Many public projects have integrated Negroes and whites successfully. Iu 
very recent years, the proportion of Negro tenants has risen sharply due to (1 ) 
the low and rigid income limitations which qualified more Negroes than whites, 
(2) the mass displacement of Negroes by urban renewal, public works, and other 
projects, (3 ) the conti nued migration of Negroes to the cities, and (4) the 
failure of the priva te market to supply housing. 

Concentrated minority occupancy has increased resistance to sound site acqui
sition for public housing, discouraged applications by whites, and created ghetto 
neighborhoods and their concomitant, segregated schools. The problem must be 
dealt with if public housing is not to degenerate into a medium for neighborhood 
and school segregation. 

While color blinclness has always been a fundamental principle in public under
takings, the Supreme Court's decisions in the school-segregation cases have re
opened the issue of color identitication. If integration of neighborhoods, schools, 
and public undertakings is to be attained "with deliberate speed," there must Ile 
attention to the evolving occupa ncy pattern. This poses a new dilemma, both 
horns of which have been dodged by the public and by civic agencies. 

Most ci,ic and civil-rights groups have opposed the "quota system" as a device 
for effecting integration, and with good reason. The quota system originated as 
part of an immigration policy to exclude certain minorities, not include them. 
Although this system could achieve an integrated pattern in housing a nd schools, 
it would give a public agency power to bar one group or another after the pre
scribed percentage bad been reached. 

Motive, bowe\·er , is as importa nt in race relations as in civil rights. Those 
'IVho loosely im·eigh agains t public housing and against school authorities who 
are hones tly trying to achieve balanced integration are doing the cause of civil 
rights a di sscnice. The time is not distant when the courts and responsible 
co=unity leaders must further define "integration" with "deliberate speed" 
and work out la wful means for effecting it. Until then, it is wrong to condemn 
any well-motivated effort to keep public housing or a public school from becoming 
all white or a ll Negro. 

There are general techiques to effect integration without fixing percentages. 
For example, site selection and clearance in concentrated Negro areas cement,; 
segregation. Curtailment of slum-clearance and urban-renewal operations in 
such :\"egro sections would reduce the heavy backlog of displaced Negro families 
who must turn to public housing. Improved educationa l and informationa l work 
would s timulate more applications from white families. Above all , an enlarged 
public and pri\-ate housing program would reduce the pressu re of :\"egro applicu
tions for public housing. 
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The racia l problem varies according to the proportion of Negro population. In 
communities with a small Negro population, there should be no problem unless 
fear and hostility invite it by compelling Negroes to li\·e in prescribed areas. 

'.rhe focus of the racial issue has been almost exclusively at the legislative and 
judicial levels. Yet, a real potential for settlement lies in the _executive '.1nd 
administrati,e areas, where leadership, research, an~ demonstratl?n could y1_eld 
spectacular gains. Race-relations experts should be hired not only m the housmg 
agencies but also in every Federa l agency concerned with minorities.. . 

New York Stute enacted a law in 1956 barring FHA- and VA-aided pro1ects 
from discriminating. Private builders have sold or rented thousands of 
dwellings to Negroes and ,-..hites without any serious problems. Elsewhere 
in the Nation, Negroes have sold houses to whites and whites to Negroes. A 
major problem in private projects is not so much the fea r of i\'egro occupancy 
as the lack of know-how by public officials and the relatively small number 
of Negroes who are financially able to apply for new housing. 

Financing of minority housing continues to be a main barrier. The barrier 
can be broken by direct Federal loans and by l•' ederal action to stimulate con
struction of housing for which minorities can qualify. 

An increase in ::\'egro ,income is indispensable. This means a more inten;;ive 
proi;,rram by State and local antidiscrimination commissions aimed at educating 
personnel managers, union officials, and guidance counsellors, improving ap
prenticeship-tra ining programs and educational opportunities in skills. 'l'he 
President's Committee on Government Contracts holds a key to Negro improve
ment but has hardly emerged from its initial lethargy. 

Urb<m r enewal, city and r egional pla1wiing 
Few cities in the United States were built under a plan. No city ca n ever 

adhere to a plan as made. Mutation is part of t he price we pay fo r freedom 
of movement, and no city can hang onto the past in the face of mass migra
tion. The best plans are those geared to goals which can be timed, implemented, 
and adjusted to change as well as possible. 

,vithin the last 20 years, a revolution ha s occurred in planning and housing; 
its implications have been underes timated. '.!.'he public's power to buy land 
for "public use" has been expanded from " use by the public" to "public benefit," 
which means that its acquis ition powers are almost limitless. Condemnation 
of slums, building of public housing f or middle- income families, resale of land 
f or private construction, subsidies to private enterprises, and zoning for es
thetic uses have all been upheld. The Federal function, once limited to the 
enumerated powers, has been broadened by the courts to embrace almost any
thing thought to be in the "general welfa re." The Government now insures ri sks, 
condemns land for many uses, and spends money for an infinite number of pur
poses, good and bad. 

Yet, a planning movement has failed to keep pace with the vast expansion 
of the power to plan. Theoretical thinking has been isolated among founda
tions, universities, and a few professionals and their trade journals. To most 
of them, the idea of legislative or political action has been taboo. A dichotomy 
has thus been created between planning in theory and planning in action. 
The planning "movement" that is desperately needed in the present chaos 
is at best a spasm, too often expressed in local zoning activities, in policies 
rigged up by the local private-pressure groups, and in Jdealistic intramural 
elocution that rarely echoes through to those responsible for putting the im
provements into effect. 

The tendency is to ignore social aspects. The racial problem has been treated 
as if it did not exist. In the rush to destroy and rebuild, tittle effort has been 
made to salvage the deeply rooted values of some urban neighborhoods. Think
ing is often confined to local needs and sectional preferences without regard to 
the surrounding area. Little suburban governments rule tyrannically over the 
region and, though speaking for a few thousand in their locality, bar the ex
pansion of cities involved with the destinies of millions. 

There has been increasing disregard for the rights or benefits which should 
accrue to the mass of the people. Among the current manifestations are suburban 
zoning ordinances designed to protect the status quo, wholesale evictions in 
cities with inadequate compensation, extension of Federal benefits to the more 
vocal in the economy, and perversions of granted powers and funds by local 
governments ( e.g., zoning into racial zoning, slum clearance into Negro clear
ance, urban renewal into Negro removal, and police powers over housing into 
devices for keeping out "undesirables"). 
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The cities are plagued today by overconcentration of low-income families, 
critical traffic problems, heavy fii;i.ancial burde:q~, , shortage of land for ex
pansion, and an actual or threatened obsolescence., Simultaneously, the outlying 
areas have been beset with vexations in the form of unplanned growth, :financial 
embarrassments, school shortages, inability to pay for needed utilities, and an 
-ever-lengthening journey to work for their residents. 

Regional rationalization for the benefit of both city and outlying areas is 
long overdue. A little headway might be made by education, but more will be 
achieved by the use of inducements or law. A greater obligation for intercity
planning may have to be assumed by the State and for interstate planning by 
the Federal Government. 

Unfortunately, neither the States nor the Federal Government have shown 
responsibility. There is not a single State planning law that is workable; most 
are eloquent in preamble and silent in, specification. The FHA and HHI!1.A. 
could be potent forces if they made aid conditional upon meaningful local plans. 
But they don't. 

Effective action need not be arbitrary. The main potentials for planning are 
not in general planning laws that separate planning from function, or in plan
ning commissions---rather, they are corollaries of physical improvements and 
of the agencies that make them. The regional planning potential lies in roads, 
public works and utilities, publicly aided housing, water, schools, and urban 
renewal. Each of the agencies administering the programs must be alerted to 
the responsibility for relating its function to the larger plan. Effective plan
ning agencies in the executive departments of the National and State Govern
ments could coordinate plans and relate them to goals.

Roads and public works are financed by State or Federal authorities. In the 
next 20 years, the highways built under the Highway Act of 1956 will have a 
mammoth effect on our metropolitan areas. By 1975, according to John T. 
Howard, the built-up parts of our, metropolitan areas will cover ,alplost twice 
as much land as they do now-almost 10,000 square miles that are now rural 
or vacant. Yet, speculative housing projects will continue to mushroom without 
benefit of planning, gas stations and supermarkets will go where their pro
prietors wish, and reservations for park and school purposes will be skimpy 
or nonexistent. 

Much could be done administratively if the State and Federal agencies that 
initiate construction were more aware of their opportunities. When a highway 
is planned, for example, extra land can be acquired for future housing and 
commercial developments at the exit openings or at other strategic places. Not 
only could the subsequent developments then be planned along with the road 
improvement but the public instead of the land speculator could cash in on 
the increment in value. When U.S. Steel decided to build a new plant in Penn-

, sylvania or the St. Lawrence Seaway went ahead, the effects on the surround
ing area could have been planned' and the necessary land acquired anQ im
proved or sold in accordance with a prepared plan of development. Funds 
and staffs for planning should therefore be urged upon the public-works, 
urban-renewal, housing, and other agencies. Coordination by the planning 
agencies would then be more meaningful. A planning 'division with ample' staff 
and powers should also be set up by the HHFA Administrator. A Federal 
Department of Urban .A.ffairs with Cabinet rank is long overdue. 
State Zand-renewal agencies 

One of the most formidable prospects for regional planning lies in urban 
renewal. Though now the bread and butter of ·the planners, it was once part
of the housing movement. Urban renewal unfortunately has so far followed 
the public-housing formula and cQnflned itself within urban boundaries. The 
formula should be modified. 
' State land-renewal agencies should be organized for the main function of 
acquiring vacant land outside city boundaries. The State agency would have 
power to acquire large areas, improve them with streets and utilities, and 
resell them for private development according to a prearranged plan. Land 
essential for schools, parks, and other public uses would be preserved. The 
State and Federal Governments would contribute the essential subsidies for 
acquisition and improvement, and :the land would be resold at market value. 

This operation could produce a British-type "new towns" movement in the 
United States. It would insure l;Jetter use of the thousands of square miles 
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scheduled for de,elopment. Amendment of the F eder a l urban-renewal law to 
authorize subsidies for the Sta te agencies would lead to enactment of State 
laws and spur this vital planning program throughout the i\"ation. Ultimately, 
the re would be interstate agencies as well. l\Ieanwhile, the Urban Renewal 
Administration can push for more vacant land development within the cities 
and the u,:e of un<lerrleveloped land for more intensive improvements. 

Despite the imper a tive need for pla nning, no gr oup spea ks for it in Wash
ington tod ay. The builders want as few r estraints as poss ible; the lenders a re 
concerned with Go\·ernrnent insurance and interest rates; the cit ies are busy 
with too many other probl ems; t he> s uburbs are bent on protecting their little 
vested interests; too many of the ch·i c groups are more concerned about 
reta ining their tax-exemption status than doing a better job. 

Since the housing movement ha s been respon~ibl e fo r major planning oper
ations as a byproduct of its ow n work, nnd s ince hou ing and planning are 
interrelated. the hous ing movement must push city an<I reg ional planning as 
one of its chief functions. It must dema nd legi~la tion, dea l wi t h congressional 
committees, and encourage the public-works agencies to take more respons i
bility for planning. The National Hous ing Conference, which is the spokes
man of the movement, must r ecruit all of the g-roups conce rned with better 
cities and better neighborhoods. If it can rai se the necessa ry support a nd rise 
to the ta sk, the housing movement can become the spokesma n for t he better
city movement in the United States. If we continue as we a re, our cities will 
decay . 

We should have lea rned in th e last 40 yea r s that a sound housing pro
gram is vita l irrespecti,e of emergency, whether it be depression, defense, 
wa r, or r econstruction. Housing ca n no more be cur ta iled t han food or 
clothing-. It is time, therefore, that a pro~ram was pl anned for the long range 
and fn!ftlled irrespective of private pressures and vested interests. It is also 
time we r ealized that, despite our technological superiori ty in other respects, 
we r ema in a n underdeveloped Nation in hous ing. 'l'he poorest vill age in India 
or Africa ha s at least the advantages of owner ship, a more clement climate, 
trees a 1Hl a community ; an Africa n mud hut is far superior t o a one-room 
Harlem fl at into which a ,vhole fa mil y has been herded. 

As the Duchess t old Alice, "Everything's got a moral if you only can find 
it," a nd perhaps Gibbon the h istori an sm::gestecl that moral when he said, 
"All tha t's huma n must retrogra de if it does not adrnnce." In the pivotal 
areas of shelter, community, and famil y life, we have not advanced but have 
fallen back. 

LAW AGAINST DI SCRDIIKATIO~ 

Enacted as ar t icle 12, sections 125-136 of Xew York State Execut ive La w by 
Laws of 10-15, chapter 118, on l\I a rch 12. 1945. effecti,e .July 1, 1945. to eliminate 
and prevent practices of discrimina tion in employment beca use of r ace, creed, 
color , or national origin; r en umbered, without substa ntive change. to arti cle 15, 
sections 290--301. by laws of 1051. chapter 800. on April 13, 1%1, effective .July 1. 
1951; alllended by laws of 11)52, chapter 2S5. on March 27. 19:i2, effective July 1, 
1952, to eliminate and prevent practices of discrimination in places of public 
accomm odation, resort. or amu sement beca use of race, creed , color , or na t ional 
origin, including for this purpose the amendment and r enumbering of the sub
rlivi sions of section 296; amended by Jaws of Hl52. chapter 2S-!. on :\larr h 27. Hl52, 
effc>c tive .luly 1, 1952, in relation to exemption or religious or denominational insti
tutions from the application of provisions relating to discriminat ion in places of 
public accommod a tion. resort. or amusement: amended by laws of 1D53. chapter 
891, on .July 2, 1953, effective September 1. 1953, in relation to a uthority to confer 
immunity from prosecution; amended by laws of 1954, chapter 311 , on :\larch 30, 
1954. effective April 1, 1954, in relntion to the compensation of members of the 
commission; amended by laws of 1955, chnpter 340, on April 15. 195fi, effective 
July 1, 1955, to elimina te and pre,·ent practices of discrilllinati on in publicly 
assisted housing because of ra ce, cr eed, color , or nationa l origin : amended by 
laws of l!J5G, chnpter 563, on April 18, 19GG, effect ive July 1. 1956, to eliminate 
and prevent practices of discriminntion, beca use of race, creed. color, or nationa l 
origin, in housing accommodations receiving publicly insured financing ; and 
further amemled by la ws of 195S, chapter 738, on April H, l!l58, effective July 1, 
1958, to acid age to race, creed, color, and na tiona l origin as a basis for unlawful 
discriminatory pract ices in ernploymc>nt. 
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ARTICLE 15 

STATE COM1IISSION AGAINST DISCRIMINATIO~ 
Section 
290. Purposes of article. 
291. Opportunity for employment without discrimination a civll right. 
292. Definitions. 
29.3. State Comm ission Against Discrimination. 
294.. General policies of commission. 
295. General powers and duties of commission. 
:rnri. Tln lawfu l discriminatory practices.
297. Procedure. 
298. . Tudiclnl review and enforcement . 
299. P enal provision.
300. Construction. 
3.01. Separability. 

SEC. 290. Pm·voses of article.-This article shall be known as the "Law Against 
Discrimination." It shall be deemed a n exercise of the police power of the State 
for the protection of the public welfare, hea lth, and peace of the people of this 
State, and in fu lfillment of the pro,is ions of the constitution of this State concern
ing civil rights; and the legislature hereby finds and declares that practices of dis
crimination against a n~• of its inhabitants because of race, creed, color, or national 
origin are a matter of State concern, that such discrimination threatens not only 
the rights a nd proper privileges of its inhabitants but menaces the institutions 
and foundation of a free democratic State. A State agency is hereby created 
with power to eliminate and prevent discrimina tion in employment, in pl aces of 
public accommodation, resort, or amusement and in publicly assisted housing 
accommodations because of race, creed, color, or national origin, and to take other 
actions against discrimination because of rac.e, creed, color, or national origin, as 
herein provided; and the commission established hereunder is hereby given gen
eral jurisdiction and power for such purposes. 

SEc. 291. Opvortunity for ernvloyrnent withorit discriminat i on a civ il right.
The opportunity to obtain employment without discrimination because of race, 
creed, color, or national origin is hereby recognized as and decla red to be a civil 
right. 

SEc. 202. Definitions.-When used in this article: 
1. The term "person" includes one or more individua ls, partnerships, associa

tions, corporations, legal representatives, trustees, trustees in bankruptcy, or 
receivers. 

2. The term "employment agency" includes any person undertaking to procure 
employees or opportunities to work. 

3. The term "labor organization" includes any organization which exists and 
is constituted for the purpose, in whole or in part, of collective bargaining or of 
dealing with employers concerning grievances, terms or conditions of employment, 
or of other mutual aid or protection in connection with employment. 

4. '.rhe term "unlawful discriminatory practice" includes only those practices 
specified in section 296 .of this article. 

G. The term "employer" does not include a club exclusively social. or a 
fraternal, charitable, educational, or religious association or corporation, if such 
club, association, or corporation is not organized for private profit, nor does it 
include any employer with fewer than six persons in his employ. 

6. The term •·employee" and this article do not include any individual employed 
by his parents, spouse, or child, or in the domestic service of any person. 

7. The term "commission" unless a different mean ing clearly appea rs from the 
context, means the State Commission Against Discrimination created by this 
article. 

8. 'l' he term "national origin" shall, for the purposes of this article, include 
"ancestry." 

9. The term "place of public accommodation, resort, or amusement" shall in
clude, except a3 hereinafter specified, all places included in the meaning of such 
term as it appears in section 40 of the civil rights law,' a nd it is intended hereby 
to limit the procedures and jurisdiction of the commission to such places. Such 
term shall not include public libraries, kinderga r tens, primary and seconda ry 
schools, high schools, academies, colleges and univers ities, extension courses, 
a nd a ll educational institutions under the s upervision of the regents of the 
State of Xew York ; any such public library, kindergarten , primary and secondary 
school, academy. college, uni,ersit:,, professional school, extension course, or other 
educational fa cility, supported in whole or in part by public funds or by con-

1 Seep. 11 !o r SPC. 40 of the Ci.I! Ri ghts Law. 
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trilrntions solic ited from the general public; or any institution, club, or place 
of accommodation which is in its nature distinctly pri\'atc. 

10. The term '·housing accommodation" includes any building, structure, or 
portion thereof which is used or occupied or is intended, arrangeLl, or designed 
to be used or occupied, as the home, res idence, or slee11ing place of one or more 
human be ings. 

11. The term "publicly a . sisted housing accommodations" shall include all 
hous ing accunnu odati ons wi thin t ile ::;talc uJ' :-S: cw York in-

(a) public hous in g, 
(b) hous ing opcnited by housing companies under the supervision of tne 

commissione r of huusi ni,:, 
(c) housing constructed after July 1, Hl50, within the State of New York

( l) whi ch is exempt i11 whol e or in vart, from taxes le1·ied by cne 
State or any of its political subdivisions. 

(2) which is constructed on laud sold below cost by the State or any 
of its political subdiYisions or any agency thereof, pursuant to the 
F eder a l housi ng act of l!J-1!J, 

(3) which is constructed in whole or in part on property acquired 
or assembled by the State or any of its politica l s ubdil·i ions or any 
agency thereof through the power of condemnation or otherwise for the 
purpos~ of such construction, or 

(4) for the acquisition, construction, repair, or maintenance of which 
the State or any of its poli t ica l subd ivisions or any agency thereof sup
plies funds or other financial assistance, 

(d) hous ing which is located in a multiple dwelling, the acquisition, con
struction, reha bili tation, r epair, or maintenance of 11·h ich is, afte r July 1, 
19i:i5, financed in whole or in part by a loan, whether or not secured by a 
mortgage, the repa yment of which is g uaranteed or insured by the Federal 
Government or any agency thereof, or the State or any of its political s ub
divis ions or a ny agency thereof, provided that such a housing accommodation 
shall be deemed to be publi cly assisted only during the li fe of such loan and 
such guaran ty or in. urancc: and 

(e) housing wh ich is offered for sa le by a per son who owns or otherwise 
control s the sa le of 10 or more hous ing accommodati ons loe:Hrd on land that 
is contiguous ( exclus ive of public streets), if (1) the acqui sition, cons truc
tion, rehabi litation, repair, or maintenance of such hous ing accommoda
tions is. afte r .July 1, l !.l:iG. fina nced in 11·holc or in pa rt by a loa n. wh ethe r 
or not secured by a ru ortgage, th e r epaymen t of "·hich is i,:uarantced or 
insurNl hy the F ederal GoYernment or any agency the reof, or the State or 
any of its politica l sul.Jdil·is ions or any agency th er eof. proYided th a t such a 
housi ng accommoda t ion hall be deemed to he publi cly assistecl onl y during 
the life of such loa n and gua r a nty or insurance, or (2) a commitment, is
sued by a Go1·ernmen t agency after ,July 1, ]()G;-;, i out~tancling that acqui s i
tion of such hous ing accommodations may he financed in \\'hole or in part 
by a loa n. 11·hether or not secu red by a mortgage. the r epa~·ment of ll'hieh is 
guaranteed or ins ured hy the F edera l GoYernrnent or any agency th ereof, 
or the Sta te or a n~· of its poli t ical subdiYi sions or a ny agency thereof. 

12. 'l'he term ..multipl e dwelli ng,"' as herei n used, mean s a dwel ling whi ch is 
occupied. as a rul e. fo r perma nent resi dence purposes nncl whi ch i. either ren tPcl, 
lea secl, let , or hired out, to be occupied as the res idence or home of three or more 
families li\' ing independently of ench other . A '·multiple dll' e lling·• shall not he 
deemed to inclucle a hospital, co11Yent, monastery, asylum, or public in stitution, 
or a fireproof buildi ng used wholly for commercial pu rposes except for not more 
than one janitor 's apartment a nd not more than one penthouse occupied by nut 
more than two families. '.rhe term " family," as used herein, mea ns e ith er a 
person occupying a dwelling and maintaining a household , with not more than 
four boarders, roomers , or lodgers, or two or more per sons occupying a cl welling, 
living together and maintaining a common household, with not more than fou r 
boarders, roomers, or lodgers. A "boa rder," "roomer," or " loclger" re;:; icling with 
a family means a person liYing within the hon sehol<l who pays a consi rlf'ration for 
such res idence and does not occupy such space within the household as an in
cident of employment ther ein. 

SEC. 203. State Commission Against Diserimination.-Tbere is hereby created 
in the executin department a State Commission Against Discrimination. Such 
commission shall cons ist of five members , to he known as commiss ioner s, who 
shall be appointed by the GovC'rnor, by and with the advi ce and consent of the 
senate, and one of whom shall be designated as chairman by the GoYernor. The 
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term of office of each member of the commission shall be for 5 years, provided, 
however, that of the commissioners first appointed, one shall be appointed for a 
term of 1 year, one for a term of 2 years, one for a term of 3 years, one for a term 
of 4 years, and one for a term of 5 years. 

Any member chosen to fill a vacancy occurring otherwise than by expiration 
of term shall be appointed for the unexpired term of the member whom he is to 
succeed. 'l'hree members of the commission shall constitute a quorum for the 
purpose of conducting the business thereof. A vacancy in the commission shall 
not impair the right of the remaining members to exercise all the powers of 
the commission. 

Each member of the commission shall receive a salary of $13,700 a year• 
and shall also be entitled to his expenses actually and necessarily incurred by 
him in the performance of bis duties. 

Any member of the commission may be removed by the Governor for ineffi
ciency, neglect of duty, misconduct, or malfeasance in office, after being given 
a written statement of the charges and an opportunity to be heard thereon. 

SEC. 294. General policies of commission.-The commission shall formulate 
policies to effectuate the purposes of this article and may make recomm enda
tions to agencies and officers of the State or local subdivisions of government in 
aid of such policies and purposes. 

SEC. 295. General powers and duties of commission.-The commission shall have 
the following fun ctions, powers, and duties: 

1. To establish and maintain its principal office in the city of Albany, 
and such other offices within the State as it may deem necessary. 

2. To meet and function at any place within the State. 
3. To appoint such attorneys, clerks, and other employees and agents as 

it may deem necessary, fix their compensation within the limitations pro
vided by law, and prescribe their duties. 

4. To obtain upon request and utilize the services of all governmental 
departments and agencies. 

5. To adopt, promulgate, amend, and rescind suitable rules and regula
tions to carry out the provisions of this article, and the policies and practice 
of the commission in connection therewith. 

6. To receive, investigate, and pass upon complaints alleging violations of 
this article. 

7. To hold hearings, subpena witnesses, compel their attendance, admin
ister oaths, take the testimony of any person under oath, and in connection 
therewith, to require the production for examination of any books or papers 
relating to any matter under investigation or in question before the com
mission. The commission may make rules as to the issuance of subpenas 
by individual commissioners. In any such investigation or hea ring, the 
commission, or individual com missioner, or an officer duly designated by the 
commission to conduct s uch investigation or bearing. may confer immunity 
in accordance with the provisions of section 2447 of the penal la\Y. 3 

8. To create such advisory agencies and conciliation council s, loca l, regional 
or s tatewide, as in its judgment will aid in effectuating the purposes of th.is 
article and of section 11 of article 1 of the constitution of this State, an d 
the commission may empower them to study the problems of disc rimination 
in a ll or specific fields of human relationships or in specific instances of 
discriminati on because of race, creed, color, or national origin, aud to foster 
through comm unity effort or otherwise good will, cooperation, and concili a
tion among the groups and elements of the population of the State, a nd 
make recommendations to the commission for the development of policies 
and procedures in general and in speci fic instn nces, and for progrnms of 
formal and informal education which the commission may recommend to the 
appropriate Sta te agency. Such ac! Yisory ngencie anti onciliation councils 
shall be composed of representative citizens, servi ng wi thout pa y, but with 
reimbursements for actual a nd necessary traveling expenses; and the com
mission may make provision fo r terlrni c:a l and clerica l assis ta nce to such 
agencies and councils and for the expen e • of such ass i tance. 

9. To is ue su<: h publications anti ~uch re nits of inn ·tigations and re
search as in its judgment will tend to promote good will and mi nimize or 
eliminate di scrimination beca use of race, creed, color, or national origin. 

2 An act making- appropri a ti ons for the su pport of i::overnment. laws of l 058. ch. 215, 
pro-ides for a sa la ry of 16.000 for the chairman and 15,200 for the other commissione rs. 

• See p. 13 for sec. 2447 of the penal law. 
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10. To render each year to the Governor and to the legislature a full 
written report of all its activities and of its recommendations. 

11. 'l'o adopt an official seal. 
SEC. 296. Uni.awful discri minator y pract-ices.-1. It shall be an unlawful dis

criminatory practice--
(a) For an employer, because of the age, race, creed, color, or national 

origin of any individual, to refu se to hire or employ or to bar or to discharge 
from employment such individual or to discrimina te against such individual 
in compensa tion or in terms, conditions, or privileges of employment. 

(b) For a labor organiza tion, because of the age, race, creed, color, or
national origin of any individua l, to exclude or to expel from its member• 
ship such individual or to discriminate in any way aga inst any of its members
or against any employer or any individual employed by an employer. 

(c) For any employer or employment agency to print or circulate or cause 
to be printed or circulated any sta tement, advertisement, or publication, or
to use any form of application for employment or to make any inquiry in 
connection with prospective employment, which expresses, directly or in
directly, any limitation, specifica tion, or discrimination as to age, race, 
creed, color , or national origin, or a ny intent to make any such limitation, 
specification, or discrimination, unless based upon a bona fide occupational 
qua lification. 

(d) For any employer, labor organization, or employment agency to dis
charge, expel, or otherwise discriminate against any person because he has 
opposed any practices forbi dden under this a rticle or because he has filed a 
complaint, testified, or a ss isted in any proceeding under this article. 

2. It sha ll be an unlawful discriminatory practice for any person, being the 
owner, lessee, proprietor, manager, superintendent, agent, or ernplo~·ee of any 
place of public accommodation, resort, or amusement, because of the race, creed, 
color, or national origin of any person , directly or indirectly, to refuse, withhold 
from, or deny to such person any of the acc:ommoda tions, adva ntages, fa cilities, 
or privileges thereof , or, dire<: tly or indirectly, to publish, circula te, issue, di s
play, post, or mail any written or printed communication, notice, or ad,·ertise
ment, to the effect that any of the accommoda tions, adva ntages, facilities, and 
privileges of any such place shall be refused, withheld from, or denied to any 
person on account of ra ce, creed, color, or national origin, or that the pa tronage 
or custom thereat of any person belonging to or puqJorting to be of any particu
lar race, creed, color, or na tional origin is unwelcome, objectionable, or not 
acceptable, desired, or solicited. Nothing herein contained shall be construed 
to bar any religious or denominational institution or organiza tion, or any organi
zation operated for cha ri ta ble or educational purposes, which is operated, super
vised, or controlled by or in connection with a religious organization, from 
limiting admission to or giving preference to pe rsons of the same religion or 
denomination or from making such selecti on as is calcula ted by such orga niza 
tion to promote the religious principles for which it is established or maintained. 

3. It shall be a n unlawful discrimina tory practice for th e owner, lessee, sub-
lessee, ass ignee, or managing agent of publicly a ssis ted housing accommoda tions 
or other person having the right ownership or possession of or the right to rent 
or lease such accommoda tions-

(a) To refuse to rent or lease or otherwise to deny to or withhold from 
any person or group of persons such housing accommodations because of the 
race, creed, color, or na tional origin of suc: h person or persons. 

(b) To discrimina te against any person because of his ra ce, creed, color, 
or nationa l origi n in the terms, conditi ons, or privileges of a ny public
ass isted housing accommodations or in the furni shing of facilities or serv
ices in connection therewi th. 

(c ) To cause to be made any written or oral inquiry or record concerning 
the race, creed, color, or national origin of a person seeking to rent or lease 
any publicly assisted housing accommoda t ion. 

(cl) Nothing herein conta ined 8ha ll be construed to ba r a ny religious or 
denominational institution or org:rniza tion , or any organiza t ion opera ted fo r 
cha ritable or educa ti ona l purpo~es, which is opera ted, supenised, or con
trolled by or in connection wi th a religious or;rnnization, from limiting· 
admission to or giving preference to persons of th e sa me religion or denomi
nati on or from making suc·h select ion as is calrul ntecl by such orga nization 
to promote the reli gious principles fo r which it is es tablished or main tained .. 

3-a. It shall be an unlawful discrimina tory practice--
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(a) For an employer .or licensing agency, because an individual.is between 
the ages of 45 and 65, to refuse to hire or employ or license or to bar or to 
terminate from employment such individual, or to discriminate against such 
individual in promotion, compensation, or in terms, conditions, or privileges 
of employment. • 

(b) For any employer, licensing agency, or employment agency to print 
or circulate or cause to be printed or circulated any statement, advertise
ment of publicati-on, or to use any form of application for employment or to 
make any inquiry in connection with prospective employment, which ex
presses, directly or indirectly, any limitation, specification, or discrimination 
respecting individuals between the ages of 45 and 65, or any intent to make 
any such limitation, specification, or discrimination. 

(c) For any employer, licensing agency, or employment agency to· dis
charge or otherwise discriminate against any person because he has opposed 
any practices forbidden under this article or because he has filed a complaint, 
testified, or assisted in any proceeding under this article. 

But nothing contained in this subdivision or in subdivision 1 of this section 
shall be construed to prevent the termination of the employment of any person 
who is physically unable to perform his duties or to affect the retirement policy 
-or system of any employer where such policy or system is not merely a subterfuge 
'to evade the purposes of this subdivision; nor shall anything in ·said subdivisions 
be deemed to preclude the varying of insurance coverages according to an 
employee's age. 

4. It shall be an unlawful discriminatory practice for any person to aid, abet, 
'incite, compel, or coerce the doing of any of the acts forbidden under this article, 
or to attempt to do so. 

SEC. 297. Procedure.-Any person claiming to be aggrieved by an unlawful 
discriminatory practice may, by himself or his attorney at law, make, sign, and 
'file with the commission a verified complaint in writing which shall state the 
name and address of the person, employer, labor organization, or employment 
·agency alleged to have committed the unlawful discriminatory practice com
plained of and which shall set forth the particulars thereof and contain such 
,other information as may be required by the commission. The industrial com
missioner or attorney general may, in like manner, make, sign, and file such 
complaint. Any employer whose employees, or some of them refuse or threaten 
to refuse to cooperate with the provisions of this article, may file with the com
mission a verified complaint asking for assistance by conciliation or other 
remedial action. 

After the filing of any complaint, the chairman of the commission shall des
ignate one of the commissioners to make, with the assistance of the commis~ 
sion's staff, prompt investigation in connection therewith; and if such com
missioner shall determine after such investigation that probable cause exists for 
crediting the allegations of the complaint, he shall immediately endeavor to 
eliminate the unlawful discriminatory practice complained of by conference, 
conciliation, and persuasion. The members of the commission and its staff shall 
not disclose what has transpired in the course of such endeavors. In case of 
failure so to eliminate such practice, or in advance thereof if in his judgment 
circumstances so warrant, he shall cause to be issued and served in the name 
of the commission, a written notice, together with a copy of such complaint; 
as the same may have been amended, requiring the person, employer, labor 
organization, or employment agency named in such complaint, hereinafter 
referred to as respondent, to answer the charges of such complaint at a hearing 
before three members of the commission, sitting as the commission, at a time 
and place to be specified in such notice. The place of any such hearing shall 
be the office of the commission or such other place as may be designated by it. 
The case in suport of the complaint shall be presented before the commission 
by one of its attorneys or agents, and the commissioner who shall have pre
viously made the investigation and caused the notice to be issued shall not 
participate in the hearing except as a witness, nor shall he participate in the 
deliberation of the commission in such case ; and the aforesaid endeavors at 
-conciliation shall not be received in evidence. The respondent may file a writ
ten verified answer to the complaint and appear at such hearing in person or 
,otherwise, with or without counsel, and submit testimony. In the discretion 
,of the commission, the complainant may be allowed to intervene and present 
testimony in person or by counsel. The commission or the complainant shall 
'have the power reasonably and fairly to amend any complaint, and the respond
,ent shall have like power to amend hls answer. The commission shall not be 
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bound by the strict rules of evidence prevailing in courts of law or equity. The 
testimony taken a t the hearing shall be under oath and be transcribed. If, 
upon all the evidence at the hearing the commission shall find that a respond
ent has engaged in a ny unlawful discriminatory practice as defined in this 
article, the commission shall state its findings of fact and shall issue and cause 
to be served on such respondent a n order requiring such respondent to cease and 
desist from such unlawful discriminatory practice and to take such affirmative 
action, including (but not limited to ) hiring, reinstatement, or upgrading of 
employees, with or wi thout back pay, restoration to membership in any respond
ent labor organi zation, or the extension of full, equal, and unsegregated accom
modations, advantagtes, fac ilities, and privileges to all persons, as, in the 
judgment of the commission, will effectuate the purposes of this article, and 
including a requirement for report of the manner of compliance. If, upon 
all the evidence, the com mission shall find that a respondent has not engaged in 
any such unlawful discriminatory practice, the commission shall sta te its find
ings of fact and s hall issue and cause to be served on the complainant an order 
dismissing the sa id complaint as to such respondent. A copy of its order shall 
be delivered in all such cases to the industria l commissioner, the attorney gen
eral, and such other public officers as the commission deems proper. The com
mission shall es tablish rules of practice to govern, expedite, and effectua te the 
foregoing procedure and its own actions thereunder. Any complaint fil ed pur
suant to this section must be so filed within 00 days after the alleged act of 
discrimi na tion . 

SEc. 208. Judicial review aml enforcemcnt.-Any complainant, r espondent, or 
other person aggrieYed by such order of the commission ma y obta in judicial 
review thereof, and the commission may obtain a n order of court for its enforce
ment, in a proceeding as provided in this section. Such proceeding shall be 
brought in the suprece cour t of the State within any county wherein the unlaw
ful discrimina tory practice which is the subject of the commission's order occurs 
or wherein any person required in the order to cease and desi t from a n unlaw
ful di scrimina tory practice or to ta ke other affi rmative ac tion resides or trans
acts business. Such proceeding shall be initi a ted by the filing of a petition 
in such court, together with a written transcript of the record upon the hear
ing before the commission, and the issuance ancl service of a notice of motion 
returnable at a special term of such court. Thereupon the court shall have 
jurisdiction of the proceeding and of the questi ons determined therein, and 
shall have power to grant such temporary r elief or restra ining order as it 
deems just and proper , and to make and enter upon the pleadings, testimony, 
and proceedings set forth in such transcript an order enforcing, modifying, a nd 
enforcing as so modifi ed, or setting aside in whole or in part the order of the 
commission. No objection that has not been urged before the commission shall 
be considered by the court, unless the failure or neglect to urge such objection 
shall be excused because of extraordina ry circumstances. Any party may move 
the court to remit the case to the commission in th e interests of justice for the 
purpose of adducing additi onal specified and material evidence a nd seeking 
findings thereon, provided he shows rea onable ground s for the failure to 
adduce such evidence before the commission. The findings of the commis
sion as to the facts shall be conclusi ve if supported by sufficient ev idence on 
the record consirlerecl as a whole. All such proceedings shall be hea rd and 
determin ed by the court a nd by a ny appell a te court as expediti ously as pos
sible and with lawful precedence over other ma tters. The jurisdiction of the 
supreme court sha ll be exclusive a nd its judgment and order sha ll be final, sub
ject to review by the appellate division of the supreme court and the court of 
appenls in the same ma nner a nd form and with the same effect as provided in 
the civil practice act for appeals from a fin al order in a special proceeding. The 
commission's copy of the testi mony shall be arnilable a t all reasonable times to 
all parti es for examination without cost and for the purposes of judicial rev iew 
of the order by the commission. The appeal shall be heard on the record with
out requ irement of printin/!. The commission may appear in court by one of its 
attorneys. A proceeding under this section when institu ted by a ny complain
ant, respondent, or other person aggrieved must be instituted within 30 days 
after the service of the order of the commission. 

SEc. 200. P enal provision.-Any person, employer, labor organization, or 
employment agency, who or which shall willfully resis t, prevent, impede or 
interfere with the commission or a ny of its members or representatives in' the 
performance of duty under this article, or shall willfully violate an order of 
the commission, shall be guilty of a misdemeanor and be punisha ble by imprison-
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ment in a penitentiary, or county jail, for not more than 1 year, or by a fine ot 
not more than $500, or by both; but procedure for the review of the order shall 
not be deemed to be such willful conduct. 

SEc. 300. Constru.ction.-The provisions of this a rticle shall be construed 
liberally for the accomplishment of the purposes thereof . Nothing contained in 
this article sha ll be deemed to repeal any of the provisions of the civil rights law 
or 11.ny other law of this State relating to discrimination because of race, creed, 
color, or national origin; but, as to acts declared unlawful by sect ion 296 of this 
article, the procedure herein prodded shall, while pending, be exclus iYe; and the 
final determination therein shall exclude a ny other action, ch ·il or criminal, based 
on the same grievance of the indiYidua l concerned. If such individual institutes 
any action based on such grievance without resorting to the proced ure provided 
in this article, he may not subsequently resort to the procedure herein. 

SEC. 301. Separabil-ity.-If a ny cla use, sentence, paragraph, or part of this 
article or the application therof to any person or ci rcumstances, shall, tor any 
r eason, be ad judged by a cou rt of competent jurisdiction to be invalid, such judg
ment shall not affect, impair or invalidate the remainder of this article. 

CIVIL RIGHTS LAW 

SEc. 40. Equa l r ig Ii ts in places of public accommodation, resort or amusement.
All persons within the jurisdiction of thi s State sha ll be entitled to the full a nd 
equa l accomn,odations, advantages, facilities, and privileges of any places ot 
public accommoda tions, resort or a musement, subject only to the conditions a nd 
limitations established by law and applicable alike to all persons. Jlio person, 
being the owner, lessee, proprietor, manager, superintendent, agent or employee 
of a ny such place shall directly or indi rec tly refu se, withhold from, or deny to 
any person any of the accommodations, advantages, fa cilities, or privileges 
thereof, or directly or indirectly publish, circulate, issue, display, post or ma il 
any written or printed communication, notice or advertisement to the effect that 
a ny of the accommodations, a dvantages, fa cili ties, and privileges, of a ny such 
place sha ll be refused, withheld from or denied to any person on account ot 
race, creed, color, or national ori gin, or that the patronage or custom thereat, 
of any person belonging to or purporting- to be of any particul a r ra ce, creed, 
color, or national origin is unwelcome, obj ectionable, or not acceptable, desired, 
or solicited. The production of a ny such written or printed communication, 
notice or adYer ti sement, purporting to relate to any such place and to be made 
by any person being tile owner , lessee, proprie tor, superintendent, or manager 
th ereof, sha ll be presumpth·e e\"idence in a ny civ il or crimina l action that the 
same was authorized by such person . A place of public accommodation, r esort 
or amusement within the mea ning of th is article,' shall be deemed to include 
inns, taverns, roadhouses, hotels , whether conducted for the entertainment of 
transient guests or for the accommodation of those seeki ng health, r ecreation, 
or rest, or r estaurants, or ea ting houses, or any place where food is sold for con
sumption on the premises; buffets, sa loons, barrooms, or any s tore, park, or 
enclosure where spi r ituous or malt liquors are sold ; ice cream parlors, confec
tionaries, soda fountains, and all stores where ice cr eam, ice and fruit prepa ra
tions or their derirntives, or where beverages of any kind or retailed for 
consumption on the premises; retail stores and establishments, dispensaries, 

• As defin ed her e (ch·II rights la w. sec. 40) a "place of public accommodation . resor t or 
amusement"'. incl udes nmong o ther thtni:s: "public Jtbrarles. kindergartens, primary nnd 
secondary schools. high choo ls. a cademies. coll ei:es , and nnt,erslti es, extension courses, 
and a ll educational In s titutions under the snpen ·tslon ot the regents of the Sta te of Kew 
York: any such public libra ry. kinderga r te n. primary and secondary school. a ca demy,
eollege, universi ty, pro fessional school. extension course, or other educa tional facility
supported In whole or In part by public funds or by contributions solicited from the 
general public". 

These fncllttl es a re excluded from the definition of a "pla ce of pnhlic accommoda tion, 
r eport or amu semen t" ns used in the !aw ngains t dl sc riminntion (sec. 292.9 ) . 

It ls t o be noted. howe ,·er , th nt the New York Stntf' Education P rnctices Act. wh ich 
relates to complaints aga ins t educationa l institutions for a ll eged d!scr!m!natlon In the 
a <l mi s ion of a ppl ica nts, co ,·cr s ··nny edu ca ti onal in stitution of pos tsecondary g ra de sub
ject to the vi sita tion. exa mination , or Inspectio n by the Stnte bonrd of r ege nts or the 
State commts .. loner of educn tion a nd any bu siness or trade school In the State," except a 
rel igious or denomt nn tiona l educati onal Ins titution which Is "operated. s upen ·tsed, or 
eont roll ed by a religiou s or denominational orga niza tion a nd which bas cert i fi ed to the 
Sta te commissioner of educa tion tha t it Is a r elig ious or denominational educational In
stitution." (Ed ucation Ja w, sec. 313 (2) (a ) , (b).) The New York State Education 
Practices Act ts administered by the New York State Commissioner of Education. 
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clinics, hospitals, bathhouses, barbershops, beauty parlors, theaters, motion pic
ture houses, airdromes, roof gard ens, music balls, r a ce courses, skating rinks, 
amusement and recreation parks, fairs, bowling alleys, golf courses, gymnasiums, 
shooting galleries, billiard and pool pa rlors, public libraries, kindergartens, pri
mary and secondary schools , high schools , academies, colleges and univers ities, 
extension courses, and all educationa l ins titu t ions under the supervis ion of the 
regents of the State of Kew York; and a ny such public library, kindergarten, 
primary and secondary school, academ y, college, university, professional school, 
extension course, or other educationa l facility, supported in whole or in part by 
public funds or by contributions solicited from the general public; ga rages, all 
public conveyances operated on land or water , as well as the s tations and termi
nals thereof; public balls and public eleva tors of buildings and structures 
occupied by two or more tenants, or by the owner and one or more tena nts. With 
regard to institutions for the care of neglected and/ or delinquent children sup
ported directly or indirectly, in whole or in part, by public funds, no accom
modations, advantages, facilities, and privileges of such institutions shall be 
refused, withheld from or denied to any person on account of ra ce or color. 
Nothing herein contained shall be construed to modify or supersede any of the 
provi s ions of the children's cour t ac t, the socia l welfare law or the domestic 
relations court act of :\'ew York city in rega rd to religion of cus todial persons 
or agenices or to include any inst itution, club, or place of accommodat ion which 
is in its na ture distinctly prirnte, or to prohibit the mailing of a private com
munica tion in writing sent in response to a specific written inquiry. 

No ins titution, club, organiza tion, or place of accommodation which sponsors 
or conducts a ny amateur a thlet ic contest or sparring ex hibition a nd acll·erti ses 
or bill s such conte~t or exhibiti on as a ?\ew York Sta te champion ship co ntes t 
or uses the words " :--ew York State" in its a nnouncements shall be deemed a 
private exhibition within the mea ning of t his section. 

PENAL LAW 

SEC. 2447. W itn esses' i mm unit y . 
1. In a ny inYestiga ti on or proceeding where, by express provis ion of s tntute, 

a competent authori ty is a uthorized to confer immunity, if a person refu ses to 
answer a questi on or 11roduce eYidence of any other ki nd on t he ground th a t he 
ma y be incriminated thereby, and, notwithstanding such refusal, an order is 
mnde by such competent authority t ha t such person nn. wer th e questi on or pro
duce t he eYicl ence, such person sha ll comply wi th t he order. If such person 
complies with the order, and if , but fo r t hi s section, he ,,,oulcl ha Ye been pri vi
leged to w ithhold the a n. wer given or the eYic\ ence produced by him, then immu
nity ·lrnll be conferred upon hi m, as proYided fo r herein. 

2. '·Immunity" as u ed in this section mea ns th at uch person shnll not be 
prosecuted or subjected to any pena lty or forfeiture for or on account of any 
transact ion, matter or thing concer ning wh ich, in accordance with the or<l er by 
competent a uthority, he ga ve a ns,Yer or produced e Yiclence, a ncl th a t no such 
answer g iYen or eYidence produced slrnll be received ngains t him upon any 
criminal proceeding. But he may nevertheless be prosecuted or subjected to 
pennl ty or fo rfeiture for a ny perjury or contempt committed in answering, or 
failin g to answer, or in producing or f a iling to produce eYidence, in accordance 
with the order, a nd a ny such ans\\'er gi\·en or evidence produced sha ll be admis
sible aga inst him upon any criminal proceeding concerning such perjury or 
contempt. 

3. •·competent authority" as used in this section means:-
(a) The court or magis trate before whom a person is called to a nswer 

questions or produce eYidence in a criminal proceeding- oth er than a pro
ceeding before a grand jury, when such court or magistrate is expressly 
requested by the prnsecutiug attorney to order such person to give answer 
or produce evidence; or 

(b) The court before whom a person is called to an s"'er que. tions or 
produce evidence in a civil proceeding to which the Sta te or a political sub
division thereof, or a department or agency of the Sta te or of such political 
subdivision, or an officer of any of them in his official capacity, is a party 
when such court is expressly reques ted by the attorney general of the 
State of New York to order such person to give answer or produce evidence; 
or 

(c) The grand jury before which a person is called to answer questions 
or produce evidence, when such grand jury is expressly requested by the 
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prosecuting attorney to order such person to give answer or produce
evidence; or 

(d) A legislative committee or temporary State commission before which 
a person is called to answer questions or· produce evidence in an inquiry 
or investigation, upon 24 hours prior written notice to the attorney general 
of the State of New York and to the appropriate district attorney having 
an official interest therein; provided that a majority of the full membership 
of such committee or commission concur therein; or 

(e) The bead of a State department or other State agency, a commis
sioner, deputy, or other officer before whom a person is called to answer 
questions in an inquiry or investigation, upon 24 hours' prior written notice 
to the attorney general of the State of New York and to the appropriate 
district attorney having an official interest therein. 

Provided, however, that no such authority shall be deemed a competent
authority within the meaning of this section unless expressly authorized by 
statute to confer immunity. 

4. Immunity shall not be conferred upon any person except in accordance with 
the provisions of this section. 

5. If, after compliance with the provisions of this section, or any other simi
lar provision of law, a person is ordered to answer a question or produce evi
dence of any other kind and complies with such order, and it is thereafter deter
mined that the appropriate district attorney having an official interest therein 
was not notified, such failure or neglect shall not deprive such person of any
immunity otherwise properly conferred upon him. 

FEDERAL, ST.A.TE, .A.ND CITY LEGISLATION ON HOUSING .A.ND DISCRIMIN.A.TION • 

I 

A. FEDERAL LEGISLATION 

1. Housing A.ct of 1937 as amended, 1Jy Housing A.ct of 1949.-Provides Fed
eral financial assistance to local public agencies for slum clearance and 
construction of low-rent, public housing units for every unit demolished. 

2. Housing A.ct of 1949.-Title I authorizes Federal Government loans and 
grants to localities to assemble land, clear slums, and make the property avail
able for redevelopment by private enterprise along lines best suited to the needs 
of the area and of the whole community. The loans are for acquiring, clearing, 
and preparing the area for reuse and the grants are to pay up to two-thirds of 
the net cost incurred. The financial aid may not be used for construction. 
Cities applying for Federal loans and grants under title I are required to pre
pare solid plans for temporary accommodations, where needed, and for perma
nent relocation in decent quarters of people who are compelled to leave slum 
areas because of clearance operations. Title III of the act authorizes Federal 
aid to local public agencies for construction of additional low-rent public 
projects, in substantially the same manner as did the Housing Act of 1937. 

S. Housing A.ct of 1954.-Expands provisions of title I of the Housing Act of 
1949 to authorize Federal assistance to local communities not only in the 
clearance and redevelopment (.Of slum areas, as originally provided by title I, 
but also to help them in preventing the spread of slums through the rehabilita
tion and conservation of blighted areas. Loans and grants are provided for 
plans for voluntary repairs and rehabilitation of buildings and for clearance 
of deteriorated structures, reconstruction of streets and other necessary im
provements. New contracts for Federal assistance under title I cannot be 
entered into. unless the local community has presented and the Housing Admin
istrator bas approved a workable program for eliminating and preventing slums 
and urban blight. The act also provides for :-

a. A new section 220 program authorizing FHA mortgage insurance for 
the rehabilitation of existing dwellings as well as for the construction of 
new dwellings in slum clearance and urban renewal areas where Federal 
aid to slum clearance or urban renewal was extended under title I of the 
Housing Act of 1949. 

b. A new section 221 program providing FHA insurance for low-cost 
housing for displaced families in a community undertaking a slum clear-

1 The word "discrimination" as used In this summary means discrimination by reason of 
race, creed, color, or national origin. 
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ance and urban redevelopment project or an urban renewal project under 
title I of the Housing Act of 1949. 

c. Authority to the Public llousing Commissioner to enter into new con
tracts to provide assis tanc·e fo r additional low rent public housing units. 
'l'he community in which the project is to be built mnst be carrying out a 
slum clearance and nrban re<leYelopment or urban renewal projed with 
assistance under title I of the Ilou ing Act of l!H9 and must certify that 
the low rent publi c housing project is needed to ass ist in meeting t he relo
cation requirements of titl e I by proYiding honsing for persons displaced 
by the slum clea rance operations. 

13. AGENCIES AD~!INI STEHl:\" G FEDERAL L EG ISLATI◊:--' 

1. H ousing a11d Home Fi11a11ce ,tgency.-This is the top Federal agency re
sponsible for the principal hou ·iug programs and f unctions of t he Federal Gov
ernment. It consists of various constituent uni ts and agencies among whi ch are 
the Urban Renewal Adm inistrat ion, the Public H ousing Adminis tration, aud the 
Federal Honsing Adminis trat ion. 

a. Urban R e11 e10a/. Ailministration.-Admi nist crs the s lum clearance, urban 
redC\·elopmen t, aud renewa l programs. 

b. Public Hou sing Adminislration.-Admini ste rs the low rent public 
hou ing a nd the liquidating- emergency housing programs. 

c. F ederal JI011 si11y Admi11is t1ution.- lnsures mortgages for construction 
or r epair of single or multiple family dwellings, rental or cooperative ; for 
rehabilita tion of exis ting housing and construction of new hons ing in slum 
clearance and urban renewal areas; and for cons truction of low-cost housing 
for fam ilie displaced by reason of goYernmental action. 'l'he FHA does 
not make loans and docs not build hou ing. 

II 

A. NEW YORK STATE LEGISLATION 

1. Limited div idc11rl li o11si11!J company law of 1926.-Authorized the creation 
of public and private limited dividend housing companies entitled to exemption 
from State taxes and fees and from local taxes on increa cd Yal ue in return for 
a limitation on rents and restriction of dividend s to G percent. Examples of 
projects constructed under thL· law are Hills ide Homes, Knickerbocker Village, 
and Electches ter, located in :\ew York City. 

2. P11/Jlic housing law of 1989.-Covers the State's low-rent public housing 
and private housing built under the State limited dividend law. The law 
also contains provisions with respect to organization and scope of jurisd iction 
of municipal housing authorit ies. Section 223 forbids discrimination in all types 
of housing covered by the public housing law. 

3. Urban Redevelo pment Corporations law of 1941.-Authorizes the Redevel
opment Corporation to condemn property if it had already acquired Gl percent 
of the site otherwise, and permits a 10 year local tax exemption on any increase 
in value which might be created. No housing has been built under this law. 

4- Redevelopment companies law of 1943.-Encourages banks, insurance com
panies, and other spon. ors to construct housing on la nd assembled at reduced 
costs by condemnation, am! to receive tax exemption on increa sed value for not 
more than 25 years. Permits return of up to 6 percent on investments. An 
example of housing constructed under this Jaw is Stuyvesant Town. 

5. Aust in-Wicks law of 1950.-Prohibits discrimination in publicly assisted 
housing acconunoclations. Defines segregation as a form of discrimination and 
covers specific types of public assistance granted after July 1, 1950, such as 
funds or financial assistance, tax exemptions, writedown of land costs, and 
a cquisition through condemnation, including projects constructed under title I 
of the U.S. Housing Act of 1949, as amended. 

6. First M etcalf-Balcer law of 1955.-Extends jurisdiction of State Commis
sion Against Discrimination to cover publicly assisted housing accommodations 
in the State of New York, including: 

a. All types of public housing. 
b. Housing companies under jurisdiction of State commissioner of 

housing. 
c. Housing constructed after July 1, 1950, where (1) tax exemption 

applies or (2) land was sold below cost pursuant to title I of U.S. Housing 
Act of 1949, or (3) property was acquired by comdemnation, or (4) the 
State or municipality supplies financial assistance. 
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7. Seconcl M etcalf-B aker l a10 of 1955 (FHA law) .-Extends coverage pro
vis ions of Austin-W icks law of 1!)50 and prohi bts discrimina tion in a ny housing 
a ccommoda tion within the Sta te of New York which is-

a. Located in a multiple dwelling, the acquis it ion, construction, rehab ili
ta t ion, repa ir, or main tenance of which is, af ter July 1, 1!)55, fina nced in 
whole or in part by a n FHA- or VA-guara nteed loa n or by a loan guaranteed 
by the State or a ny of its subrlivi s ions or any agency thereof ; or 

b. Offered for sale by a person who own s 10 or more housing accommoda
ti ons loca ted on land th a t is con tiguous, if (1 ) the acquis ition, construction, 
r ehabilita tion, repair, or ma intena nce of such housing accommodations is, 
after July 1, 1955, fi nanced in whole or in pa r t by a n FHA- or VA-gua ran
teed loan or by a loa n guaranteed by t he State or by a ny of its s ubdiYi
s ions or a ny agency thereof ; or (2) a commitment0 issued after July 1, 1955, 
is outstanding tha t acquis ition of such housing accommoda ti ons may be 
finan ced in whole or in pa rt by an FHA- or VA-gua ra nteed loa n or by a 
loa n guara nteed by the State or a ny of its subdiYisions or a ny agency 
thereof . 

8. Limited-profit housing companies l aw of 1955 (M i tchell-Lama law ).
Added a new a rticle XII to the public housing law, authorizing crea ti on of li m
ited-profit housing companies to construct rental or coopera tive housing, under 
supervision of Sta te Divis ion of H ousing, wi th loans up to 90 percent of con
struction costs a va ilable from Division of Housing or municipality, and tax 
exemptions not to exceed 30 yea rs on (a) nO percent of a project's total Yalue 
or ( b) the increase in value, whicheYer is less. 

9. M etcalf-B aker law of 1956.-Further extends jurisdiction of Sta te Com
mission Against Discrimina tion to coyer publicly insured housing. This covers 
housing accommodations within the Sta te of New York which are--

a. Located in a multiple dwelling, t he acquis ition, construction, r ehabili
tation, r epair, or ma in tenance of which is, after July 1, 1955, finan ced in 
whole or in part by a n FHA- or VA-gua ranteed loan or by a loan guaranteed 
by the State or a ny of its subdivisions or a ny agency thereof ; or 

b. Offered for sale by a person who owns 10 or more housing accommoda
tions located on la nd tha t is contiguous if (1) the acqui siti on, construction, 
rehabilitation, r epa ir, or maintena nce of such housing accommodations is, 
after July 1, 1955, fin a nced in whole or in part by an FHA- or VA-gua ran
teed loa n or by a loan gua ra nteed by the Sta te or a ny of its subdiYis ions 
or any agency thereof ; or (2 ) a commitment, issued after .July 1, 1055, is 
outstanding that a cquis ition of such housing accommodations may be 
financed in whole or in pa rt by an FHA- or VA-guar a nteed loan or by a 
loan guaranteed by the State or any of its subsdivisions or a ny agency 
thereof. 

10. Limited-profi,t housing companies law of 1956 ( seconcl M i tcli eli-Larna 
law) .-Amends article XII of Public Housing Law, enacted in 1955, to include 
among other things : Grant of extensive powers of regulation and supervis ion 
to comptroller of city of New York as to projects receiving municipal loa ns, 
modifica tion of income limitations on tenants residing within the project, pro
vis ion for income debentures a nd a llowa nce for 3 percent working capita l in 
determining capi ta l structure of project and proYis ion for Yolunta ry di ssolu t ion. 

11. Mortgage F acili ties Corporat i on law of 1956.-Cr eates a corpora t ion to be 
jointly owned, fin anced, a nd operated by banking organiza tions, insurnnce com
pa nies, a nd surety compa nies, to make first mor tgage loans more readily avail
a ble on properti es loca ted in substanda rd urba n a reas. The corporation may 
gra nt loa ns up to 80 percent of the appra ised value of property, an d in excess 
thereof if t he loan granted is issued by the F ederal Government . 

B. AD~I I. ' I STR.\TION OF STATE LEG I S LATION 

1. The Kew York State D iYis ion of H ousing supen-i ses Sta te-a ided 10\v-rent 
projects, lim ited di Yidend and limited profi t housing projects. 

2. Up to 1955 none of the Sta te la \Y. re lating to di scri mi na t ion proYidecl fo r 
any type of ncl min ist ra th·e enforcement mach inen ' . The State DiYi ion of 
H ousing- has, ho\\"eYer , supen ·ised the enforcement of the laws with respect to 
the project under its jurisdiction. 

3. T he fi rst l\Ietcalf-Ba ker la w of 19:\5 am! the :\Ietca lf-Baker la w of l!l:iG 
r ega rdi ng publ ic housing, public!~- a s. is ted pri rnte housing a nd hou ing accom
modations receiving publicly insured fin ancing placed a ll such hon ing u nder the 
enforcement jur isdiction of the Sta te Commi. ·s ion Against Discr imination. The 
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coverage provisions of these Metcalf-Baker laws are summarized above in 
sections A.6 and A.9. 

III 

A. NEW YORK CITY LEGISLATION 

1. Local law of 1944.-Provides that housing companies, insurance companies, 
or redevelopment companies contracting for projects after July 3, 1944, which 
shall discriminate in any of their dwelling or business accommodations, shall not 
be granted tax exemption. 

2. Local law of 1949.-Provides that every deed or lease made by city for con
veyance, lease, or disposal of real property for purpose of housing construction 
pursuant to section 72-k of the general municipal law shall state that no person 
seeking dwelling accommmodations in any such property shall be discriminated 
against. 

3. Brown-Isaacs law of 1951.-Forbids discrimination in all of New York City's 
publicly assisted housing and provides that violation is a misdemeanor and sub
ject to court injunction.

4. Sharkey-Brown-Isaacs law of 1954.-Forbids discrimination in all multiple 
family housing, the acquisition, construction, rehabilitation, or repair of which 
is after July 6, 1954, financed in whole or in part by a FHA or VA guaranteed 
loan or by a loan guaranteed by the State or New York City or any agency 
thereof. 

5. Sharkey-Brown-Isaacs law of 1957.-Local law 80, effective April 1, 1958, 
which makes unlawful discrimination based on race, religion, color, national 
origin, or ancestry in rentals of multiple dwellings (apartment houses of three 
or more units) and in sales of 1- and 2-family homes in developments of 10 or 
more. Complaints can be filed with the City Commission on Intergroup Rela
tions, 150 Nassau Street, New York City. 

B. AGENCIES ADMINISTERING MUNICIPAL LEGISLATION 

New York City legislation relating to discrimination in housing creates no ad
ministrative agencies for enforcement. 'l'he New York City Housing Authority 
has, however, supervised the enforcement of the laws with respect to the housing 
projects under its jurisdiction. The City Commission on Intergroup Relations, 
established by city ordinance in 1955, is empowered to receive and investigate 
complaints and initiate its own investigations of discrimination whether prac
ticed by private persons or corporations or by city officials or agencies. This em
braces discrimination in private or publicly assisted housing except where the 
State Commission Against Discrimination has jurisdiction. The administrative 
agency now ha'ving specific enforcement jurisdiction over all New York City pul>
Ucly assisted housing accommodations in the New York State Commission 
Against Discrimination, which, by virtue of the Metcalf-Baker laws of 1955 and 
1956, is empowered with statewide jurisdiction. 

A. DEFINITIONS 

Definitions of types of housing subject to the jurisdiction of the New York 
State Commission Against Discrimination: 

1. Public low-rent projects.-Housing constructed for low-income families with 
Federal, State or municipal funds. 

2. Public middle-income projects.-Housing constructed for middle-income 
families with city funds with no cash subsidy. 

3. Limited dividend rental projects.-Rental projects constructed by limited 
dividend companies with exemption from State taxes and fees and local tax ex
emption on increased value for not more than 50 years in return for a limitation 
on rents and restriction on dividends to 6 percent.

4. Limited profit rental projects.-Rental projects constructed by private
limited profit companies with State or municipal loans of up to 90 percent and 
possible tax exemption for 30 years on one-half a project's total value or the 
increase in value, whichever is less. Return on equity investment may not ex
ceed 6 percent. Under the supervision of State Division of Housing. 

5. Cooverative projects.-Nonprofit, tenant-owned projects constructed by pri
vate corporations on land assembled through provisions of title I, or under pro
visions of State limited dividend or limited profit laws or redevelopment 
companies law, or with Government insured or guaranteed loans. 
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6. Title I projects.-Projects constructed on land assembled and cleared under 
provisions of title I of U.S. Housing Acts of 1949 and 1954, including projects 
constructed under sections 220 and 221 with FHA insured loans, or housing re
habilitated under title I of Housing Act of 1954. 

'1. Redevelopment companies law projects.-Projects constructed by private 
corporations, such as banks or insurance companies, on land assembled at reduced 
cost by condemnation, receiving tax exemption on increased value for not more 
than 25 years and whose returns on investments are limited to 6 percent. 

8. Privatel11 owned housing having Government insured loans.-All housing 
accommodations which are:-

a. Located in a multiple dwelling, the acquisition, construction, rehabilita
tion, repair, or maintenance of which is, after July 1, 1955, financed in whole 
or in part by an FHA- or VA- guaranteed loan or by a loan guaranteed by the 
State or any of its subdivisions or any agency thereof; or 

b. Offered for sale by a person who owns 10 or more housing accommoda
tions located on land that is contiguous if (1) the acquisition, construction, 
rehabilitation, repair, or maintenance of such housing accommodations is, 
after July 1, 1955, financed in whole or in part by an FHA- or VA- guaran~ 
teed loan or by a loan guaranteed by the State or any of its subdivisions o:r 
any agency thereof; o:r (2) a commitment, issued after July 1, 1955, is out
standing that acquisition of such housing accommodations may be financed 
in whole o:r in pa:rt by an FHA- o:r VA- guaranteed loan o:r by a loan gua:ran
teed by the Strute o:r any of its subdivisions or any agency thereof. 

STATE OF NEW YORK 

AVERELL HARRIMAN, GOVERNOR 
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(Supplemental information submitted by Mr. Abrams.) 

PRIVATE CAPITAL INVESTMENT IN PUBLICLY ASSISTED HOUSIN G CoVERED DY 
NEW YORK STATE LAW AGAINST DISCRIMINATION 

Investment by priva te capital has continued unabated in publicly assisted 
housing covered by the New York State Law Against Di crimination. Almost $2 
billion haYe been invested in this type of publicly assisted housing during the last 
3 years (July 1, 1955-July 1, 1958) that the antidiscrimination housing laws have 
been under SCAD's jurisdiction. 

TYPE OF PROGRAM 

Private capi tal investment, by type of program, is set forth as follows: 
Title /.-There are 13 title I urban renewal housing developments under con

tract in New York City. Three of these projects are completed, with the remain
ing IO in rnrious stages of renting, construction, and relocation. They contain 
22,000 apartments. Imestments, including land by private capital in these 13 
projects amount to $423 million. 

Limited pro/it.-Although a fund of $50 million has been set aside for the 
State Division of Housing to develop its limited profit housing program for 
middle income families, applications for $300 million have been made of the State 
Division of Housing. Of these applications all $50 million ha,e been committed 
or promised for 23 projects in 'ew York State; 8 of these in New York City, and 
15 in upstate areas. Several of these projects are occupied, with the others in 
various stages of renting, construction, or planning. These deYelopments contain 
3,726 dwelling uni ts. In addition five de,·elopments are in the process of con
struction or planning under the State Mitchell-Lama law with loans made by 
the city of New York. These developments contain 1,488 d\Yelling units, with a 
total investment of $19,701,000. 

Limited dividend.-There are 21 limited dividend housing projects in New 
York State. All of them a re loca ted in New York City, 10 in Queens, 4 in Man
hattan, 4 in the Bronx, and 3 in Brooklyn. Projects range in size from 44 dwelling 
units to 1,584 dwelling units. There a re 11,145 dwelling units in all the projects. 
The total imestment in these projects is approximately $70 million ($50 million 
of thi s investment received mortgage financing with the remaining $20 million 
representing loans from union pension funds) . These projects have been re
financed through the years to the amount of $23,250,930. 

FH,1- and VA-aided housing.-Housing accomodations in New York State 
receiving assistance from FHA and VA and covered by SCAD's housing jurisdic
tion since July 1, 1955, are estimated to consist of o,er 150,000 dwelling units for 
rent and for sale throughout the State. It is estima ted tha t $1,350,763,022 were 
loaned by mortgage lending institutions during the las t 3 years on FHA- and VA
aided housing. 

PARTICIPATION DY FINANCIAL I NSTITUTIONS 

All major mortgage lending institutions including banks, insurance companies, 
title guarantee companies, have participated in mortgage finan cing of the various 
categories of housing noted above. A partial list of the names of lend ing insti
tutions in the New York metropolitan area which have closed or committed 
mortgage financing for FHA housing during the last 3 years is attached. 

Private Capi.tal Investment in Publicly Assisted Housing in New Yorlc State-
July 1, 1955-July 1, 1958 

Number or Capital Invest-
dwelling units ment 

Limited dividend __ . _---·- -· - --- · - .··-- ----·-· · --- - ·-·-- --- ---·- ·-- ---- 
Limited profit:

State aided ____ ___· -._ . ____ __. __ _. _. ___ . ____ ______ _. __________ __ ____ _ 
City aided _____ ___ ___ ___ __ ____ ___ ____ ___ __ _______ __ ____ _______ ______ _ 

11, 145 

3,726 
I, 488 

$70, 000, 000 

50,000,000 
10,701,000 

Title I_ __ •• __ .----. - • -- - -- -- -- -- --- -- -- -- ---- - -- - --- -- -- -- ---- • - --- -- --- - 22,000 423, 000, 000 
FHA and VA------- -- -- ------- -- --·--- ---- -- -- - -- -- ·-- ·- · --- ·-·- --·-- - - 113,321 1, 350, 763, 022 

1------1--
Tota!__ ___________ . ____ . _. ____ . _. __ .. _. _. ____ . _. ___ . __ ·- ___ __. ____ _ 151,680 1, 913, 466, 022 
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FUTtJBE INVESTMENT 

It is estimated that the total title I program in New York City, Albany, Buffalo, 
North Tarrytown, Rochester, Schenectady, and Yonkers in various stages of 
planning will amount to well over a half-billion dollars in private capital 
investment in the construction of rental and cooperative housing developments. 
Likewise with the liberalized VA and FHA terms there are now hundreds more 
housing developments under consideration some of which have already received 
eommitments for immediate assistance by VA and FHA. We therefore anticipate 
.at least another $2 billion worth of investment within the next few years in 
publicly assisted housing covered by the law against discrimination in New York 
State. 

A Zist of banks assisting FHA developments in more than 1 county in the New 
York metropolitan area 

Bank Address Counties Units per 
county units 

Chase Manhattan Bank___________ 18 Pine St., New York City_____ Kings________ _ 552
New York____ 67 
Westchester__ _ 155 

Co=on!ty Funding Corp________ 89-48 164 St., Jamica, N.Y_______ Bronx_________ 597 
774 

Kings_________ 267
New York___ _ 752
Q.ueens________ 1,284
Westchester___ 62 2,962

County Trost Co__________________ 64 (N.) Broadway, Tarrytown Kings_________ 64 
N.Y. 441Queens________ 

Rockland_____ 121 
Westchester___ 370 996Kings_________Dime Savings Bank---------------- 9 DeKalb Ave., Brooklyn, N.Y _ 121Nassau________ 604
Queens________ 88Suffolk________ 541 
Westchester__ _ 72 1,426

Franklin National Bank___________ Franklin Sq. N.Y--------------- 65Nassau________ 
Queens________ 160
Suffolk________ 742 967 

Guaranteed Tltle & Mortgage Co___ 80 Jamaica Ave., Jamaica, Long Kings________ _ 120 
Island. New York____ 22

Queens________ 288 430 
Home Title Guaranty Co__________ 180 Fulton St., New York City__ Bronx_________ 169Kings_________ 103

N assen ________ 66
New York____ 861Queens________ 361
Richmond____ 65Suffolk________ 47
Westchester___ 326 1,998

Intercounty Title Guaranty & lllBroadway,NewYorkClty__ 287Kings_________ 
N assan ________Mortgage Co. 14
Suffolk________ 48 349Kings_________Jamaica Savings Bank------------- 161-02 Jamaica Ave., Jamaica, 124 

N.Y. 25Nassau________ 
Queens________ 159
Suffolk________ 185 493

Lincoln Savings Bank______________ 531 Broadway, Brooklyn, N.Y__ Bronx_________ 169
Q.necns________ 718 887

The Bank for Savings______________ 280 4th Ave., New York City__ _ Kings_________ 287
New York____ 286 573Kings_________ 
New York____ 859. 
Westchester___ 132 1,175 

Tltle Gnaranty & Trost Co________ 176 Broadway, New York City__ 184 

Trlboro Fnndlng Corp_____________ 250 West 67th St., New York Bronx_________ 110 
City. 55 165Kings_________ 

United Mortgage Servicing & 25 West 43d St., New York New York____ 202 
Capital Corp. City. 112Rockland_____ 

Suffolk________ 46 360
Wllllamsbnrg Savings Bank________ 1 Hanson Pl., Brooklyn, N.Y___ Nassau________ 296

Queens________ 207
Suffolk________ 647 1,150 
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Other lc ey lending institiitions in the New Yor lc m etropolitan area assisting 
FHA developments 

Bank Address N umber 
of units 

Bowery Savings Bank....... ............... .. . 11 0 East 42d St. :--.-ow York City . . . ....... . . . . 257 
M cadowhrook Xntional Bank . ........ . ... . . . . 60 ll cmpste d Arn., We.st ll cmpstcad, N.Y.. 244 
Fcclern l Uank &: Trust Co. .... .. . ... . . . . . . . .. . Columbus Circle, :\"ew York City ...... . . . .. . 359 
l; nit ('tl Title & ~Iorlg~go o.11nrnnty Co ______ _ 25 West 43d t .~ . ·cw York City.... .. .... . . . . I, 006 
Royal StaLc Bank of l'\cw York . ........... .. . 326 E ast 149th ::,t., Bronx, N .Y . .. . ........... . 190 

Source: Figures supplied to SCA D by t he Federal Uouslng Admlnl,trntlon. 

LIST OF T.\ B LES 

Table l. l\'onwhite populations of me tropolitnn areas in Xcw York State, 1050 and 1057 
2. White a nd non white population d is tri bu t ion by city and s ubur bs, 19::i0 upstate 

metropolitan areas 
3 . l\'on whitc dw cili11 g u nits in major cities outs ide :-.' cw York City. 1950 census 
-1. P opulat ion compo:--iti on of wanb or tracts cuntniu ing 75 percuut or more of 

th e city's nonwhit es 
5. Charac ter ist ics of hous lni;. 8 ups t a te Xew Yo rk cit ies , 1950 
li. 'hara cter is ti cs of dwell ing unit :-- i n Cl'Dsu s tracts 
7. Cha rac te r is ti cs of dwcllrng units in ::i:; ce nsus t rac ts with 250 or more non• 

wh ites; Wes tches ter County, 1050 census 

TADLE 1.- Nonwhite populations of m etro politan areas in New Yo r lc State, 
1950 a11d 1957 

Incrcaso 
1950 1057 

:\"umber Percent 

New York-northeast New Jersey (N ew York portion) ___ _ 850, 189 1. 09G. 012 245,823 29 
l= = ==I== 

New York City................. . . ........ . ..... . . . . . Ti5,51G 98 1, 251 205. 735 26 
1-----1 

Bronx ______________ ____ _______ __ --- - ______ __ ____ 99, 615 137, 2% 37, f>!s3 38 
llrookJyn..... . . .. . . ... . .... ... . .. . .... ... . . .. .. . 213. 057 :JI!, , SO 98. 723 46 
~!anhauan .... .. .. ... . . ..... .............. . . ... . 403, 502 ·1U:?, S5i - 6-15 - 0. 2 
Queens ......... ... ...... . ... . ......... . ..... . . . 53, 7:!3 120, GGV 6f>, 946 125 
Hichmond . . . ... ... . ....................... . .... . 5, Gl ~ s. ti'17 3,028 54 

Fou r suburban counties --- ----------- - ---- ------- --- 7-1, Gi3 11 4, 761 40, oss 54 

N assa11 . . ________ ___ ___ _______ __ ____ ______ _____ __ _ 17, 757 I 2\1, 805 12. 0-18 HS 
Hocklan<l .... .. .. . . . . . ..... .. . . ... .... ... ... . . . . . 4. r.os :i, li76 I , OG'l 23 
Suffolk ........ . . ... .. ... . . . .. .... .. .. . . . . ..... . 13. 5!:i:! 27. !100 J.!, 303 105 
11· cstchrstcr .. . . .. . ........ . . . . .... ... .... .. ... . . . 3,._, , il 6 51. 3,0 12, GtH 33 

Alhany•Schcncctady•'l' roy ..... .. . . . . . . .. . . . . . ..........·I 9, ()/ 1 ' 14, ()()() 5,000 5!i 
, I, ()() 0 100 10~:.:~!~~~1~ ?~~a~a· 1.•·;1is=:: :: ::::::::::::: :: ::::::::::::::: : 4 7. i "'lj :i i'fi, 000 2ll. UOO 60 

S. '.! Ii 2 ll i. 000 ~- 000 95 
. '.!75 JO, 975 4, 700 i 5f,;{il'.!it ~:::::::::::::::::::::::::::::::::::::::: :::::I 2, 5"1.) '4. 000 I, 400 r,o 

Hcmni11t.lcr or State. __---- - - - --- - - ----- - - - -------- -- -- __ _ 33, 0'2 5 '41, 000 I I. 000 33 
I~---=-= ~ = 

:--cw York State totals. . .. .. .......... . ............ , 958,097 I, 26 1. 9S7 303. s~o 32 

1 :\'o sprcial rcns11s was taken in Long Bl•nch in H.157; .\pril l~.5Gccnstis coun t used. 
2 Est imated from hirth ctnta furn ished by :-- cw York ~tate Department of li eal th. All such fi gures nre 

rou nded to nearest thousand. 

Non:.-Unless otherwise noted , all d~tn aro from U .S. census counts. 
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TABLE 2.-White ana nonwhite population a,istribution 011 cit11 ana suburbs, 
1950 upstate metropolita1~ areas 

Total population Percent in cities o! Percent in rest o! 
10,000 or more metropolitan area 

Area 

White Nonwhite White Nonwhite White Nonwhite 

Ptrctnt Ptrctnt Ptrctnt Ptrant 
Albany•Scbenectady•Troy........ 
Binghamton....................... 
Buffalo........................... 
Rochester......................... 

¥7ti~i~~me...................... 

505,409 
183,799 

1,041,444 
479,385 
335,444 
281,667 

9,081 
899 

47,786 
8,247 
6,275 
2,595 

67 
65 
69 
68 
64 
50 

95 
96 
93 
95 

180 
88 

33 
35 
31 
32 
36 
50 

11 
4 
7 
5 

120 
12 

1Three•fourtbs of the suburban nonwhite population of Syracuse resided in 1950 on the Onondaga Indian 
Reservation to the south of the city. Were it not for the reservation, the percentage !or Syracuse would ap•
proximate that of other areas. 

Source: U.S. Bureau of the Census. "U.S. Census ofPopulation: 1950." Vol. II, "Characteristics o!the 
Population." Pt. 32, New York. U.S. Government Printing Office, Washington, D.C., 1952. Table 34. 

TABLE 3.-Nonwhite awelling units in major cities outsicle New YorlG Oity, 
1950 census 

Total number Percent non• 
Total number nonwhite white 
dwe!llng units dwelllng units dwelling units 

are of total 

New York State.................................. 4,325,139 233,230 5.4 
1------1------1------

Albany................................................. 42,444 1,537 3. 6 
Binghamton............................................ 23,834 189 .8 
Buffalo................................................. 166, 743 8,303 5. o 
Mount Vernon......................................... 20,976 1,868 s. 9 
New Rochelle........................................... 16,426 1,625 9. 9 
Niagara Falls........................................... 26,202 773 3.o 
Rochester.............................................. 101,231 1,828 1.8 
Schenectady ........................................... 28,816 379 1.3 
Syracuse................................................ 64, 459 1, 050 1. 6 
Troy.................................................... 21,013 258 1. 2 

¥~~ers::::::::::::::::::::::::::::::::::::::::· ::::::: !~: iig 1,:: i:~ 

Source: U.S. Bureau of tbe Census. "U.S. Census of Housing: 1950." Vol. V, "Block Statistics." 
U.S. Government Printing Office, Washington, D.C., 1952. 

TABLE 4.-Population composition of warcls or tracts containing 75 percent or 
more of the city's nonwhites 

1.0 NEW YORK CITIES, 1950 

Percent of city's Population composition or 
nonv.hlte popula• ward or tract 

Ward or tracts tl~~c~t;~:~tln 1-----~----

Whites Nonwhites 

Albany (19 wards): Ptrcent Ptrcent Ptrcent 
3.................................................... 17 74 26 
5.................................................... 16 84 16 
6••••••••·----·-·-·------··-·-·-·-··-···-·-·-·-·-···· 8 85 15 

"7 ··-··-····-·-·-·-··----·-·-·-·-·-·-····-··-······· 28 71 29 
9 14 

12••••••••••••••••••••·-··························-·- 7 92 8 
···-······-····-·-·-····-·············· 86 

l-------1 
Total (6 wards)................................... 85 

l=======l 
Binghamton (13 wards): 

L ••••••••••••••••••••••••·-·······--················ 13 99 I 
7 ·---···------·-·---·-·-·-··--·---·-·-·-·-···---··- 58 92 8 
11........................._......................... 9 99 1 

1-------1 
80Total (3 wards) ••••-····-··-··-··--······--·-·-··-1=======I 



199 

TABLE 4.-Population composition of wards or tracts containing "/5 percent or 
more of the city's nonwhites-Continued 

Percent or city's Population composition or 
nonwhite popula- ward or tract 

Ward or tracts tlon contained In 
ward or tract 

Bu1falo (72 tracts):13___________________________________________________ 
14___________________________________________________ 
15__________________________________________________ _ 
25__________________________________________________ _ 
32__________________________________________________ _ 

Total (5 tracts) __ .--------------------------------

Mount Vernon (21 tracts): 
26-----------------------------------------z,_________________________________ 

28_ ---------------------------------29_________________________________ 

~~----------------·--------1 

Whites 

7 75 
34 10 
17 53 
12 73 
14 72 

84 

6 77 
11 65 
17 29 
34 31 
9 62 
6 80 

Total (6 tracts) ____________I=====~83 

New Rochelle (13 tracts): 
60u------------------l51._______________________________________ 
6~
53.-_______________ 

~i-----------------
Total (6 tracts) _________ 

Ro~ester (88 tracts): 

A --------------

~aL~~~~~~~~~~~~~~~------------13___________________________________ 
z,__________ 

Total (6 tracts) ________________________ 

Syracnse (61 tracts): 

~~------------ -----------------
l!A 
42.__________________, 

'=====~Total (4 tracts) ______________ 

Utica (29 tracts):
L.--------------------------------------------------2____________________________________________________
3____________________________________________________ 

5----------------------------------------------------
Total (4 tracts) __________________________________ _ 

White Plains-Greenburgh (24 tracts): 
8S -------------------------------------------------90__________________________________________________ _ 
92 __________________________________________________ _ 
93__________________________________________________ _ 
109__________________________________________________ 

115--------------------------------------------------
Total (6 tracts) __________________________________ _ 

Yonkers (24 tracts):
L---------------------------------------------------_3___________________________________________________ 
4____________________________________________________ 

5----------------------------------------------------
18---------------------------------------------------

Total (5 tracts) ___________________________________ 

8 83 
7 82 
7 87 

18 67 
37 41 
12 82 

89 

17 60 
8 89 
8 62 

21 51 
13 79 
8 85 

75 

36 58 
31 73 

6 93 
16 87 

89 

7 80 
61 68 
7 96 

13 86 

88 

6 86 
10 68 
6 89 

21 53 
30 66 
5 90 

78 

Nonwhites 

25 
90 
47 
12 
28 

23 
35 
71 
69 
38 
20 

17 
18 
13 
33 
59 
18 

40 
11 
38 
49 
21 
16 

42 
Z1 

7 
13 

20 
32 
4 

14 

14 
32 
11 
47 
34 
10 

7 96 4 
21 79 21 
28 87 13 
8 84 6 

19 21 79 

83 

Sources: U.S. Bureau or the Census: "U.S. Census of Population," 1950. Vol. III, "Census Tract 
Statistics." U.S. Bureau or the Census: "U.S. Census of Housing," 1950. VoL V, "Block Statistics." 

510547-59--14 
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TABLE 5.-0haracteristics of housi'l!,g 

8 UPSTATE NEW YORK CITIES, 1950 

ALBA.NY 

Condition and plumbing faclllties: 
Number reporting__ ---------------------------------------------N o private bath or dilapidated _________________________percent__
No running water or dilapidated __________________________ do___ _ 

Persons per room: Number reporting______________________________________________ _ 
1.51 or more____________________________________________percent__ 

BINGHAMTON 

Condition and plumbing faclllties: Number reporting______________________________________________ _ 
No private bath or dilapidated _________________________percent__ 
No running water or dllapldated __________________________ do____ 

Persons per room: 
f.fi1.;~'ii,~~r-~~~~-1:_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_:iiiircent== 

BUFFALO 

Condition and plumbing faclllties: Number reporting______________________________________________ _ 
No private bath or dilapidated _________________________percent__ 
No runuing water or dllapldated __________________________do___ _ 

Persons per room: 
f.il~~'ii,~~r-~~~:._-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-_-percent== 

NIAGARA. FALLS 

Condition and plumbing faclllties: Number reporting______________________________________________ _ 
No private bath or dllapldated _________________________percent__ 
No running water or dllapldated__________________________do___ _ 

Persons per room: Number reporting______________________________________________ _ 
1.51 or more ____s _______________________________________percent__ 

ROCHESTER 

Condition and plumbing facllltles: Number reporting______________________________________________ _ 
No private bath or dllapldated _________________________percent__
No running water or dilapidated __________________________do___ _ 

Persons per room: Number reporting______________________________________________ _ 
1 51 or moro ____________________________________________percent__ 

SCHENECTADY 

Condition and plumbing facilities:Number reporting_______________________________________________ 
No private bath or dilapidated_________________________percent__ 
No running water or dilapidated __________________________ do____ 

Persons per room:Number reporting______________________________________________ _ 
1.51 persons____________________________________________percent__ 

SYRACUSE 

Condition and plumbing facilities: Number reporting______________________________________________ _ 
No private bath or dilnpidated_________________________percent__ 
No running water or dilapidated--------------------------dO----

Persons per room: Number reporting______________________________________________ _ 
1.51 or more ____________________________________________pcrcent__ 

UTICA. 

Condition and plumbing facilities: Number reporting_______________________________________________ 
No private bath or dilapidated_________________________percent__ 
No running water or dilapidated--------------------------dO----

All dwelling 
units 

41,323 
17.0 
6.6 

40,948 
2.3 

23,306 
10.0 
3.8 

23,106 
2.2 

163,174 
12.5 
5.0 

163,957 
1.4 

25,860 
11.8 
3.3 

25,582 
2.2 

98,362 
9.2 
3.5 

98,074 
1.5 

28,136 
9.1 
3. 7 

28,101 
1.1 

63,075 
15.6 
6.3 

62,415 
1.5 

29,919 
16.3 
3.9 

All dwelling units 
In wards or census 
tracts containing 
100 or more non
white households 

7,936 
38.5 
19.9 

7,830 
3.7 

1,425 
22.9 
8. 7 

1,420 
4.2 

34,111 
23.5 
13.3 

34,100 
2.6 

3,314 
19.0 
5.7 

3,292 
5.4 

6,881 
25.5 
Ia.7 

6,884 
4.1 

842 
35.6 
28.4 

851 
2.8 

4,408 
30.3 
17.4 

4,330 
4.3 
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TABLE 5.-Characteristics of housing-Continued 

All dwelling units 
All dwclllng In ward s or census 

units tracts containing 
100 or more non
white households 

UTICA-COO. 

Persons per room: 
Number reporting____________ ---- __ --------------------- __ - -- __ - ---------------- ----- ---- -----------
1.51 or more. _________________ ______________ --- ____ ---- -percen t_ ____ ---- --------- __ ------------------

Source: U. S. Ilureau of the Census . " U .S. Census of Housin g : 1950." Vol. V, "Illock Statis tics." 
U.S. Government Printing Office, Washin gton, D.C ., 1952. 

TABLE 6.-Characteristics of dwelling units in census tracts with 250 or 
more nonwhites 

BUFFALO, N.Y., 1050 CENSUS 

Total Nonwhite 
dwelling dwelling 

units nnits 

Condition and plu m hin g faci lities: 
N u rn bcr reportin g ______ __ __________ ___ ________ __ ______ ____ _____________ _ 34 . 574 7,882 
N o pri rnte bat h or dilnpidnted __ _________________ _____________ percent_ _ 23. 3 35. 8 
No running water or dilnp idntcd __________________ ________________ do ___ _ 13. 3 27. 5 

Persons per room: 
Number reporting_______________________ ----------- - -- _________________ _ 34, 563 7,961
1.01 persons or more ____________________________________________ percent-_ 10. 7 17. 7 

Contract month ly rent: 
N umber reporting____ __________ ___ _________________ __________________ __ _ 24,193 6,123
L c.ss than $10 __________________ --- _____________________________ percrn L _ 0. 4 0. 3
•• 0 to $19______________________________________ ___________________ d o ___ _ 20. I 20. 4 
$20 tn <:?<l ._______________ -- ___ - -- - _-- - - - - - -- -- - - - - -- - - _ - - - _- _- ___ _d o ___ _ 41. 1 45. 0
$30 to $39 _______________________ _________________ __ ___________ ___ _do ___ _ 19. 6 19. 8
$40 to $49_________________________________________________________ do ___ _ 12. 2 9. 8 
$50 t o $74 . _______________________________________________ ________ _d o ___ _ 5 6 3. 5 
$i5 or rnoro ________________ _______________________________ __ ____ .do ___ _ 0. 9 I.I
M edian __ _____ ____ ________ ____ __________________________ __________ ___ __ _ S27. 18 S26. 50 

Value or one-dwellin R unit s tru ctures : 
Num b('r reportin g: . ___ _________ ______________ ______ __ __________ _________ _ 3, 122 490 
Less than "3.000 _. ____ . __________ __ ______________ __ ____________ percent__ 7. 0 11. 6 
$3,000 to $3 ,999. _____ _____ _ . ___________ ___________ _______ . ___ .. . _. . d o . .. _ 13. 9 21. 4 
$4 ,000 to S4 ,990 _____ _______________ _______ _____________ _.. _____ ... _d o ___ _ 14. 8 15. 7
$5 ,000 to $9,999 ______ __ ___ _________ _______ ______ _____ ___ ___ _______ _do. __ _ 53. 0 43. 7
$10,000 to $1 4.999_. __ __ _____ _____________ ______ ____ __ ________ __ ____ do. __ _ 8. 8 5. 5
$1 5,000 or more_____ ___ ______ ____ _______ _____ ____ ___ _____ _. __ _____ .do__.. 2.5 1. 2
M edian ________ __________ __________ .. _________ _______________ _____ _____ _ S6, 350 $5, 150 

Source : U .S. Bureau of the Census. " U.S . Census of P opu lat ion : 1950." , · 01. Ill, Census Tract 
Sta tisti c-s, ch. 8. U.S . Government Printing Office, Wash ington, D. C. , 1952. T nhles 3 and 5. 

TABLE 7.-Character·istics of dwelling unit s in SS census tracts with 250 or 
more nonwil-ites 

WE STCTT ESTE R CO UNTY, 1050 CE:-;'S OS 

T ota l Nonwhite 
dwelling dwelli ng 

units units 

Condition and p lu m bing facil ities : 
N um ber rcporti ng ___ ________ ____ ____ ______ _______ _____________ __ ____ ___ _ 47, 73S 6,566 
N o priva t e bath or di lapidated . ____ _____ ___ _______ ___ __ _____ __ _percent_ _ 14. 0 33. 8 
No runn in~ wa ter or dilapidatcd __ ___ ____ __ ____ ___ ______ _______ ___ clo __ _ _ G. 2 19. g 

Persons per room:
N u m bcr rcporti ng: ___________ _____ __ __ ____ ___ _________ _____ _____ __ _____ __ 47, 144 G, 713 
1.01 persons or more____ ________ ____ __ _____ ___ __ _____ ___ __ ______ percent_ _ JG. 7 25. 7 

Type of occu pancy:
Nu 111 bcr occupied ____ __ ____ __ ___ __ ____________ __________ ___________ ____ _ 47. 940 6, 885 
Own er occu p ied ___ ____ ___ _______ ___ ______ ____ ________ __ ___ ____ pcrcen t_ _ 30. 4 19. 7 
R en tcr occu p ied ________________ _____ ___ ___ ______ __ ____ ____ _______ do ___ _ G9. 6 80. 3 
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Median monthly rental of renter occupied units 

Census tract nnmber and location Total Nonwhite Difierence 
median median 

60, New Rochelle................................................... 
116, North Tarrytown.............................................. 
4, Yonkers .......................................................... 
48, Tuckahoe....................................................... 
80, Port Chester....~ ............................................... 
133, Ossining........................................................ 

i~: ~:~g~;;fta:::::::::::::::::::::::::::::::::::::::::::::::::::
Zl, Mount Vernon.................................................. 

~~~·N~;:e~~%~Ne:::::::::::::::::::::::::::::::::::::::::::::::::::
143, Peeksk!IL...................................................... 
93, White Plains.................................................... 

f•~~~~tla!ns:::::::::::::::::::::::::::::::::::::::::::::::::::: 

$48.81 
38.64 
44.29 
40.98 
37.68 
39.17 
42.90 
37,56 
48.34 
49.46 
46.80 
33.88 
44.77 
36.16' 
27.51 

$29. 75 
24.43 
31.91 
28,47 
26.61 
28.19 
32.60 
27.27 
39.98 
41.13 
39.62 
27.80 
39.21 
31.01 
22.85 

$19.01> 
14.21 
13.62 

~i:g}
10.98: 
10:30 
10.29 
8.36 
8.33 
7.18 
6.08 
5.56 
5.15 
4.66 

32, Mount Vernon.................................................. 
61, New Rochelle................................................... 

45.46 
44.44 

40.98 
40.31 

4.48 
4.13 

29, Mount Vernon..............................................; .. 
18, Yonkers ......................................................... 
63, New Rochelle................................................... 
28, Mount Vernon••••••.••• .••••••••••••••••••••••••••••••••••••••• 

35.81 
39.93 
46. 78 
41.56 

33.87 
38.52 
45.88 
40.90 

1.94 
1.41 
1.10 
.66 

Source: U.S .. Bureau of the Census. "U.S. Census of Population: 1950." Vol. III, Census Tract Sta• 
tlstlcs, ch. 60. U.S. Government Printing Office, Washington, D.C., 1952. Tables 3 and 5. 

Mr. Tiffany, would you introduce the next witness i 
Mr. TIFFANY. The next witness is Justice Polier, judge of the 

Childrenfa Court of New York City. Justice Polier has been justice 
of the Dqmestic Relations Court of the City of New York since 1935. 
She has also serve.d as counsel to the Emergency Relief Bureau of 
New York. She ~s a member of the New York City Foster Care 
Commission. 

She is here to speak about the human effects of the housing prob• 
lem as she has seen it evidenced from year to year in the Children's 
Court. 

STATEMENT OF HON. JUSTINE WISE POLIER, JUSTICE OF THE 
DOMESTIC RELATIONS COURT, CITY OF NEW YORK 

Justice PoLIER. Thank you. 
Mr. Chairman, members of the Commission, as Mr. Tiffany has 

just stated, I have been invited to testify today on the effects of in
adequate housing and segregated housing on the families of minority 
groups and inevitably, therefore, on the general community and the 
life of the city itself. It has been suggested that it might be par
ticularly ·helpful if I could share with you some observations, study, 
and experiences that have grown out of my work as a justice serving 
in the Children's Court and Family Court of the city .for the past 
23 years. I have been asked to testify particularly on ~he conse
quences of inadequate and segregµ,ted housing on crime, on juvenile 
delinquency, on interracial relations, and on public education. 
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I am going, for a moment, to move a,Yay from the housing pic
ture and then come back to it because I think there are certain basic 
things that one has to say in regard to this field. 

Certainly every competent study of delinquency and crime has 
added to the ovenvhelming weight of evidence that there is an ex
tremely close relationship between the family background and family 
experience of children and their subsequent misconduct. Some years 
ago I did a study myself of a cross section of 500 children as they 
came into our court or were brought into our court, and there I found 
that two-thirds of these children came from families "\\-ho were either 
dependent on public assistance or whose family had no r egular source 
of income. Only one out of four of this same group of children were 
living in a home wi th both of their natural parents and, so, inevitably, 
a majority of these children were likewise l iving in those areas of 
the city and in those buildings within such areas that "ould be de
scribed in housing terms as either w1satisfactory or, more likely, 
deplorable. So, burdened both by economic and emotional instability 
in their own homes, they "ere al so subjected to the high incidence of 
delinquency, crime, and disease, characteristic of our urban slum 
areas. 

I think ,Ye must realize that when, in addition to these factors, 
the families of minority groups are subjected to prejudice and dis
crimination which, therefore, forces the greatest concentration of 
families with problems into the most overcrowded housing in the 
least desirable neighborhoods, and at rentals higher than those paid 
by members of the majority groups for the same housing, the chil
dren are further disadvantaged in many ways-both obvious and 
subtle. 

I can remember that when I served as counsel during the La
Guardia administration for our Emergency Relief Bureau we were 
very troubled by the fact that the rental allowance given to minority 
groups was so inadequate that we found many of these families 
having to use the very limited food budget allowed at that time to 
make up the difference between what should have been paid and 
what had to be paid for rent by minority families. 

Now, before discussing some of the more obvious and perhaps also 
some of the subtle consequences of inadequate segregated housing, 
I would like to add one more word about children and the courts, 
and that is that one certainly rarely sees a child or young person 
brought before the court who comes from a home in which both 
parents care for the child, for one another, and where the parents 
have either a sense of purpose or achievement. 

Among the children or young people brought before the court, 
one finds over and over again a great deal of fear of the real world, 
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an awareness of low family status, beyond anything that people who 
do not meet with these children may realize, little sense of personal 
worth and terrible discouragement as to their own future. In con
cluding a study of young people who had engaged in lawbreaking 
or withdrawn from the real world either through mental illness or 
the use of narcotics, Professor Chein of New York University a few 
years ago reported that they were all saying in one way or another, 
"I don't know what to do; I'm no good; I can't succeed." 

So, it is surely not strange when, in addition to all the disabili
ties resulting from poverty and inadequate family life, a child or 
a young person belonging to a minority group experiences prejudice 
or discrimination and uncertainty that he's needed or wanted in the 
community that he should become more vulnerable to antisocial 
conduct. 

I was particularly happy to hear the Chairman of the Commission 
bring out in his questioning a few moments ago the relationships, 
as he saw it, of housing to other problems because one of the things 
that one finds over and over again with young people, particularly 
for minority groups who face discrimination, is a sense of hopeless
ness about what education can mean when they go to work, and 
whether the things they are trying to work for are real possibilities. 

The constant hurts, the uncertainties as to one's acceptance as well 
as objective discrimination violate a child's sense of justice, certainly 
his respect for himself, and also-and this is so important to the 
larger community-the ability of a child or a young person to reach 
out and function up to his capacity more effectively, therefore, in the 
larger world. 

I think some of the recent articles in the Washington Post on 
the change in the ability of children to function in school where not 
only segregation was ended, but where there was emphasis on teach
ers having not the duty, but the right to teach wherever they were 
most needed is an indication of what happens in a community to 
children when they sense a different atmosphere as well as different 
opportunities. The extent to which such hurts leave lasting scars 
is exposed in a few words of Countee Cullen far better than what I 
can do when he wrote that beautiful verse and moving verse: 

Once riding in old Baltimore, 
Hea rt fill ed, head filled with glee; 

I saw a Ba ltimorean keep looking 
Str a igh t a t me. 

Now I was eight a nd very small 
And be was no whit bigger; 

And so I smiled but he poked out 
H is t ongue and ca lled me 'Nigger. ' 

I saw the whole of Baltimore, 
From l\fay until December ; 

Of a ll the things that happened there, 
T ha t's a ll tha t I r emember. 
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To see the problems of the children of ethnic minorities in this 
city in perspective, it may be worthwhile, as Commissioner Reid did 
in a way, to look back at what has happened to the succeeding immi
grant groups that have built this city. 

Commissioner Reid spoke of the fact that they had settled in 
groups where they knew one another and spoke one another's lan
guage and, so, felt at home, but I "l>ould like to also point out, be
cause I think it is important, that "l>e remember that, as each new 
immigrant o-roup came to New York, one finds a history of a period 
of high delinquency and crime within that new immigrant group. 
It was true of the poor Irish driven to this country by the potato 
famine; it was true with the turn of the century when the Italian 
mass immigration came and people seeking a livelihood, and it was 
true of the large Jewish immigration escaping from the programs 
of Eastern Europe. All these groups at first lived in highly concen
trated areas in rew York; but, as they got work, as their children 
came to speak English, as they became integrated in the community, 
they moved from the ghettos, and one found rather rapidly a sharp 
drop in both delinquency and crime. 

These people, then, found not only the opportunity to earn a living, 
but to move into parts of the community consistent with their ability 
and their free choice; and, in sharp contrast, members of the Negro 
community and, to a similar extent, the Puerto Rican community, 
have not had, as you have heard over and over again, the same oppor
tunity for mobility. 

Members of ethnic minorities pay, as I mentioned before, sub
stantially more for the same poor housing compared to white citizens 
and, as generally throughout the United States, which has been 
brought out in that excellent report which I think you heard this 
morning from the chairman of the Commission on Race and Housing, 
these people have to live in homes far below the general standard of 
living for the community. They are increasingly becoming the only 
large groups remaining in our city slum areas, and this means that 
they and their children are subjected, as no other groups, to the fire 
hazards, the dirt, the ugliness and the sordid influences characteristic 
of slum areas. 

I think there's one thing more that we've got to realize that may 
seem subtle, but to me is equally significant, and that is that these 
children and young people are surrounded by people who have failed 
or seemed to fail in terms of our competitive society and whose failure 
and the often resulting defeatist attitudes toward life are impressed 
on the children of these areas. 

A few weeks ago I saw a very interesting study, a comparative 
study of students in several high schools in New York City, and it 
showed that the IQ's-a questionable scientific way of determining 
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-,ability, but of some value, certainly-indicated that the tests ram. 
higher in certain white schools than predominantly nonwhite schools. 
At the same time it showed that the girls in the nonwhite group were 
doing better than the boys, and further tests indicated that when the 
.boys were asked in the nonwhite group what they hoped to do there 
was a terrible vagueness and "I don't know." Among the girls in 
the nonwhite group were many more am.swers of: "I want to be a 
teacher. I want to be a nurse." 

One of the problems that we face in this whole picture of a chang
_ing society is that at this moment there seem to be more opportunities 
,that are realizable, that constitute realizable goals, for our nonwhite 
girls than our nonwhite boys, and if it seems the case this means 
that there is more reason to work, more reason to :learn, because 
-there's more reason to hope; and one sees that reflected even in aca
demic achievement in so-called IQ tests. 

I think it throws a good deal of light and a pretty serious,responsi
,bility on all of us who see young people so early in life become so 
discouraged as to their own futures. 

The absence of tradition, certainly, of strong or stable family re
,lations that exists in underprivileged areas is thus al}.gment~d by all 
the pressures in our slum areas and the daily irritations that con
.tribute to family conflicts and the broken home, and I think that, 
while we may believe, as I do, that things and material success do 
.not make a good home, we've also got to be honest enough to face the 
fact that poverty, that overcrowding, that slumdwelling, that a sense 
.of low social status or failure and the constant discouragement of 
·surrounding sordid conditions can do much to undermine even what 
might have been or what might be an ideal home. When even a de
:gree of material success in the form, let's say, of increased income 
does not escape from such conditions, certainly the impulse to secure 
'immediate satisfactions outside of the home, whether it be through an 
expensive car or drinking or other forms of conspicuous display of 
what we call success, is inevitable. The solid satisfaction of securing 
,or making a better home for one's children in a good neighborhood 
-being denied, the motivation for sacrificing immediate pleasures to 
achieve more meaningful satisfactions is surely often und~rmined, 
if not destroyed. This is one of the areas where our inadequate and 
-segregated housing plays an important part. 

I think there are additional serious and tragic consequences that 
follow inevitably from the segregated housing pattern for minority 
groups in a large city such as this. 

I don't think you were here, but you may have noted that recently 
there was a very dramatic story that hit some of our front pages that 
told of a Puerto Rican family of 12 driven from a tenement that had 
been found so dangerous that it had to be closed, only to be placed in 
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a single room because no decent housing could be found even with 
the help of the Department of ,i\ elfare in the city of New York for 
this large family. vVell, "e see a story like that one day, and we 
forget it, and I must say that I am afraid that, for the most part, 
the white community is unfamil iar ·with the cond itions under which 
a large proportion of nonwhite citizens are forced to live out there 
lives. I think it was Disraeli who once said that there was hardly 
a woman in England who would not be more disturbed by the smash
ing of the joint of her small finger in a carriage door than by hearing 
that a million children had died of famine the preceding week in 
China. I don't think it is that we are inhuman. I think it is, rather, 
that we rarely have enough imagination to understand or to be moved 
by the suffering of others that we either do not see or know about 
directly, and in large urban areas such as this and many other cities 
throughout the ration the whole concept of neighborliness, of neigh
borhoods, has really become quite meaningless. 

Certainly over and over again in our complex world of urban areas 
one find s the child who has been suffering deprivation and hurt for 
years not known to or not noticed by neighbors, teacher, or minister 
until finally the child turns upon and acts against some other person 
or against tho commnnity by which he has so long been neglected. 

This situation, together with the inadequate and segregated hous
ing for nonwhite citizens, and, I must add in all candor, a lack of 
sufficient sense of responsibility on the part of both private and public 
agencies have led to far less adequate preventive and treatment serv
ices for the children of nonwhite families, even though their needs 
are among the greatest. Let me go back for one moment to the study 
done by Dr. Sophia Robinson in 1936 under the title "Can Delin
quency Be Measured?" She pointed out, after a thorough study at 
that time, the comparative figures on delinquency of white and 
Negro children taken from all courts' records could not be 
regarded as valid since, as she states in this, her conclusion-and I 
quote the words : "The Negro child is kno"n almost exclusively to 
the Children's Court and other offici:tl agencies." This means that 
while voluntary charitable and religious agencies were handling the 
problems of many white children similar to those of Negro children 
in the absence of similar and equa,l services, even on this basis, for 
Negro children they had to be brought directly to the court or some 
other ofTicia.l agency. 

The police knew-other people knew-that there was no intermedi
ate step. I know that I was deeply moved when I first went on the 
bench. The probation officer stood before me one day and sa.id a little 
boy who had gotten into difficulty, found sleeping on a roof, ran away 
from an impossible family situation, had been stealing a.t the age of 
10, would have to be left where he was and kept on probation until 
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he- either committed a felony or reached the age of 12 when he could, 
.be sent to the State school, and the only reason was because he was a 
Negro child. 

Now, that is 23 years ago, and I am happy to be able to report to 
you-and I think it is not unrelated to some of the things you have 
been asking about-that since 1936 we did achieve a local law that 
prohibited any child-caring agency which received public funds from 
discriminating in the acceptance of a child on the basis of race or 
color. 

I am even happier to be able to report that, just as that law re
flected the awakening conscience of the community, social agencies 
have, to an increasing extent, begun to face their responsibility to the 
children and families without regard to race. 

If I may, I would like to say parenthetically here that I would some
what disagree with Mr. Abrams on his evaluation of the meaning 
of legislation. I think legislation is not just a statute. I don't think 
it is just symbolic. I think legislation that reflects the conscience 
of a community creates a standard of morality which makes it harder 
for people to deviate from, and easier for those who wish to abide by 
it, to abide by it. I also think that, even though the conflict in secur
ing legislation may be tough, though it may arouse passion and anger, 
in the long run it is an educational process through which the Amer
ican community learns and is better able to function. 

Now, I think that when I go back to what I was trying to say I 
would like to add that in this field of child care, too, still much re
mains to be done in New York, and I don't want to paint a dishonest 
or too rosy picture, but we have begun to realize the invalidity and 
the danger of certain old assumptions based on ignorance and preju
dice, such as that good foster homes could not be secured for Negro 
children, that adoption was not possible for the nonwhite child, though 
he would never have a home in any other way, or the child-caring 
agencies could not fulfill their mission if they accepted nonwhite chil
<lren or more than token representatives from such groups; and cer
tainly, as professional opportunities for young Negro men and women 
have been opened and as the exclusion of children from child care 
programs on the basis of race has diminished, we have learned how 
much talent this community formerly failed to develop and how many 
children can be salvaged if the bars of prejudice and resulting dis
crimination are lowered. 

Here again I would like to go back to housing because the inadequate 
and segregated housing strikes right at the heart of any adequate 
child care program. We have in New York today, in this great city; 
over 1,600 children almost on every night known to be in need of 
placement outside of their own homes, for whom we have not got 
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adequate foster home care. A large proportion of these children are 
Negro children, Puerto Rican children-not, now, because the social 
agencies are not concerned, but because we cannot find sufficient good 
homes in which Negro famili es can accept an additional child because 
they can't meet the minimal requirements of adequate housing, al
though they're good people and could give good homes to children; 
and, so, here again this inadequacy in segregated housing not only 
hurts the families who are living in it, but prevents children who are 
left in utterly woeful family situations, in shelters, month after month 
and year after year, and even in well baby wards and hospitals, from 
really having their childhood experiences in a happy famil y "hich are 
Bo essential to their growing up and becoming normal human beings. 

Again and of great significance, I believe, is the effect on education 
of our inadequate and discriminatory or segregated housing pattern. 
Surely the segregation de facto in our housing picture has led to 
the growth of far too many schools that are either predominantly 
composed of white children or of nonwhite children. We're happy 
to repor t, as you know, that there is no legislative authori ty for it, 
::rnd we're happy to repor t that for the most part it does not create any 
great social or communal problem. 

The fact is that the residential segregation has resulted, in the 
junior high school picture, which I have been studying recently, in 
our now having 16 junior high schools where 85 percent or more 
of the children are nonwh ite and 52 of our junior high schools where 
85 percent of the children or more are white, in many cases 98, 99 
percent, so that we don't even have a " ·ay, unless we are going 
to do some fa r more imaginative di stricting and busing out and 
a lot of other things, to really have a proper and sound distribution 
so that children can learn to study together, to work together and 
to play together as equals. 

That the nonwhite child, fo r the most par t, lives in the most un
desirable localities has, of course, cau ed many teachers to prefer 
schools in other areas. Teachers aren't l ikely to live in these unde
sirable areas. So, apart from any att itudes of prejudice that may 
or may not exist, or even the addi t ional teaching problems that 
accompany working in underprivileged areas, they prefer, naturally, 
to avoid unnecessary travel; and, so, again the separation or ghet
toizat ion of a segment of the community dulls the knowledge and 
concern of not only a majority of cit izens, but a majority of teachers 
:and people of the teaching profession concerning the inadequacies 
in education, as in child care or as, indeed, in housing, itself. 

I'm sure that in the course of the hearings today and tomorrow 
something has been said and more will be said about the problems 
of hard-core families who have caused serious problems to the city 
housing authorities and have, to some extent, brought the name of 
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public housing into disrepute. You know, as a person who has 
worked in the :field o:f juvenile delinquency :for· a long time, I'm 
very aware of the excitement that has been prevalent in the last 
couple of years about juvenile delinquency and the recurrent swings 
from indifference to concern. I am also aware that at times our 
press and even some public officials have seemed to become somewhat 
hysterical and act as if the whole generation in the United States 
were going to the dogs. America has had to be reminded many 
times in recent years of the fact that 97 percent of oU:r young people 
do not get into conflict with the law and that we· need to seriously 
seek and provide better ways :for coping with and truly helping 
the 3 percent who are disturbing and generally disturbed children or 
young people. I have also noticed that often those least concerned 
:with facing the real problems and, I may add, least ready to meet the 
costs of good services have shouted the most. 

I mention this because it seems to me that a similar attitude has 
become prevalent in regard to the development of more adequate and 
nondiscriminatory public housing in our large urban areas. Cer
tainly it's true that as the only large source of good housing at low 
rentals is provided through public housing a disproportionate num
ber o:f broken families, of families in whch physical or emotional 
problems have made public assistance the only steady income, will 
:find housing only through the public authority. However, despite 
these facts, I quote a recent study of one of our public housing 
projects, which was predominantly tenanted by nonwhites in an 
underprivileged area, which showed that 109 out of 1,526 families
that's 7 percent-represented the bulk of the problem families in 
the project; and today I was happy to hear from Commissioner 
Robbins, :for whom I have the greatest respect as an expert in the 
:field, that the latest study of a cross section placed the :figure only 
at 3 percent, not very different from the :figure of juvenile delin
quency or young people getting into conflict with the law. 

Now, I don't want to bespeak policy and shout about this or seek 
to underestimate what problems either 3 percent of our youth who 
come into conflict with the law or 3 or 4 or 5 or 6 or 7 percent 
of our public housing tenants can create, but I would urge, instead 
of being overwhelmed by such problems, we face the problems, plan 
wisely and plan well, and try to meet the challenge that our new 
urban communities are really presenting. 

I think in doing so we must recognize the complex and difficult 
problems now arising as a result of the changing pattern of our urban 
development require that we :find a way through which America can 
provide decent low-cost housing fo.r all its citizens who need it; and 
here I would certainly agree with Commissioner Abrams that the 
quantity and the adequate rate of the extension of public housing is 
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absolutely essential to diminishing those slum areas which a.re breed
ing all the problems that we know are hurtful to this country. 

The quality of such housing, its acceptance by the normal family, 
the way of life that becomes associated with it in the minds and the 
hearts of the c01mnunity will depend, ho\\-ever, not only on ,rhether 
it is sufficient in quantity, but whether we are prepared, a.s a Nation, 
through Federal legislation, through State legisla tion, and local legis
lation, to end the economic and racial stratification that has under
mined its value not only for its inhabitants or tenants, if you will, 
but for the entire community. 

I would like to, for a moment, say that one of the things that is 
immediately reflected in the lives and welfare of children and young 
people is the fact that, because of regulations, as family income goes 
up rents must go up a certain fixed rate. There are cases in which 
young men waiting to go into the service can't go to work because if 
they did the family would have just enough to exclude them from 
public housing, or a girl goes to work and is about to get married. 
It's a temporary new income. Certainly there has not been sufficient 
flexibility to encourage young people to \l"ork within housing projects 
and to remain part of their family life when it is in the best interest 
of both the child and the family that they do so. 

I think we've also not realized, just as the public housing program 
had to be created in a period when we were first faced wi th a terrible 
depression, that now the changes that are coming about in our urban 
areas and our slum areas require that we think through the role of 
public housing and what must be done to enconrage and keep the 
good family who is doing better within our public housing so that 
they can become the natural leaders of a community that is kno"·n 
as the public housing community. Instead of that, ,Ye have endless 
devices tha t drive them out and then " e ,Yonder why the community 
is without local and national leaders. This again is something we'\·e 
got to rethink. 

In closing, I would only like to add that I believe it is good that you 
have begun your hearings on housing in New York City. I think this 
city can properly pride itself on being the leader in the Uni ted States 
to date to use the democratic process of law to end the discriminatory 
housing authorized or tolerated-and I say this regretfully-by F ed
eral, State, and local governments, which have all contributed in the 
past to the discriminatory pattern in housing. However, no one con
cerned with the American ideal of equality can be fatuous enough to 
expect the most ideal model laws alone to eradicate those elements in 
the city's life ,vhich have accumulated over the years as a result of the 
nationwide pattern of discrimination and the farflung attitudes of 
prejudice against ethnic minorities. 
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In a very real sense, the new laws have created and are steadily 
creating more healthy opportunities for living for more members of 
ethnic minorities in this city; but here again I would like to emphasize 
what Mr. Abrams said a moment ago, and that is the importance of the 
pattern of housing in the suburban areas or the areas around large 
cities. 

As a member of a board of an interracial school that cares for 
emotionally disturbed children, I recently ran into an experience 
which, in a way, I think, symbolizes for me what is wrong in this field. 
We tried to get a new piece of land near New York so we could get 
better service and better treatment for our children. We found the 
local community quickly seeking to enact a new zoning rule which 
would bar children under the supervision of the Department of Social 
Welfare or the Department of Mental Hygiene and which would also 
bar factories dealing with fissionable material, and it seeme~ to me in 
a way it expressed the two fears of our world-the fear of our children 
and the fear of the atomic age. 

Seriously, I must remind you, as you probably already know, that 
New York City, despite part of it being on an island, is not an island 
unto itself, that as the waves of newcomers arrive many bring with 
them the burdens and the hurts that discrimination and prejudice have 
place~ upon them in the communities from which they have come, and 
it is only, therefore, as the national pattern of discrimination in voting, 
in education, in housing, is lessened by a full commitment to the 
American ideal of equality that the tragic consequences of inadequate 
and segregated housing on every aspect of the city's life will be ended 
here and in other parts of the country. 

Commissioner HEsmmGH. Thank you very, very much, Justice 
Polier. vVe, I think, have all been inspired by your wonderful and 
your compassionate statement. I use the word "compassionate" 
advisedly because, while we deal so much in these matters in the 
legislative context, I think we all agree in our hearts we have here a 
human problem which requires, first of all, compassion or sobriety 
before we can make an approach to the solution. Perhaps the prob
lem is complicated by the emotional statements of prejudice and 
other things that enter into it, and perhaps it is only by counter
emotional statements of compassion that we come to some frui tful 
approach to the answer. 

I thought the thing you mentioned that struck me the most at heart 
was the utter hopelessness of people who lack the one thing that 
America stands for, which is opportunity, and housing is one aspect 
of this opportuni ty. To that housing is linked family life, the con
duct of youngsters, the neighborhood aspirations, the inspirations 
and the things that make good American citizens. 
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By way of question, I had a thought passing through my mind I 
would like to address first, and that is the question of New York's 
special problem of constant migrations of other people and all of 
their problems into this city almost like in a cul-de-sac or a dead-end 
street. While there are so many ~gencies which are trying to deal 
today with the problems of low and middle-income housing, have 
any of these agencies, to your knowledge, tried to do something about 
controlling this migration? It so happens that New York is not the 
only city in the United States that might bring some relief to people 
who want to migrate, and I don't know if there is any possibility 
of diffusing this migration somewhat throughout the country. I 
know it is still a large country. Do you have any thoughts on this 
matter? 

Justice PoLIER. I would like to say I don't regard New York City 
as a cul-de-sac. I think that has been thought many times after each 
wave, and I think the greatness of New York and one of its con
tributions to American life is that it has been able to absorb, to give 
many human beings who were looked upon as liabilities an oppor
tunity to become assets in American life; and, to me, as I tried to indi
cate, one of the most exciting things in the past 20 years is to see the 
difference in the quality and quantity of leadership within ethnic 
minorities in New York City. 

Let me give you an example. Some 20 years ago we began to rec
ognize the relationship between emotional problems in children and 
their inability to learn. We did a study on three schools in the Har
lem area, and we wanted to develop some clinical services for children 
who needed help. There were plenty of bright and able young Negro 
psychologists who had M.A.'s and even Ph. D.'s, but we couldn't find 
one who had been allowed clinical experience or had had it. So, we 
had to set about to find a way in which a young Negro psychologist 
could get clinical experience. I cite this only as one example. 

The thing that has happened in the last 20 years is to see, as New 
York 's own feelings and awareness have changed and its methods of 
meeting the problems, not just laws that prohibit, but the opening up 
of new opportunities and the eagerness with which those opportuni
ties have been seized and have been used not only to the advantage of 
the individual, but really to the benefit of the community, and I 
think that we're a strong enough people and have such resources 
within ourselves-I'm not frightened by new people coming. I'm 
only frightened by the lack of the kind of integrity and readiness to 
meet problems that was always necessary to doing so and is perhaps 
a little more necessary in view of the speed with which our world 
is changing. 
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Commissioner HEsBURGH. Justice Polier, there is another question 
I had, which may seem to get theoretical but I think has rather im
.portant implications to many things we have talked about today, 
and that is: You spoke of law as having an educative force,. and 
I know we have had many discussions on this. I used to teach a class 
pn the philosophy of jurisprudence and this came up at about every 
seminar we had, and the objection to this always is that sometimes the 
law gets out -ahead of the people and their own aspirations and their 
own ethical level, if you will, and then it becomes a force for harden
ing opinions against the law. 

I'm wondering if, in your experience dealing with youngsters who 
run afowl of the law or with grownups who don't appreciate the 
purposes of the law in many cases, you think that, in a matter like 
this whole racial problem in regards to discrimination in housing 
and in regard to equal opportunity, in regard to all of the things that 
represent what you might call an open-end America, where everyone 
has equal opportunity, we are at a point today where we can promul
gate laws that are certainly educative, but would these laws be too 
1ar out ahead of our own aspirations and our own ethical level i 

Justice PoLIER. ·w..ell, ~\Sa teacher of jurisprudence, you know that 
is ·a very difficult question to answer, but I would like to try. 

Commissioner HEsBURGH. It is a very loaded question. 
Justice PoLIER. Yes. I think that one thing we must recognize is 

that we're living in a country in which law has a particular role in 
our society, and I cannot see, if we believe in the democratic process 
of government, that we can say we don't want to go through the 
process of getting legislation now; it will cause conflict and difficul
ties and so forth; let's expect the Executive-, through administrative 
procedures, to work out these problems or let's expect the judiciary 
to do it because of a provision in the Constitution of the United States. 
I think we've got to understand the role of the legislature, the Execu
tive, and the judicial in a more profound wa.y. 

Certainly it is the responsibility of the Executive to exercise moral 
leadership in matters that reflect the welfare of the community and 
the aspirations of the community. The more he does so, the more he 
fulfills his role as the Executive or the Chief Executive. 

Certainly the process of change in legislation, which affects mores 
and customs, prohibits some, permits others, is an undergoing process 
which changes as the people's sense of responsibility for certain things 
that they feel are wrong or are in conflict with the ideals of American 
society change, and only as these things are discussed, thoughtfully, 
hopefully nqt too often in such deep feeling as has been done in recent 
times, but still willing to feel the indictment, and lead to debate, dis
cussion, and the enactment of law can you have a healthy society. 
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Certainly the concealing, the pretense these problems don't exist, 
the festering of them, the growing sense of discrimination on the 
part of an important part of our community is not solving the problem 
in the field of legislation any more than it is to hide one's realities 
concerning the atomic era or the spread of any physical disease such 
as infantile paralysis for the lack of any such serum at the time it is 
needed. 

I don't think we have a right to expect either the Executive or the 
judiciary to carry this role alone. I think the roles have been very 
well set forth, and I think each area of Government has its full respon
sibility, and in this case the legislative branch of the Government has 
the greatest. 

Commissioner HEsnURGH. Thank you very much. Dr. Hannah, do 
you have any questions? 

Chairman HANNAH. No. 
Commissioner HEsnURGII. Dean Storey. 
Vice Chairman STOREY. Justice Polier, you have made a great im

pression, I think, here and given us some facts to think about, and 
particularly appealing to me is this problem of juvenile delinquency, 
and you have outlined many causes and many reasons, one of which 
is the influx or the great influx of the population, and particularly 
the Negroes and the Puerto Ricans, since World War II. Naturally, 
we are not only interested in collecting the facts, but to have sugges
tions about what might be recommended as remedial measures. 

I understand in New York the Puerto Rican Government has a Bu
reau of Migration whose responsibility it is to assist Puerto Ricans, 
those who have just arrived, to be located in housing and jobs, et 
cetera. "'\Vould you kindly tell us something about that, if you know, 
and whether or not it is effective and whether or not there is any other 
similar agency engaged in such a work, say, for example, for the 
Negroes coming from the South? 

Justice PoLmR. "'\Vell, I will be very glad to try to answer your 
question, but I would not want what I said misunderstood. I spoke 
of the fact that every new immigrant group as it came to New York 
seeking to find its place in a complicated society always had shown a 
high incidence of social problems, including delinquency and crime, at 
the beginning of its coming into this area. I did not select either the 
Puerto Rican or Negro group as unique, but tried to point out they 
v;rere not unique. 

Now, certainly, in view of our segregated and inadequate housing 
facilities, many people coming to New York, hoping to make a living, 
hoping to find better opportunities for their children, hoping to see 
the end of prejudice and discrimination against their children, come 
to New York with high hopes that are not fulfilled, certainly not at 
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first, and one of the things,that has often troubled me most was to see 
young people who came to New York thinking or being led to feel 
they were coming to a promised land of complete freedom and then 
finding the burdens that are inevitaibly attached because of this long 
tradition of segregation and inadequate housing and lack of other 
opportunities, and my feeling is that when a child is ·aware that his 
parents are not treated as others are, the same opportunities are still 
not open to him as other children, that he has to live in a certain part 
of town or go to a school that is older than the school of the children 
who may not be of the same color or race, certain things happen that 
are destructive. 

I think if· we have children of our own, as I do, one is certainly 
aware that the person who is quickest to sense the difference between 
what a parent says and what he does is a child, to sense any sham in. 
one's moral teachings, to be aware of the difference between protesta
tions and actual action; and I've often wondered, therefore, in a 
community fu which children are brought up in which we have talked 
a great deal, whether it be here or in the South or any other part of 
the country, about freedom, equality, the human dignity, the fact that 
man is made in the image of God, which the rabbi once said is cer
tainly the first declaration of civil rights in the world, what happens 
to the inner values of the child which constantly sees this conflict, this
process, this vast gap. I can't believe it helps ,to have a child's sense 
of moral and social values grow and be healthy. So, I think there is 
a very great hurt every time there is disparity between what we 
teach and what we do, between what we say and what we live. 

You ask me what is happening. I would say the Puerto Rican 
committee of which you spoke has done two things: They have 
worked in Puerto Rico to try and raise standards there and to help 
get the kind of training that will prepare people more wisely so 
that they will not come to New York unprepared for what they're 
going to face, which is a realistic approach, and have also tried to 
work in regard to the employment opportunities here. I don't know· 
of any specific work they've done in housing, but that may be my 
ignorance. 

I think, however, there has been a very unjust myth spread about 
the Puerto Ricans. I have seen stories about the very high propor
tion among welfare and a lot of other stories. I think, actually, 
people who work closely with them find that, while their tra,ditj_qns 
and customs are different from our own, there is a very great warm 
relationship usually between mother and children, a good· ··d~al of 
happiness and gaity in the home and a very real desire to work, that 
there is not a disproportionate number dependent upon public assist
ance. I think they are a very hard-working community and I think 
they have been quite maligned in that regard. 
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When you sa.y, "Is anyone doing anything similar in the South?" 
have heard of nothing except the very unhappy suggestion that 

was in the press a few <lays ago that a bonus would be paid to Ameri
can citizens who happened to be Negro so that they would leave 
their homes in the South a.nd come np North, which didn't seem to 
me like an offer of aid, but rather as an insult. 

I think certa inly there are groups in New York, such as the rban 
League, whi ch is an intenacial and nonsectarian group of citizens, 
who have been working here as they have in other communities to 
improve economic opportuniti es, secure job openi ngs, try to help 
develop better standards in our schools and to \York on social facili
ties which are needed in the Negro community; but th ese efforts 
have been interracial in New York and they have been nonsectarian. 
There have al so been sectarian agencies that have sought to do the 
Srtme sort of thing-the ,York in Harlem under the Catholic and 
Protestant auspices; thi ngs of that kind. The community ettle
ments, which h,we made a great contribution in New York, and our 
neighborhood houses, fa cing the chan ging neighborhoods, ham tried 
to get to famil ies and tried to help them meet t he problems as they 
find them in the city. 

Vice Cha.irmnn S TOHEY. Thank you. 
Commissioner lI ESBURG ir. Go,·ernor Carlton. 
Thank you very much, Justice Polier. ,Ve appreciate your coming 

and your fine contribution. 
Justice PoLrnR. Thank you. [Applause.] 
Commissioner }fr,S llCHGII. :Mr. Tiffn,ny, would you introduce thti 

final g roup ? 
Mr. TIFFANY. The last witnesses today are p1·i,·ate citizens from 

the Springfield Gardens section of Queens, where a community is 
in racial tnins iti on. ,Yith the cooperation of the Cit.y Commission 
on Intergroup Relations, we have arraJ1ged to have the story of what 
happens in such a situation discussed " ·ith us by the three wi tnesses 
who have been community leaders in facing this problem. Mrs. Eve
lyn Klavens, who " ·ill speak first, is chairma,n of the I3lock Orga ni
zation of the Neighborhood Relations Committee of the Tri-Comnrn
nity Council , which comprises the areas of Springfield Gardens, Rose
dale, and Laurelton in Queens. She is also a member of the Board 
and Chairman of the Community Relations Committee of th e ParCJd·
T eachers' Associa tion of Public School No. 37. She will speak first.. 
Also here to add to her statement or join in the questioning are :\fr. 
Bernard Eerily, lm attorney, who is chairman of the Neighborhood 
Relations Committee, and-this is a, substitute, Fat.her H esburgh
Rev. David VerXooy in place of the Re,·. Da,·icl Sheldon. Rernrend 
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VerNooy 'is cochairman of the Block Organization Committee and is 
minister of the Springfield Gardens Methodist Church. 

Mrs. Klavens. 
Commissioner llisBURGH. Will all three of you come up, please 1 

.STATEMENT OF EVELYN KLAVENS, COCHAIRMAN OF THE BLOCK 
ORGANIZATION COMMITTEE OF THE NEIGHBORHOOD RELATIONS 
,COMMITTEE OF THE TRI-COMMUNITY COUNCIL, SPRINGFIELD 
1GARDENS, ROSEDALE, AND LAURELTON, QUEENS, N.Y. 

Mrs. KLAVENS. Gentlemen, we're here to tell you what happened in 
:S.pring:field Gardens when a group of unscrupulous real estate dealers 
ibegan·a blockbusting campaign. 

Let me tell you first a little bit about our community, about the 
affected area of our community, because this does not take ·in all of 
Spdngfield Gardens at this point. We're a community of one- and 
two-family homes, by and large, ranging in age from 11 to 30 years
not a new community. For a number of years there have been Negro 
people living in the area, scattered throughout. This did not cause 
any undue turmoil. There were a few people who, as Negro people 
moved in, did move out, but it wasn't an exodus kind of thing. There 
wasn't a mass kind of turmoil. The schools had done a good bit in 
:the area to kind of cement relations-and you will hear more in rela
tion to what the clergy had done to cement relations and help people 
learn to live as neighbors on a block. 

What had happened was within, I would say, the last year we began 
to notice much more activity in terms of moving, and it seemed to be 
preceded by a ltlnd of doorbellringing, car-pool delegation. It was 
really called to our attention-you see, we had not gotten the broad 
picture in the community as a whole, so that we did not know too 
much of what was happening on all of the blocks. The thing that 
really crystallized the situation for us and began to get us moving a 
bit was in an area around my immediate block. 

The block behind me had its first Negro family move in this past 
·summer and within, I would say, or almost at the same time the 
family's moving van moved away a small group of real estate inter
•ests moved in with them, in a very literal sense. The telephones 
began to ring from 9 in the morning until 10 at night not only on 
that particular block, but all the blocks in the area. I guess there 
was something of a telephone map or something that they were able 
to secure to know whom to call and where . 

.A.t the same time there were car pools that would pull up-we 
:would see them-at the beginning of the block and six and seven real 
-estate deale:rs would get out and kind of fan out in the area, geogra:ph
ically dividing up the houses amongst them. It was enough to create 
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a panic just to watch this kind of thing going on, and you couldn't 
miss it, you see, and the kind of things that were spread were only 
things that would cause racial tensions. 

You know, whenever a community begins to change, whether it is 
an ethnic or a religious, but primarily a racial, there are great fears 
and anxieties. They are based on all kinds of reasons. Our com
munity, since it is not a community of new houses, has had changes in 
the past. First, there was the ethnic change, and then the religious, 
and then at this point the racial. Of course, the raci al brought on 
many more fears for the reasons that we're all a ware of; but, as I say, 
there was a business of people feeling-well, if it stayed in a certain 
pattern, if it wasn't a.n overwhelming thing, it was something we were 
ready to lirn with. 

·what happened along with it-as I say, these men fomented the 
worst kind of racial tensions by bringing out the worst fears, things 
that people had perhaps thought of back in their mind, but they were 
not a problem at this point, so that there was all kind of things going 
around. In addition to the racial tensions, there w·ere untruths about 
the number of houses that were on the market. It got to a point 
where in the block behind me-there were approxinmtely 24 to 25 
houses-supposedly 17 to 20 \Yere up for sale at one point. 

Now, it will interest you to know that this whole activity was gotten 
moving by housewives. Housewives, as you know, can be a very 
effective group. ·we're the people who live in the neighborhood, and 
we're going to decide what's going to happen. ,Ye're home. The 
husbands just come home in the evening, but we're there. The house
wives got up a bit in arms. They had their fears; they had their 
prejudices, but they felt, by gosh, nobody was going to tell them what 
to do; if they were going to do it, they were going to do it of their 
own volition-and this kind of got their backs up a li ttle bit, and 
the feeling \Yas not knowing ,.,-here to go or what to do, but that 
something must be done. 

Now, I was one of the persons appealed to because I am on the 
executive board of the PTA, and perhaps I can speak a little more 
fluidly and a little louder than perhaps a lot of other people. So> 
they came to me and said, "vVell, now, you put that to use and see if 
you can find out what we can do and where we can go." 

So, we did begin by going into our PTA board and discussing this 
problem, and feeling that the first place for us to take the situation 
was into our Tri-Community Council. Now, we are very fortunate 
in having such a group. Our Tri-Community Council is a coordi
nating group of three areas, of Rosedale, Lanrelton, and Springfield 
Gardens. It coordinates the activities, the schools, the churches and 
the community organizations in the area. They are, fortunately, 
not a group that puts its head in the ground as an ostrich and says~ 
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"Well, now, this problem doesn't confront us." They were aware that 
our community, as well as any other eventually, is going to have to 
handle this situation, so that for years-I would say anywhere from 
six to eight-there has· been a human relation workshop going on 
in the area, in the schools and in other areas of the community, which 
kind of laid a basis perhaps for the neighbors to get their backs up. 
Let's put it that way. 

In addition, as I mentioned-and you will hear more from Reverend 
VerNooy-the clergy in the area have been doing just a fabulous 
job-we can't praise them enough-in terms of trying to maintain 
a balance, of easing people's passions and feelings in this situation. 

The other very extenuating situation is the wonderful desirability 
of our community, because people have said, "How come such a project 
could get going in your community and perhaps not in anothed Is 
your community so unusual~" .And, believe me, when I say-perhaps 
I would like to say we are, but we aren't; we are just average New 
York citizens, like any other community you could find anywhere, 
with a mixture of all kinds of people in terms of economic levels 
and religious levels, and in terms of the racial levels now, too, but 
when I say desirable I mean it in this sense: We are a lovely com
munity, and geographically we're wonderfully located. You know, 
you hear the constant battle of urbia versus suburbia. Well, we 
kind of feel we have combined both. We are a residential area rea
sonably far out in the suburbs, but close enough to be able to be a part 
of the city. We are in Queens, in the five boroughs. We are close 
enough to city transportation to make it convenient for our husbands. 
to· get to work and for us to make use of the wonderful facilities of 
the city. Our schooling is excellent. We're close to shopping. If 
you have seen our clergy's statement, which you will hear more about 
later, you know we're close to all kinds of churches and religious 
institutions. The feeling is we want to stay here, and this is the 
thing, I think, that was the real extenuating factor in being able to 
get such a project moving. We want to stay because it's a convenient 
community, because we like it, and then there's another very exten
uating circumstance in New York. There is a Brown-Sharkey-Isaacs 
law which has become the law of the land as of April 1958. 

Now, I don't have to acquaint you gentlemen with the :facts o:f 
what this law states, because I don't know it that well myself, except 
in the very broad terminology, but my understanding of it is that, as 
a result of it, in any development of at least 10 houses there can be 
no restrictive covenants. My neighbors are very much aware of 
this, and the feeling is: Well, we may as well stay here and learn 
to live with our neighbors on a bloc~ because this is something we're 
going to have to learn, no matter where we go. Here it's economical 
and convenient for us. We have our roots in this community. We 
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like it. We have lived here for years. Our stakes are here. So, us
ing this kind of basis, we were able to go into our tricommunity group 
with the wonderful basis that was set for us by them-it's a kind of 
an interwoven thing-and get something moving. 

Now, as a result of taking this problem into our Tri-Community 
Council, they were able to call on this just wonderful commission
as I say, I a.m at a loss for words in some of this--the mayor's Com
mission on Intergroup Relations, which came into our area, proposed 
a committee and a way of work that has begun to bear fruits, and 
it really has. 

I can sa,y the very first block that we worked on was the block in 
my immedia.te area, which was panicking and no one knew who was 
selling and what ·was happening. We used the technique recommended 
to us by the Commission on Intergroup Relations, and that was to call 
a block meeting of the people concerned, gathering them together as 
neighbors in another neighbor's house, pointing out the situation in 
a realistic way and asking them how they felt, and it was just an 
amazing and wonderfully fruitful experience to hear them say, "What 
is all the fuss and fury about? Are you selling? Are you selling? 
We're all staying put." 

As I say, out of this came something-not free of fear, not free of 
anxiety, not Utopia. There are still the prejudices and the fears and 
the problems, but we're ready to sit down as grownup, mature people 
and try to work it out because, in addition to this Brown-Sharkey
Isaacs law, we live in a world now where the boundaries are coming 
c10ser, anct we feel that we have got to start applying this to our own 
community in learning to live as neighbors on a block. Now, we have 
started there on a block basis. It has e:xi.ended at this point to a large 
committee, which is solidly backed by our community. I think it is 
a wonderful thing, and we can say it. There are individual differ
ences, and that's democracy, you know, within our committee; but, by 
and large, in the overall focus of what we want to do there is a real 
unity a.nd a real desire to work together. 

We have set up a very broa,d committee which has at this point 
three different :facets. One is our Block Organization Committee; 
one is a Real Estate Committee, and then we have what we call a 
Public Information Committee. Now, my specific job is, with Rev
erend VerNooy, to cochair the Block Organization Committee. vVe 
are quite loose in our parliamentary procedure. ·we're working with 
neighbors, you lmow, and we don't worry too much about protocol, 
but our overall purpose is to keep ourselves alerted to panic in the 
area, to do an overall, very broad educational job. "\Ve're not going 
to foist anything onto anyone. We're in business, as we put it, 
because the community wants us to be. They were the ones that got 
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this started. We didn't. They asked us to do something, and we 
are doing something. 

We have at this point, I might say-how successful we'll be with 
the future there's no saying, you know; the future we'll have to 
work with and see, but at this point I can say-we have stopped the 
blockbusting, and I think real estate agents, unless they are called, 
are afraid to come into the area. 

We don't want to hurt anyone's business, but we don't want them 
to tell us what to do. If we want to sell, we will call upon them, 
not let them come in and tell us we must sell, that we cannot live 
this way, you see, and we have averted that aspect. They are not 
hounding us. We are getting circulars in the mail, which is their 
right, but they an, not hounding us; they are not calling us on tho 
telephone. 

We have averted the panic to this extent, in that we are saying to 
neighbors: "All right; if you have a legitimate reason for moving, 
invite all the neighbors and let them know." We are not just 
telling people "Don't sell" outright. There are many reasons why 
people must sell, but what we are saying to them is: "If you are 
selling because you think you are not going to like your neighbor, 
just stop and wait and see first. If you really don't like him, no one 
is going to say you can't move; but give him the same chance you 
would give any other neighbor moving onto a block. Use a bit of 
discretion; calm down your passions a bit and see, because we're 
all affected. We want to stay and stay because it's a wonderful 
community to be in in terms of its location and all the things it has 
to offer." On this very simple, very broad base we are meeting with 
success. 

We have at this point, in our block organization setup at least, I'd 
say between 45 and 50 people on that many different blocks that keep 
us alerted from a stuffed sewer, you know, which is something that 
perhaps could provoke people to want to move out of an area, to 
something much more serious, perhaps a disagreement among neigh
bors, and we try to work within, you know, choosing what is our 
responsibility and what people must handle themselves, because we 
don't set ourselves up as a committee that can handle everything; but 
the thing is the wonderful response we have gotten from the people in 
the area. This is not just a two-or three-man job. This is a commu
nity that is trying to do a job, and we feel that "e have a good chance 
of doing something different. 

Now, I just want to kind of end on a few points. I am going to say 
just a bit more and then turn it over to the different people who are 
working with me. 

As far as our really being successful in what we are doing, we feel 
that the only way that we can really be successful is if other areas 
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which will be coming into similar situations pick up and work in a 
similar manner, because we cannot be a little group surrounded by 
other groups that are panicking. If other areas, as I say, as people 
move in and as communities begin to be in transition, pick up what 
we're doing and try to work in the same kind of compassionate way 
and very broad understanding way and really just trying to look at 
each other and see that they 're all fellow human beings in an area, 
we can really be successful, not only in our area, but all over the city. 
vVe would really like, as I say, to kind of give out that kind of thing 
here, for what it's worth, to be picked up as a way of approaching this 
particular problem, not only in Springfield, not only in Queens, not 
just in New York, but it must be a ,,my throughout the country. With 
all the problems involved, this is the only answer because, as some of 
our neighbors jokingly say, it's either this or taking a rowboat and 
rowing off Montauk Point, and then who knows someone else might not 
get the same point and you might meet a fish you don't like even. 

So, as I say, if you try to see it in this way, as we have tried, and 
adding a touch of humor here and there, and even, you know, perhaps 
pointing it up, exaggerated a bit, we feel we can be successful our
selves and the success we are beginning to have can be insured by 
communities in a large area picking up. 

Now, I'll just introduce you now to Mr. Berlly, who not only is 
cochairman of our overall Neighborhood Relations Committee, but 
has been doing a wonderful job in relation to the real estate and 
mortgage aspects, which should interest you gentlemen very much, 
too. 

CommissionerllisnunoH. Thank you very much, Mrs. Klavens. 

STATEMENT OF BERNARD BERLLY, COCHAIRMAN, NEIGHBORHOOD 
RELATIONS COMMITTEE OF THE TRI-COMMUNITY COUNCIL, 
SPRINGFIELD GARDENS, ROSEDALE, AND LAURELTON, QUEENS, 
N.Y. 

Mr. BERLLY. Mrs. Klavens gave quite a broad picture of the entire 
area. Now I want you to realize what our area is. It is not a complete 
integrated area in any sense. The tricommunities are basically a white 
area at this time. One section of Springfield Gardens, which closely 
borders onto St. Albans-if you know the area, you start at Jamaica, 
and Jamaica is pretty ,,ell all Negro at this time. Some years back, 
and as close as 6 years ago, this transition moved out to St. Albans 
and stopped at a given point. Now, within the past, while this given 
point, this imaginary line, has been spreading, and though it is pres
ently in Springfield Gardens, or a section of Springfield Gardens, I 
don't believe that this imaginary point can stay at that point for any 
length of time. I think that it must necessarily move onward, and 
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we in the three comm.unities feel that we must be prepared for this 
situa.tion. We have quite a job to do. We feel so. We have, among 
other things, a tremendous educational job; 

When we're through with everything else, all our basics, we have 
to first step into the educational field, where we can go to the various 
organizations within the community and explain the problem to them, 
prepare the problem, prepare the people within these organizations 
for what we feel may be inevitable in our area. 

Now, with regards to the specific problems of real estate-let's take 
that first-Mrs. Klavens has explained to you just the manner in 
which the real estate brokers operated. We tried to formulate a pro
gram which would put a stop to this type of activity. We have no. 
professionals in our group, and we tried to formulate this program 
with just our own laymen in the area. It fell into quite a few points. 
The first thing was the actual statement from the clergy of what we 
believe is ethical real estate practice, and we felt we would circulate 
that not only to the newspapers, because it is my feeling that a:little 
bit of publicity is good for a committee such as ours; we:•would also 
circulate it to the real estate brokers, to the real estate agencies or 
boards in the area, and there are several large real estate boards in the 
area. We would then try to set up an appointment with these various 
boards and tell them -just what we feel they should do with regards 
to this matter-sort of self-disciplining, going to their own members 
and telling them, "Look, this isn't the right procedure. If you want 
to sell a.house, fine and dandy; but don't go romping in and knocking 
off a neighborhood." That was step 1. 

Step 2: We had a list of offending real estate brokers. We felt 
that we would send our committee to visit these real estate brokers, to 
talk to them, to try to convince them of what was good practice and 
that i:f they would cooperate with us we, too, would cooperate with 
them, to the extent that we would not release names; we would not 
attempt to slur them in any way; we would allow them to carry on 
their normal business. There are several other steps along the way. 

Feeling that we have :wiped the slate clean with the real estate 
brokers at that point, we would start anew and any other violations 
of what we consider ethical practice would then be dealt with slightly 
more harshly. We would attempt to get Government agencies to 
work with us on this. We would attempt to see legislators. We 
would attempt to go to such organizations as SCAD and see what we 
could do to stop such practice. We would also go to the State licens
ing boards and see whether they, in any way, were violating their 
license as real estate brokers. We would not take what we consider 
the ultimate step of bringing legal action. We felt that was proceed
ing a little too harshly and we probably would leave that in the hands 
of others. 
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Now, that is the basic program as far as the real estate problem is 
concerned, but the bank problem creates still another problem, a new 
problem. It is generally the theory that a Negro family moving into 
an area has great difficulty securing a mortgage. This may be true 
as to the initial Negro family moving in, but when we speak of the 
second or third the mortgages begin to come easier and easier and 
the difficulty comes from the other side of the fence where the white 
family has the difficulty securing the mortgage in the area, and if 
you go to a bank they give you the two basic qualifications for a 
mortgage: (1) How does this piece of property rate out~ What is 
its actual value~ (2) What is the financial statement of the person 
applying for the mortgage~ 

Now, this, as you well realize, can be watered in any way. A 
person can't meet the financial requirement of a given mortgage, but 
if he moves five blocks over his requirements are pretty good; and, 
so, the banks can pretty well control this entire picture with these 
two narrow qualifications, and it becomes our job to try to visit all 
the banks in the area and loosen up this mortgage policy so that we 
can keep a normal changeover in the area, if we don't want all Negro 
families moving in. We want this area open for white families who 
may be coming into this area, and we can't do it unless the banks 
cooperate with us. So, we are visiting the banks in the area and 
trying to get them to commit themselves in some way. 

We also would very much like for the legislators, both national 
and statewide, to put in some sort of legislation both on the real 
estate problem and the banking problem which would ease this 
mortgage problem. 

I see we are a little short of time. So, I would rather stop at this 
point and move over to the clergy, which, as Mrs. Klavens has 
mentioned, has been doing a wonderful job in the area. 

Reverend VerNooy. 
Commissioner llisBURGH. Thank you, Mr. Berlly, and thank you 

for getting me off the hook because the last thing I want to do today 
is discriminate against the Methodist clergy. [Laughter.] 

STATEMENT OF REV. DAVID P. VERNOOY, MINISTER, FIRST METH-
ODIST CHURCH OF SPRINGFIELD GARDENS AND COCHAIRMAN, 
BLOCK ORGANIZATION COMMITTEE OF THE TRI~COMMUNITY 
COUNCIL, SPRINGFIELD GARDENS, ROSEDALE AND LAURELTON, 
QUEENS, N.Y. 

Reverend VERNooY. As has been announced earlier, I am substitut
ing for a brother clergyman, who has just successfully undergone the 
strain of becoming a grandfather and whose parochial duties keep 
him elsewhere. 
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The clergymen in the area have worked along six avenues. The 
first is a clergy statement which, as you haYe boon told, was circulated 
among the real estate brokers. I m1derstand you have copies of the 
clergy statement. ""\Vould you want me to read it or will that not be 
necessary? 

Com.missioner HESBURGI-r. Go ahead, if you would like to. 
Reverend VERNooy: 

The Springfield Gardens area is a pleasant residentia l section. It is our 
€Xperience tha t most residents, rega rdless of their backgrounds, have moved 
here beca use they seek a pleasant neighborh ood. We ha ve always welcomed 
new nei ghbors when they have mo,ed in, but we resent tactics which turn 
blocks rapidly and completely from one group to another. We believe that 
the practices of some real estate offices in some sections of this area are harm
ful. 'l'hey promote panic selling and a too rapid turnover of homes. Such 
instability ca n only be ha rmfnl to community life. 

We believe this rapid turnover is not sponta neous, but occurs as a result of 
high-pressure real estate selling: Constant soli cita tion-door to door, by direct 
mail, and by telephone-of homeowners who ha ve expressed no interest in 
selling. Some real estate men also use unethical arguments, rnmors, and mis
representation of facts, as well as derogatory references to the racial, r eligious, 
or national origin of new residents. 

In the long run everyone will suffer if practices which foster panic persist. 
A stable neighborhood, which ca n be sold on its attractions, community facil
ities, and community spirit, regardless of race, religion, or nationality, will 
benefit the real estate men as well as the homeowner. 

We urge you to eliminate the practices we have cited and to work out some 
plan whereby all rea l estate people licensed to prac tice must live up to stand
ards which rule out high pressure selling methods so di sastrous to a ny com
muni ty, and which we know the realty boards ha ve censured a nd the larger 
group of real estate men do not use. We of the clergy of Springfield Ga rdens 
pledge that we will cooperate with every proper step to insure that these 
unethical activities shall prom to be unprofitable. 

In drafting this statement and in agreeing upon it, the clergymen 
of nine churches met-and I think one of the inspiring things to me 
was not that we simply agreed upon a statement, but that the fellow
ship among the representatives of the three faiths ran far deeper than 
just simple agreement on a statement. 

Secondly, the ministers and rabbis of the area, priests, have not 
hesitated to proclaim the ethical implications of panic from the 
puJpi t. 

Thirdly, the facilities of the churches have boon available to the 
meetings of the Tri-Community Council and the Keighborhood Rela· 
tions Committee. 

Fourthly, all of the churches in the area are, in various degrees, 
integrated churches, and I think that within the walls of the churches 
and synagog11es of the area there is opportunity for friendship which 
breaks or can break dmn1 racial barriers. 

Fifthly, on various occasions, when members of our parish have 
indicated an intention to morn, we have made direct appeals in per
son and in the person of various members of our parish asking our 
parishioners not to move if such a move would be simply out of fear 
and prejudice. 
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Lastly, all of the churches and congregations have contributed 
personnel to the Block Committee, "hich, of course, as a cochairman, 
I consider most important, and also to the other committees of the 
Neio-hborhood Relations Committee of the Tri-Community Council. 

t:, 

Commissioner HE BURGII . Thank you Yery much, Reverend 
VerNooy. I think that this last session that we have had at the end 
of this rather long day has perhaps brought the problem down to 
perhaps a more or less molecular or cellular level, being in a cosmic 
realm most of the day. I think you have restored to all of us a great 
faith in democracy by what you have done. 

It seems to me, as you said, Mrs. IGavens, this problem ultimately 
has to be solved by individuals in spite of all the laws that ha.Ye been 
made, and I think you folks have certainly demonstrated to all of us, 
and I hope the country, that this can be done by good people using 
their o"n resources. 

I don't know if any of the other Commissioners ·would l ilrn to ask 
any questions. 

Chairman IIA::--::--An. I "\\Ould like to ask one question. ·what do 
you do to " elcome new people into the community of one of the 
minority races when they do come in? Do you have some program 
to make them feel they are ,.._.anted and a part of the communi ty? 

Mr. BERLLY. ,Vell, we have taken several steps along that line, 
and one of the steps is, first of all, to set up a complete tabulation 
of all the facilities available in the area, that is, churches, schools, 
libraries, et cetera, and also to let the people know just how we keep 
our area and that they are welcome. 

To give you a simple illustration, one house recently ,.._.as sold to a 
Negro family. It happens it is just under contract, but in having 
a block meeting one of the people stood up and said, "1iVell, I will 
be the first one to welcome these people in with a box of ca.ke in my 
hand." And another one said, "Oh, no, you won't be the first one. 
You'll be the second." And still a third said, "Let's go together." 

These are among the things that we hope to accomplish throughout 
the area in welcoming in new residents. 

Commissioner H.ESBURGH. That is very fine. 
Chairman H ANNAH. Very encouraging. 
Mrs. KLAVENS. May I add just one thing? I want to make it clear 

our committee is an interracial committee, that when we work in our 
block some of our block captains are Negro people, and when we work 
on a committee in formulating our plans we have invited our new 
neighbors to be a part of this, because the education is not just a one
sided job. Many of our Negro neighbors have told us the feeling is a 
two-sided one. There are some people who do not want to live with 
white people. vVe think it is just the other way around, but "e're 
not so "\\elcome either, I mean, as far as that is concerned. So, we are 



228 

working quite cooperatively in this th:irng, and the welcome is extend
ing out in terms of getting peopleto be active wii!Jh us also. 

Chairman HANNAH. Is this sign that you have here something that 
was developed in you,r neighborhood or is that sign used in your 
neighborhood~ 

Mrs. KLA.VENS. I am glad you brought that up because I was 
going to. 

This sign, "Not For Sale; We Believe In Democracy," came out of 
the very .first block meeting we had as a result of the panic and people 
not knowing what was going on, whether houses were for sale or not, 
and being harassed, our doorbells being rung constantly, the feeling 
was we should formulrute a sign, which, incidentally, was printed free 
of charge by one of the neighbors in as large a quantity as we wanted. 
This is his contribution. What we did was put that in all our windows, 
and, belireve me, it was effective. No doorbell. was rung the day after 
that appeared, and it also had the solidifying effect of lretting the 
neighbors know where the other neighbors stood. 

We did not just want to put up a sign "Not For Sale" because we 
thought the new neighbors would feel that it was directed toward 
them. So, therefore, the bottom sign, "We Believe In Democracy," 
let the new neighbors know they were welcome, that we were not hold
ing them responsible for panic, but it was all the doorbell ringing 
that was creating the chaos and the confusion-and, as I say, it has 
been an effective device. 



229 

Commissioner HESBURGH. Governor Carlton. 
Dean Storey. 
I would like, on behalf of the Commission, to thank you good 

people, and also the people who have come here today to participate 
actively in the hearings or to listen and give us their moral support. 
I think we have had so many good contributions today that I find 
it difficult to single out any particular one. 

We are going to ad journ for today and we are going to meet tomor
row morning at 9 o'clock. '\Ve hope to conclude tomorrow afternoon 
about 4:40. 

The first speaker tomorrow morning will be Senator Javits, who is 
involved in the Senate Bn.nking and Currency Committee, which was 
referred to several times todn.y. He is, of course, the Senator from 
New York State. 

I think that just about takes care of our business today. 
Thank you all for your patience. 
(Whereupon, at 5 :09 p.m., the hearing was recessed, to reconvene at 

9 a.m., Tuesday,February 3, 1959.) 
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PROCEEDINGS 

Vice Chairman STOREY. Ladies and gentlemen, it is time to begin. 
Our chairman, Dr. Hannah, found it necessary to leave early this 

morning because of a previous engagement and, hence, I turn the chair 
over to Father Hesburgh to conduct the hearing today. 

Father Hesburgh. 
( Commissioner Hesburgh assumed, the chair at this point.) 
Commissioner HEsBURGH. Thank you, Dean Storey. 
I would like to ask Mr. Tiffany to introduce our first speaker this 

morning. We had intended to have Senator J avits first this morning; 
but since he is not here and since our schedule is quite tight we have 
decided to begin with General Andrews. 

Mr. Tiffany. 
Mr. TIFF.ANY. Gen. James Andrews, representing the Real Estate 

Board of the City of New York, will be the first witness. General 
Andrews is vice president in charge of the mortgage department of 
Nehring Bros., Inc. He is chairman of the General Meetings Com
mittee of the Real Estate Board of New York and director of the sales 
brokers' division of that board. 

General Andrews. 
233 
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STATEMENT OF GEN. JAMES ANDREWS, VICE PRESIDENT IN 
CHARGE OF THE MORTGAGE DEPARTMENT OF NEHRING BROS., 
INC., AND CHAIRMAN OF THE GENERAL MEETINGS COMMITTEE 
OF THE REAL ESTATE BOARD OF NEW YORK 

General ANDREWS. Good morning, gentlemen. 
The Real Estate Board of New York appreciates very much, I should 

like to say at the outset, the opportunity of presenting its view to this 
Commission. 

The first observation that I should like to make is that I think that 
the city of Kew York has throughout all of its history given an ex
ample to the entire world of tolera nce, good will, and generosity in 
race relations. "\1/e feel that this is the result of people living together 
with each other and understanding each other wi thout the force of law. 
w·e believe that tha.t is a most important object lesson. 

"\Ve want everyone to realize-we have often said- that .,e do not 
support the principle of segregation in anything, in housing or in 
anything else. "\iVe do look forward to integration in everything as 
time passes. We believe that the process cannot be hurried unduly, 
and the principal reason is, in connection with housing, that the ten
ants are the decisive factor in the problem. 

"\1/e don't know how to make the tenants stay where they don't want 
to stay, and it has been the history, we think, of all of housing that 
the whites have a tendency to move out when the other groups move 
in. This constitutes, we think, the nub of the problem. People have 
a marked tendency, in any case, to live among their own kind, to 
withdraw from other groups, if necessary, and no one can stop that. 
We have in the city of New York sections that are prevailingly Irish, 
Italian, German, Jev.-ish, Negro. All sorts of peoples live in the city 
of New York and, although they are found everywhere to a degree, 
they do have a tendency to gather into certain locations. They seek 
the warmth, the comfort, the mutual understanding that comes from 
the same background. This no one can stop. 

The Real Estate Board of New York does subscribe enthusiastically 
to the principle that any governmentally aided financing, whether it 
is public housing or FH \. or VA or any other governmentally assisted 
housing, whether by actual Government money or the lending of the 
Government's credit, should be available to all on a first-come, first
served basis. "\Ve believe that where Government money or cred it is 
concerned the housing should be open to all citizens just as they come. 

Kow, the tenants ovend1elmingly prefer to li,e among people of 
thei r o,Yn kind, as I have said before. They, the tenants, are the ones 
.,ho are really opposed to integra tion- and I am speaking, of course, 
of tho majori ty of the tenants. There is no question that one could 
find tenants .,hose bel iefs vary from that of the norm. No one ca.n 
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force them to accept integration against their will. This, we think, 
was amply demonstrated by the fact that during the fight on the so
called Sharkey-Brown-Isaacs bill in the city of New York a year or 
so ago the tenants of the city of New York-I say the tenants- wrote 
letters to the mayor that were three to one in opposition to the pro
posed law. 

Now, the Real Estate Board of New York advertised, but so did our 
opponents-everybody did the best they could-to arouse sentiment, 
which is the proper thing, of course, the democratic method, and the 
fact is the overwhelming majority, by all indications, "ere opposed 
to the passage of a law that would provide that in privately owned 
housing, which does not receive any governmental assistance whatso
ever, people should live where they wished and the landlord, the 
owner, should have the freedom of selecting his own tenants. 

"\Ve urged a referendum on the bill. Our opponents ,vere opposed 
to a referendum and no referendum was held, and we think the con
clusion is obvious. 

The fact is, gentlemen, we think that the tenants are the ones with 
the greatest objection to integration. The average owner-and, of 
course, again there may be variations, but generally the average 
owner-is rather indifferent as to the color of the skin or the attributes 
or the racial background of the person from whom he collects his 
money. He's generally interested only in operating his property, col
lecting his rent, paying his bills, and earning a profit. It is the ten
ants who resist this, and they resist it not by violence, but by moving 
away. We believe that any sumptuary legislation-and ,ve consider 
that legislation that forces people to live together if they do not wish 
so to do-is doomed to failure, and the Nation has had a splendid 
example of that in the prohibition bw. 

To show how broad the objections are, how many people do object, 
I should like to point to a speech made by Commissioner Moses, cer
tainly a man ,vho has given this a great deal of study, up at Cornell 
a few days ago, in which he gave his formula for clearing the slum 
conditions in the city of New York, and among other things he said 
that he would limit drastically immigration from the South and from 
Puerto Rico. Now, ,rn're not attempting to subscribe to ·what Com
missioner Moses said. He speaks for himself. I think it is signifi
cant only because if Commissioner Moses feels that way there must be 
a great many people who feel that ,vay, and if they feel that way 
there is no ,Yay of forcing them to do what they do not wish to do. 

The Chicago branch of the National Association for the Advance
ment of Colored People on November 30 in 1957 said, among other 
things: 

In housing all experience and studies show plainly that as the Negro moves 
he merely extends the Negro ghetto. 
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That is furthered by the fact that I think everyone concedes that 
experience has shown that public housing is becoming to a greater 
and greater degree nonwhite. Now, many of the proponents of pub
lic housing say that is because there is no other place for the Negro 
and Puerto Rican to live, but that does not explain the fact that 
whites keep moving out; and, unfortunately, the fact is that many 
whites move out of this brand-new public housing, with all the latest 
facilities, to move back into the slums from which they came. 

It is rather significant, we think, that Dr. Horne, the executive di-· 
rector of the Commission on Intergroup Relations of the city of New 
York, said: 

In the city of New York there are more people who are whites who actually" 
live in substandard housing than there are nonwhites in substandard housing_ 

Actually, public housing is suffering from all the ills it set out to, 
cu;re. 

Many of the ·problems arise from a shortage of housing, and this is. 
so acute that the city is powerless actually to enforce many of the
provisions of occupancy and other regulations involving housing sim
ply because to do so would put people out into the streets where they 
would have no shelter whatsoever. 

Incidentally, just in passing, it's rather noticeable that, despite the
fact the city of New York made an appropriation, I think, of some· 
$200,000 for the operation of the Commission on Intergroup Relations,, 
they report thus far, I believe, a total number of 170 alleged violations· 
of the so-called Sharkey-Brown-Isaacs bill. The mountains certainly 
have labored thus far and produced a ridiculous mouse. 

We ·Jeel that· compulsion in these matters where people must live· 
together does a disservice to racial relations rather than helps them,. 
and we feel that racial feeling is aroused, antagonisms are aroused, 
where really conditions were improving. Councilman Brown, one of 
the sponsors of the so-called Sharkey-Brown-Isaacs bill, in one of his· 
columns, even made the observation a :few months ago that there has; 
been increased feeling against Negroes in recent months. We don't. 
favor that, and must make that clear. We're trying to be objective: 
about this matter: 

We :feel that what might have been a much better argument than. 
forcing this Sharkey-Brown-Isaacs bill on the real estate people of 
the city of New York would have been if some of the wealthy propon
ents of the measure-and some of them are quite wealthy, indeed
had bought or built housing and integrated it and seen how it worked. 
That would be the proof of the pudding. 

Now, we ·do :feel, also, and we're very serious about the idea, that 
owners of private housing must accept tenants that they :feel would 
be disadvantageous to their interests and tenants who would conflict 
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with the wishes of the other tenants. To show you how some of the 
proponents of that measure talk, I asked in a debate one time: "If there 
were a house with a hundred apartments in it and there was 1 vacancy 
and a poll were taken of the remaining 99 tenants and the 99 tenants 
voted against the acceptance of a certain new tenant, should that new 
tenant be forced on themi" The reply was: "Yes." Pretty hard to 
operate things that way. 

We feel that the individual traditionally, under all of our laws, our
Constitution, under everything that we have known as the proper 
American system, has the right to operate his property in accordance 
with what seems wise to him, provided, of course, that he doesn't use 
it for violence or for criminal measures or anything of that sort-and 
I would say parenthetically that I believe that no members of the Rea! 
Estate Board of New York have been attacked for the way they have
operated their houses. I mean from the standpoint of maintenance
and so forth. 

We ·urge that pr.ivate housing, privately owned housing, is not a 
public utility and that even the rent laws, the drastic rent laws, of' 
this State are passed only as a so-called emergency measure. They 
probably would not stand up in court if they were made a permanent 
part of the economic fabric of the State. 

Now, I should like to advert also to the situation with respect to 
mortgage financing, and on that I am an expert. It is a very danger
ous thing to force a man to accept any tenant who, in his judgment,. 
would be dangerous to his mortgage financing; and I can tell you 
gentlemen definitely that, unfortunately, where we have Negro occu
pancy mortgages are not in as good demand. I would say, as a fair 
general rule, that one will have difficulty borrowing one-half as much 
against a given amount of rent row and will have to pay the highest 
mortgage rates-I mean 6 percent interest-in today's market in order 
to get a mortgage loan on Negro or Puerto Rican properties. Why 
should a man be faced with that danged The danger is very definite. 
You gentlemen may be told by some of those who appear here that 
that is not true. 

Now, I stated that as a matter of fact, and it would be a perfectly 
simple matter for this Commission or any other governmental body 
to secure all the applications that arrive in, say, 10 lending institutions 
of the city of New York on any given day and simply tabulate what 
happens to them. It would be as simple as that. It would also be 
very simple to inspect the appraisals on, say, 50 properties located 
in one section of the city, 50 located in another, and just match them 
and see what one finds. The results will prove conclusively that 
what I say is true. As further evidence of that, the State of New 
York a short time ago, couple of years, 1 think, chartered the Mort-
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gage Facilities Corporation for the express purpose of making loans 
in the so-called depressed areas. They didn't find it necessary to do 
such a thing in the ordinary areas of the city. 

It is a very dangerous matter, and we are not trying to be 
philosophers about this. We're businessmen. We're just trying to 
look at it objectively. 

Another threat-and this is a very real one-and on this matter 
I am not an expert; I just mention it in passing-is that where one 
has the so-called minority occupancy one runs the very grave danger 
of having the fire and casualty companies refuse to carry the risk any 
longer, and then one is faced with considerable difficulty in getting 
adequate coverage, insurance coverage-a very grave matter-and, 
by a strange anomaly, with respect to mortgage financing, the Govern
ment, itself, makes it possible-the Federal Government I mean, of 
course-through FHA aud VA, for lenders to find loans which will 
not be criticized outside the city of New York. 

There is one bank I could mention that has 85 percent of its mort
gage portfolio invested in Government insured mortgages-85 out 
of every hundred dollars of their mortgage portfolio invested in 
the insured Government loans-and I could tell you, as a matter 
of general practice, that the overwhelming majority of Government
insured loans are outside the city of New York and the overwhelming 
majority of the so-called conventional loans are in the city of New 
York. So, the institutions of the city of New York, the lending 
institutions, are not forced to make loans in the city. All of these 
things constitute a very grave threat. 

Now, there is one other thing that I think we all can concede: The 
great threat posed by the rent laws of this State. The rent laws 
have really, in my judgment, maintained the housing shortage. 
There are people living a few blocks up here on Park Avenue where 
there are only just a couple, say a man and a wife-and they don't 
expect any children either-and they may be living in 10 rooms. 
"Why? Because it costs them no more for the 10 rooms than it would 
for the three or four which they really should take; and I, myself, 
gentlemen, am living in an apartment larger than I need because 
it's cheaper than living elsewhere. There must be thousands and 
thousands and thousands of rooms in t he city of New York which, 
if they were in a free market, would help in meeting the shortage. 
Now, this is not a matter of ethics or anything of that kind. This 
is a matter of just plain, common, simple business. 

We do not want to be in the position of criticizing all of these 
things because many of these la,rs have been passed at the behest 
of people who mean well; but, gentlemen, to sum up, we feel that 
racial relations have been impaired and not helped by the so-called 
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Sharkey-Brown-Isaacs bill, which provides that the owners of private 
housing must accept tenants not of their own choosing, nor satis
factory to the tenants in the house, and we feel that rent laws and 
other legislation of that kind have been carried far beyond any 
necessity for their being and that real estate in the city of New 
York is under a severe handicap as a result. 

Thank you, gentlemen. 
Commissioner HEsrnJRGH. Thank you very much, General Andrews. 
I would like to check on a few points here. We are trying to 

appraise Federal housing laws and policies. Would you give us 
your opinion of the Federal programs regarding slum clearance, 
urban renewal, and loan programs? 

General ANDREWS. Of course, that is a very difficult problem, and 
the Real Estate Board of the city of New York has always supported 
improvement in housing. 

Of course, every bureaucrat who would be helped by any of this 
building of public housing and the other things is, of course, all for 
it. They are all empire builders, as a class, and they want to see 
more billions spent, and, of course, if you spend enough billions I 
suppose the problem can be cured. 

My own opinion is that it has been overdone :from the standpoint 
of public housing, that to extend public housing further would be 
a very dangerous procedure, beca.use of the great expense, and I 
would say that if we could eliminate the rent laws tha,t hamper the 
proper and fullest and most economical use of real estate, after that 
were done, then we could decide what to do. 

I think they are putting the cart before the horse. 
Commissioner HEsnuRGH. Thank you, General Andrews. 
Governor Carlton, do you ha.ve any questions? 
Commissioner CARLTON. No. 
Commissioner HESBURGH. Dean Storey. 
Vice Chairma.n STOREY. Does the Governor have any questions? 
Commissioner HEsnuRan. No. 
Vice Chairman STOREY. General, let me ask you two or three ques

tions. As I understand, you arc the executive officer of the Real Es
tate Board of New York? 

General ANDREWS. No, sir. 
Vice Chairman STOREY. You are head of the mortgage depart-

ment? 
General ANDREWS. No. 
Vice Chairman STOREY. Let me get it clear. 
General ANDREWS. ·wen, I'll try to make it very clear. 1'11 go over 

my status. I am a real estate broker. I practice in the city of N cw 
York. I specialize in mortgage financing. I am a mortgage broker. 
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I am in charge of the mortgage department of the firm with which 
I am associated, and :we negotiate mortgage loans for the borrowers. 
That is my business. I earn my living that way. 

As far as the Real Estate Board of New York is concerned, ,I am 
director of the sales brokers' division and Chairman of the General 
Meetings Committee. I do not hold any executive office in the Real 
Estate Board. I have been--

Vice Chairman STOREY. But you are a membed 
General ANDREWS. I am a member of the Real Estate Board and 

have been for many years; yes, sir. 
Vice Chairman STOREY. But devote all of your time to private 

interestsi 
General ANDREWS. Yes, sir. 
Vice Chairman STOREY. You commented on the Federal laws. I 

presume you know that, among other responsibilities, we have the re
sponsibility to ascertain legal developments that may be tantamount 
.to the denial of equal protection under the Constitution by virtue of 
race, color, creed, religion, or national origin. 

General ANDREWS. Yes, sir. 
Vice Chairman STOREY. We construe that to include State laws and 

municipal ordinances, et cetera. 
General ANDREWS. Yes, sir. 
Vice Chairman STOREY. In other words,_ to ascertain the legal de

velopments. 
Now, as I understand your comments, ,you. are .very opposed, to the 

compulsory rent laws of the State of NewiYork ~ 
General ANDREWS. Yes, sir. 
Vice Chairman STOREY. Speaking from a private viewpoint~ 
General ANDREWS. Yes, sir. 
Vice Chairman STOREY. Forthe reasons as indicated~ 
General ANDREWS. Yes, sir. 
Vice Chairman STOREY. You further said that if the colored or 

nonwhite people were forced to go in there the result is that the whites 
move out .first. Do you have any statistics on new housing as to 
actual facts with reference to that condition i What I mean is: If 
a big multiple apartment is finished and the nonwhites go in there---
and the exodus starts, I believe you said, first from the whites; is that 
correcti 

General ANDREWS. Yes; the whites move out. That is right. 
Vice Chairman STOREY. Have you any statistics on actual instances 

that would help us in factfi.nding on this i 
General ANDREWS. Well, the big evidence of that, of course, has 

occurred in public housing. I think it is fair to say that if a man 
builds an apartment house in the city of New York today the costs 
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:are extremely high and that in many cases, in genera.], the minority 
elements are nn,ible to a.fford to liYe there a.ncl that up to now the 
-owners of the buildings have resisted their entry. 

It is quite evident, though-and those figures can be adduced; if 
you wish to take the time, I ca.n get them rio-ht out of some of the 
folders I luirn here, but it is a matt er of publi c record-that in public 
housing, which is, on the whol e, the mo t highly in tegrated in the 
city, the percentage of ,Yh ite occupancy has gone down continuously. 
That is a 1rnitter of public record and is available to t.his Comm..ission. 

Vice Chairman STOREY. Has it gone to such extent in certain in
sta.nces that the income ,Yill not amortize? 

General ANDREWS. "'\Vell, of course, public housing doesn't have to 
worry about that. 

Vice Chairman STOREY. I understand; but, on the other hand, 
publicly sponsored housing has to pay for it some way. 

General ANDREWS. I am inclined to think-I have 110 figures on 
it; this is just an impression that I have through the years-that 
-on a square-foot basis housing occupied by the minorities pays about 
as much as white housing does. I believe that it is fair to say it is 
more closely occupied, more heavily tenanted, in general, and that 
the income is spread over a larger number of people-and, of course, 
there is what they call the warm-bed situation, where one group 
moves out and another group moves in. All of that, of course, we 
abhor; we don't favor it, but it exists-and the income may be there; 
but, even if it is, the institutions do not ,vi. h to make those loans. 

Vice Chairman STOREY. And, therefore, the interest rate is higher? 
General ANDREWS. The interest rate is higher, and that is a matter 

-of fact, sir, and can easily be ascer tained just by exmaination of the 
public records. The interest rates are higher and, what is more im
portant, it is extremely difficult to place those loans. You will find 
heavy resistance on the part of the institutions. They have their 
own reasons. 

I want to make it clear ,rn're not critizing anybody :for exercising 
independent judgment because these gentlemen are entrusted with 
public money, money deposited by the people, and they have to 
administer it as it seems best to them. The fact that the income alone 
is sufficient is immaterial. 

I can give an exact example. Only a few days ago I was called 
up by a prominent real estate broker who said he was selling a 
building :for around $200,000 and that he has assured his client that 
they could get a hundred-thousand-dollar mortgage without any 
difficulty, that the building rented for some $37,000 a year and that 
the existing mortgage was $68,000, and he asked me if I didn't 
agree that that mortgage could easily be replaced in the amount of 
a hundred thousand dollars, and I told him, "No." And we're 
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not driving business away. 1Ve would like to place as may loans as 
possible". 

Vice Chairman STOREY. Just one other question: Do I understand 
that under this State rental law all rentals are controlled, from top 
to bottomi 

General ANDREWS. It was just modified-I don't remember· now, 
at 'the moment, whether by regulation or by the action of the State 
legislature, but recently it was changed-to provide, I think, that 
apartments that rent for around $425 or $450 a month or. more 
might be decontrolled, and the number affected by that change was 
in the very small numbers, two or three hundred, or .something like 
that, in the entire city. It has no effect at all. 

Vice Chairman STOREY. Thank you, General. 
Commissioner HEsBURGH. General, I just had one last question. 
General ANDREWS. Yes, Father. 
Commissioner HEsBURGH. We had a group of people here yester

day talking about real estate agents coming into their neighborhood 
and trying to force them out because of a panic on some Negroes 
entering the neighborhood. I believe they call it blockbusting, Is 
this considered unethical by the-

General ANDREWS. Is this-what i 
Co.~ssioner ·HESBURGH. Is this considered unethical by the Real 

Estate Boal'.d i 
, General .ANDREWS. Yes, sir. It absolutely is; yes, sir, and I think 

it. might be well to point out, in this Commission's deliberations, 
conditions of that kind are more likely to occur in suburban areas 
and in small cities. 

Commissioner HEsBURGH. That is right. . 
General ANDREWS. If you take a square block in the city of New 

York with several hundred or even several thousand people living 
in it• as tenants, that condition doesn't occur because it isn't a matter 
that each man is selling an individual house. I would say in pr1vate
h,ouse·• areas that does occur, but it doesn't occur in the Borough of 
Manhattan especially. It is important to appreciate, I think, that 
the city of New York constitutes a problem all by itself because it is 
a city of apartments. 

Commissioner lIE.sBURGH. General, we haye appreciated your com
ing. here this morning and giving us this frank appraisal of the situ
ation as you see it. 

We feel, for the purposes of our hearing, we have to get every 
point of view represented, and I think you have brought a new point 
of view to this hearing, and we appreciate your frankness and co
operation in coming here and giving it to us. 

If you have any further statistics or studies that woµld be helpful 
to the hearing, we would be very happy to include them in the record. 
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General ANDREWS. Thank you very much, Father. 
Commissioner HEsnunoH. Thank you, General. 
General ANDREWS. Thank you. 

THE REAL ESTATE BOARD OF NEW YORK, INC., 
New York 11, N. Y., January 23, 1959. 

Mn. GORDON M. TIFFANY, 
Staff Director, 
Commission on Civil Rights, 
Washington 25 , D.G. 

DEAR l\IR. TIFFANY: Since I was designated by President Robert S. Curtiss 
of this board, upon authorization of our board of governors, to be the spokesman 
of the board on such matters as that covered in your kind letter of December 5, 
1958, I have been given the honor of replying to that letter. Accordingly I am 
to inform you that we are pleased to accept your invitation to appear on Febru
ary 3, 1959, at a hearing to be conducted by your Commission in New York City. 
We shall give our vie\YS without equivocation and try to be of assistance to the 
Commission. 

It is interes ting to see, in the penultimate sentence of the sixth paragraph of 
your letter, that the Commission has not received any complaints of discrimina
tion in hou ing in New York. This may be due to a lack of knowledge among 
Ui e public that your Commission is interested in discrimination in housing in 
Kew York Cty, or it may be due to unwillingness of individuals to invite atten
tion to them elves by alleging discrimination. In any event we believe that there 
is no discrimination whatever in public housing, or in publicly supported hous
ing, since the Kew York State law expressly forbids it, and our officials usually 
are zealous to enforce such a law. However, we understand that there have been 
complaints to the New York City Commission on Intergroup Relations by indi
viduals asserting that they have undergone discrimination in seeking to be tenants 
in privately owned and operated housing, which also is forbidden in this city by 
the Sharkey-Brown Isaacs law, enacted in 1958. We believe, however, that 
these complaints are very few, but the Commission mentioned above is obviously 
the best source of information on this point, as the Commission also must be on 
the validity of such complaints as have been filed. 

I am informed that in a discussion over the radio in December, Dr. Frank S. 
Horne, the executive director of the New York City Commission on Intergroup 
Relations, said that 170 complaints were received in the months during which 
the Commission operated last year. Tb.is of course is not very many in a city 
having more than 2 million apartments, 10 percent of which are vacated on the 
average every year. 

We do believe, however, that discrimination in all its forms is less acute in 
New York City than anywhere else in the world. This is due, no doubt, to the 
attitude of general good will the people of New York City have toward one 
another, and, indeed, toward mankind. 'l'he people of this city have a long record 
of mutual tolerance, mutual cooperation, mutual respect, and mutual generosity. 
This is not to be wondered at, for this city is unique. As the principal port of 
entry for immigrants since im migrants began coming to this side of the world 
350 years ago, peoples of all races and nations and colors and religions have 
lived and worshipped and worked here side by side, as they have no place else 
on earth. In this city we are a congeries of minorities. 

The history of the city shows that as ethnic groups, religious groups and 
nationality groups came here they tended to congregate among themselves. This 
was only natural. It happens in all great world cities, except among the very 
cosmopolitan, very wealthy and sophisticated individuals. Poor immigrants, 
e\'en fairly well to do immigrants, often require the association of one another, 
and most of them wish to preserve their traditions, and in preserving them to add 
to the American melting pot. It enables them to succeed in business, in the 
professions, in politics and in social affairs. 

When we tore down the Third Avenue "El" several years ago we bad a parade 
in celebration and to give color to the festivities the city govemrnent called 
upon the racial groups along the route and inYited them to appear in costume 
and show how variegated and how unified our city was. I forget the number 
of different groups that appeared, but over a length of 3 or 4 miles there were 
30 or 40 groups. And these were groups, not of the first generation, nor merely 
of the second generation, but of old time New York families, including, of 
course, the newer immigrants, who for purely voluntary reasons bad established 
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themselves in their own commrmities and continued to live primarily in these 
respective communities. 

Those of us who rarely travel abroad forget how important to any man is his. 
native food, prepared as it was by his mother, and certainly, by skilled cooks 
who know the culinary traditions of his native country, or the cormtry native
to his ancestors. People are apt to prefer the idiom of their familiar music
and, indeed, all their own folkways. In this city daily papers are published in 
48 languages. Nearly all of the readers are American citizens, who participate
fully in our civic and social and economic life. But they hold on to their original 
language where they can and to their traditions, with the language. Come some• 
time and see our Italian parades and festivals, our Spanish fiestas, our Chinese
new year celebration, our Polish parades, and so on. 

Today large areas of the city are known by their predominant kind of in
habitant. While Roman Catholics and Jews live all over the city, of course,. 
there are large areas that are predominantly inhabited by people of Irish origin, 
and other areas inhabited by people of the Jewish faith, and others by people
of Italian origin and German origin and Czech origin and Polish origin and 
Armenian origin and Chinese origin, and so on, ad infinitum. 

Depending upon a great many variable factors the residents of these neigh
borhoods prefer people like themselves as neighbors. 

Uninformed people speak of Harlem as a giant ghetto of Negroes, and as one 
of its sections as a ghetto of Puerto Ricans. But I can show you hrmdreds of 
Negro communities, and almost as many Pureto Rican communities, in our five
boroughs, and single, or few, Negro and Puerto Rican families in thousands 
of different areas. And to be sure, the Italian communities and the German 
communities are located in a dozen geographic areas. There are a dozen "Little 
Italys" in New York, each predominantly, but not solely, Italian. 

All of this is important to point out, I think, because it reveals that kind, 
decent people-people who are good citizens-often tend to segregate them
selves and to congregate together for good, healthy motives, sometimes for con
venience and comfort, sometimes for mutual warmth, and often because they 
want to preserve the human values they inherited when they were born. 

It is an axiom of anthropologists that primitive peoples tend to kill strangers. 
either primitive or "civilized" as we say, because they are strange. It requires 
quite a lot of sophistication for people of strongly marked national, or racial, 
or religious individually to live intimately even when they work together. 
We have achieved more of that in New York City than any place I know, and 
despite what I have said about our many communities,, I suggest that you 
examine the residential list of almost any apartment house in the city and you
will find admixtures of races and religions and national origins, that show how far 
we have carried our ability to live together. 

It is also historically true that each new wave of immigration here has 
aroused some animosity. For all their fine qualities the people of New York are 
as human as all others. When the immigration bars were down during the 19th 
century, and even during the first quarter of this one, there was always, an
noyance in a neighborhood when a group of rmrelated immigrants came in. 
This was quite natural. As I said, previous groups had established communi
ties of their own and sought to make them integral. A few newcomers of dif
ferent origin did not matter, but the incursions of large new groups meant a 
dilution of the neighborhood. Politics, of course, played a large part, too, for a 
man could rise to power and wealth by becoming politically the champion of 
whatever neighborhood he formd himself in, or whatever faith he professed. 

Today novelists and social historians find abundant material in these com
mrmities, in the individuals who remain in them, in the individuals who emerge 
from them. To the New Yorker this is part of the everyday scene and experi
ence. He observes that while many of these communities continue to exist as 
such there is also a continuing amalgamation of race. . 

Now we come to the heart of the matter, because we are all aware that our 
Negro citizens especially, and some of the low income Puerto-Rican newcomers, 
find they have difficulty when they wish to get out of their- traditional com
munities, or, if coming here for the first time today, when they wish to avoid 
residing in the communities of those closest to them in origin.

There is no doubt that there is difficulty for those Negroes of high income and 
professional prestige who wish to live in fine neighborhoods inhabited pre
dominantly by white people of any racial origin. We grant that this is the fact, 
but we deny that it is the property owner's fault. The property owner in New 
York is primarily a businessman, not a social reformer. Usually real estate 
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is his sole occupation. Real estate in New York is a huge industry, proba bly 
our largest industry. The usua l owner of rea l estate is no more concerned wi th 
the color of bis tena nt than the baker is with the color of the person who con
sumes his bread. 

But the owne1· of r eal estate has the atti tude of bi s tena nts a nd his mor t
gagee to take into consideration, a nd, concomitantly, the effect of t hese a t
titudes upon t he va lue of bi s investment. If hi s tena nts were ind ifferent to the 
color of their neighbors so would he be, a nd so would the mor tgagee. I say 
this , realizing tha t there a re ma ny thousands of i\'ew Yorkers who genuinely 
are indifferent to the color of t heir neighbors, a nd would e, en welcome Negroes 
into the apa rtment houses in which they reside. But it must be conceded tha t 
they a re in a minority. The result is that there is s low progress in black-and
white racia l integration in priva tely owned housing. 

Such in tegra te<! housing does exi st, usua lly in low-rent and sometimes in 
medium-rent localities, or in an apa rtment house or two. But the record will 
show tha t a f ter a few Negro famili es move in the wh ite fa milies tend to mo, e 
out. The owner then fee ls compelled to seek tenants a mong Negroes, and 
soon the whole apa r tment house is inha bited solely by Negroes. 

And in thi • r espect, let me suggest tha t you call upon the City Housing Au
thori ty a nd find ont ,,-hat happens in publi c housing when a la rge pereentage 
of Negroes move. in a mong predominent whi te tenants. Even at these low 
rents in favored physical condi t ions the whi te famili es tend to mo,·e out into 
housing that is physica lly worse. But nei ther t he city nor t he welfa re workers 
can prevent it. 

The Rea l Estate Board of New York is powerless to influence tenants of 
either public or pri va te housing in their course, a nd we belie, e the Govern
ment is likewi ·e unable to accomplish a nything by force. We opposed the enact
ment into la w of t be Sha rkey-Brown-I saacs bill because we disbeli e,·e most 
thoroughly in the ri ght of any bra nch of the government , municipa l, State or 
F ederal, to compel a proper ty owner to accept a tenant, who, his business judg
ment tells him , would pro, e detrimental to his investment, a nd influence his 
present tenants to move a way. 

At hearings before the city au thori t ies we repea tedly pointed out when thi s 
bill was under discussion tha t bowe, er high minded and noble our mortga ge 
institutions were they did not as a ma tter of practice gra nt mor tgages in the 
same a mount a nd a t as low a r ate of in terest on Negro-inha bited property, or 
integrated proper ty, as they did on similar whi te-inhabited property. And 
perhaps they bad the supervision of the banking a uthorities in mind when t hey 
made their mor tgages. l n a ny e,·ent , these mat ters a re determ ined in the fie ld 
of business judgment, a nd concern the disposal of money by t rustees whose 
first duty is to be prudent and protect the fund s ent rusted to t hem. It mus t 
always be remembered tha t for practical purposes the holder of t he mortgage, 
who can refu se to renew it, is the property owner's business partner. 

But we confess tha t with all their mut ual tolerance our white people are not 
as enthusiastic as they might be about li,ing wi th Xegr oes. We think that most 
Negroes are equally unenthusiast ic a bout t his, a nd perha ps feel the same ,vay. 
They a re proud of t heir own race a nd its great accomplishments under the most 
severe handi caps, a ucl t hey a re a nxious to promote Negro culture a nd its tra di
tions. But fo r the Negro with ample mea ns who prefers integra tion t hi s is a 
severe hardship. We wi sh thi s ha rd ship could be mitiga ted, and in the ways 
open to priva te cit izens ,ve r ecommend that all of us do wha t we can to s top 
discrimination. Bu t a s citizens we oppose in the same field the compuls ion of 
government, not only because it viola tes a funda mental property right and eats 
at the vitals of our basic freedoms, but because it will ha rm racial r ela tions 
ins tead of improve them. 

The R ea l Estate Board of New York, which numbers a mong its members all 
colors and races a nd religions, has not contested the constitutiona lity of t he 
Sharkey-Brown-Isaacs law because the board owns no proper ty and is t herefore 
not subject to the opera tion of the la w. However, should a well-intentioned 
and responsible property owner resis t the law on constitu t ional grounds we 
would be bounrl to consider whether we should associate the board with the 
property owner 's defense. 

In common wi th most Americans we look forwa rd to the day when none of 
us will consider race, or color , or religion, a s a fa ctor in our ordinary relations 
with our fellow human beings. But we must confront reality as we find it, a nd 
allow our 11eople in their priYate lives to cont inue to live as they ha ,·e in t he 
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past, and to preserve their "unalienable rights," including those to "life, liberty, 
and the pursuit of happiness" without governmental interference. 

Yours sincerely, 
JAMES ANDREWS. 

ANSWERS TO QUESTIONS ON HOUSING 

1. Wlvat is the fact1tal situation with respect to the .qwantity and, quiaUty of 
h01tsing at present occupied, by or available to racial, natiorl){],l, or religious minor
ity gr01tpsf How aoes this di ffer, if at all, from the housing situatit7n of otherst 

This question can be answered only in a general way because no one to our 
knowledge bas sought to divide the city into racial, national, or religious minor
ity groups in any statistical way. New York City is a congeries of minority 
groups which for the most part live in an intermingled way, despite the fact that 
dozens of racial, religious, and national groups reside in communities dominantly 
composed of any one of them. 

I am informed that in bis radio discussion last December, Dr. Frank S. Horne, 
executive director of the New York City Commission on Intergroup Relations, 
pointed out a fact that we all know, which is that "in the city of New York there 
are more people who are white who actually live in substandard housing than 
there are nonwhites in substandard housing." 

There is an enormous amount of housing in New York in poor condition, and 
it is increasing daily, with many violations filed against the ownership for failure 
to maintain the buildings properly. Some of these violations are due to the 
carelessness, negligence, or downright sabotage of tenants, many of whom are 
new to modern sanitation and to multifamily living. 

A considerable amount of our housing is not being properly, maintained because 
this is the only State still to have wartime residential rent controls. As busi
nessmen, owners of controlled properties naturally cut down on maintenance, 
since the law and its administrators in recent years have taken inadequate notice 
of the owner's financial requirements. Another factor is the entry into the 
real estate field of speculative owners new to the business to whom responsible 
owners sell because they cannot abide the difficulties of the control system and 
control bureaucracy. Many of the new owners confessedly take all they can out 
of the properties and give a very minimum of maintenance. To answer this 
question there is also lacking a satisfactory definition of adequacy, which cer
tainly is variable. Accordingly, we believe that except in a very broad sense it 
is impossible to answer this question. 

2. What d,itficulties, if any, are encoimterea by minority groups in find,ing 
aecent, safe, and, sanitary ho11.singf What accounts for any such ditficultiest 

Negroes and low-income Puerto Ricans, or in some instances, virtually penniless 
Puerto Ricans, encounter difficulty in finding housing because there is an in
sufficient supply of housing that they can afford. Even if higher grade housing 
were abundant many of them do not have the financial means to afford even 
controlled housing. Others pay unwarranted high rates for inferior housing. 
The supply of low-rent privately owned housing diminishes every year because 
thousands of old tenements are demolished, principally for public improvements, 
and for new public housing. It is impossible for the city to supply enough new 
low-rent housing for all these newcomers. There is not enough money, and if 
there were there are not enough workmen to construct the housing, for the more 
low-rent publicly supported housing that is built, the greater is the inflow of 
low-income families into the city. Accordingly, those who come here are moved 
into housing already occupied, so that there is a constant extension of slums. 
The faster we tea r down old slums and replace them with good housing the faster 
do good neighborhoods deteriorate, as on the west side of Manhattan, and as in 
various areas of the other boroughs, especially Brooklyn. There is- a turnover 
of 10 percent of all housing owned by members of the Real Estate Board, both old 
housing and that newly constructed. This must be true of most housing. So 
vacancies constantly arise, but are quickly snapped up. We have built 40 000 
new privately owned apartments in Manhattan since World War II, which ~ust 
rent at high rates because of the high costs. These are rented about as fast as 
they are placed on the market. New buildings are largely rented before they 
are even fini s.bed, unless the owner is testing for a higher rent level. Accordingly 
since newly arrived Ne" roes and Puerto Ricans generally must move into already 
occupied quarters, their housing is often indecent, sometimes unsafe and fre
quently unsanitary. Even Park Avenue and Fifth Avenue could be ~rned into 
slums i! each room in each apartment was inhabited by a single family of 
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meager f amiliarity with modern living. Naturally, this makes a fi eld day for 
property owners who violate the occupa ncy laws, but we know of none of these 
amono- our membership. The city has seemed powerless to enfo rce the occupa ncy 
provi;ion of the law, because it would mea n that thousands of fam ilies would 
have to be housed in the public streets, or in the parks in tents. Despite the 
conditions they find here for themselves these families seem to prefer to live 
here than to return to their places of origin, though, to be sure, many Puerto 
Ri ca ns do return. 

Some of the problems, of course, arise because, on the whole, these groups 
are poor and ea rn low incomes. 'l' be evils that follow poverty become manifest 
in their housing. 'l'bis condition was noted in Rome by the Emperor Diocletan 
and it bas appeared in all subsequent civilizations where low-income minorities 
bad the freedom to move a bout. It is a continuing problem. We can mitigate 
it, but not eliminate it a t this time. 

S. 'l'o w hat extent , if at all, do patterns of r esidential segregation by racial, 
rwtional, or re l ig ious groups exis t, and what is the causef 

Pa tterns of residen tial segrega tion by racial, national, or religious groups 
exist primarily beca use they are na tural. Many immigrants do not lea rn English 
easily and find difficulty in adjusting themselves quickly to our fo lkways. 
Hi stori ca lly all except the rich and sophis tica ted ones-who, of cou rse, are at 
b orne everywhere-prefer to liYe among their own kind; ma ny streets in New 
York are inhabited by people from the same European, ~Iiddle Eastern, or 
Asiatic village. In many U.S. cities the student will fi nd that most of the older 
Greek, or Italians, for ins tance, emi gra ted from the same village. Some of 
their descenda nts prefer to continue living in this community way-they would 
not call it segregated because it isn't segregated since other varieties of indi
viduals live among them. 

One ca n obsen ·e in the South and the Southwest communi ties built up almost 
entirely of people living on pensions because they desire to live together . Point 
or origin also bas a play here. Some Florida towns, for instance, attract 
people from a certain city in Michigan; they tell their fri ends about it, and 
soon you have a transplanted community from Michigan. To call this segrega
tion is going too far, but it is a species of residential pa ttern. 

These popula tion patterns have a tendency to persist through centuries, just 
as, in the depths of Russia, the descendants of the Teutonic Knights still have, 
or bad until recently, completely Germanic civilizations, a lmost 1,000 yea rs af ter 
they were established. There will always be, we believe, segregation of one sort 
or another . People want it that way. Some people want to live together. 
Other people want to live apart from other groups. This can be stopped only 
by a dictatorship of the most ruthless kind. We believe the America n people 
are not receptive to such a dictatorship; we believe they never will be. 

4. What are the effec ts of either in adequat e housing for minor-ity grouvs or 
segregated housing, in t erms of crime, juvenile delinquency, disease, int erracial 
r elations, vublic educa tion, property values, the munic ipal tax base, and the 
general stanc/arc/s of city lifef 

It is quite evident that inadequate housing of any kind is bad for the body 
politic. How much inadequate housing contributes to crime, juYenile delin
quency, disease, and other undesirable matters is a question for sociologists who 
have the ca refully ascertained and proven facts. We have more criminal s f rom 
the low income groups tha n from the hi gh income groups, ancl we also get more 
great men from the low income groups than from the high income groups, and 
in each instance this is because there are more poor people than rich . Some 
of our ci ty's finest citizens came from overcrowded homes on the east side. 
These were homes, of course, where there was family integration and family 
discipline. We venture to say that the broken borne, whether the housing is 
adequate or not, is the greatest single source of antisocial behavior. Inade
quate housing does drive youngsters into the streets, and it r equires very able 
parents to overcome the influence of bad companionship upon the young and 
impressionable, whether the family is rich or poor. 

One may go through large areas of Brooklyn, for example, where the houses 
are from 50 to 75 years of age, and they are in splendid condition :i nd are not 
slums. This is a matter of fact, and definite instances can be cited . if your Com
mission so desires. Some of the most expensive and luxurious portions of the 
East side of Manhattan are tenanted most intensively. Definite instances of this 
kind can be cited also. 

510547-59--17 
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5. What State and, local laws, policies, and, programs have been ad,opted, to 
accomplish equal opportunity to adequate housing on a nondiscrimin'atory basis? 
What has been the ea:perience und,er these laws, policies, and, programs'! 

The State of New York has provided, by law, that there may be no discrimina
tion of any kind in any housing built with public money, or where public credit 
has been afforded to such housing. This legislation has had the complete sup
port of the Real Estate Board of New York, Inc. We feel that, in any matters 
involving public money, one person is exactly like another, and that people who 
live in such buildings have only "Robson's choice." We believe that the effect of 
these laws has been relatively slight, principally because the so-called minority 
groups do not have the earning power to live in newly constructed housing, 
even that built with federally insured funds, and because of the marked tendency 
of the white elements of the population to leave any housing in which Negroes 
or Puerto Ricans enter to any marked degree. No law can stop this. In the 
city of New York, legislation-the Sharkey-Brown-Isaacs law-was passed
shortly over a year ago, which purports to enable the so-called minority groups 
to live in integrated housing. We believe that this law has remained largely a 
dead letter. We know of little effect upon the population pattern because of 
the passage of this law. We feel that it was a most ill-advised piece of legisla
tion. We said so then, we say so now. If the law is enforced to any important 
degree, we believe that it will cause marked racial friction. If it is allowed to 
wither on the branch, we believe that it will be just another law of the so-called 
"blue law" variety. We consider that forcing a mode of private life upon people, 
before they are ready to accept it, leads only to trouble. We offer :fior your con
sideration the experience of the Nation under the 18th amendment to the Federal 
Constitution, which proved to be so unsatisfactory that, after many years of 
trial and error, it was completely revoked. We definitely believe that legislation 
which forces people to do things which they do not wish to do is bound to faiL 
We urge constant indoctrination by the philosophical and ethical leaders of the 
Nation, pointed in the direction of understanding and good will. We concede 
that this will be a slow process, but we believe that no other is possible. President 
Garfield once said "Growth is better than permanence ; permanent growth is best 
of all." Social status is one of those things which everyone understands, but no 
one can define, and which comes about only through acceptance and not through
legislation. If people listed in the "social register" wish to live together and 
apart from others, we know of no way to stop them. 

6. What is the effect of Federal housing laws, policies, and, programs on the 
housing patterns and, problems of minority groups and, on the State and, local 
housing programs'! Particularly, what are the practices and, effects in this 
respect of the three constituent agencies of the Fed,eral Housing and, Home 
Finance Agency-the Public Housing Administration, the Federal Housing 
Administration, and the Urban Renewal Administration'! 

In Manhattan and in the city of New York overall, inost of the Federal 
housing and federally assisted housing has been of the public housing type.
There is a supply of money, sufficient thus far to provide for the construction 
of conventional housing in the city of New York without resort to FHA, VA, 
or other Government props. Hence, most of the Federal housing, and public 
J;tousing, and publicly assisted housing has been of a nature such that people
living therein do not enjoy great prestige. This does not apply to title I 
housing, which is really just getting underway here. 

"I. What proposals shonld this Commission, consider in appraising Feder-al 
housing laws and policies a.nd, in malcing its recommend,ations to the President 
and, the Congress!' 

In the field of public housing the Federal Government should not extend its 
aid where there is discrimination on racial, religious, or national-origins 
grounds, since all American citizens are equal and each contributes equally to 
the support of the Government, relative to his income and financial means. In 
the field of private housing we believe that the Federal Government should 
abstain from any action or occupancy, since each of us should be allowed under. 
law to lead his life as he chooses, as always has been true under our Consti
tution. To introduce compulsory integration into private housing seems to us 
monstrous. It would be in contradiction to our fundamental rights and could 
become the first step toward the demolition of all our private rights. When 
private housing is treated as a public utility regulated as to occupancy by 
law and by bureaucrats, freedom will have ended in the United States. The 
comparison with Communist doctrine and practice is too obvious for emphasis. 



249 

There are many good people who believe that private housing can be inte
grated racially today. To those among them who have the financial means _we 
suggest that they translate their conviction into actiOI). and construct housmg 
for integrated occupancy. Perhaps we all will learn something. But let them 
undertake the experiment with their money and not the investments of 
others. And let them not intimidate legislators into enacting laws to compel 
others to do what they will not do themselves. 

We must remember that the minority also can be a tyrant, especially since we 
observe that well organized and directed minorities often triumph over the 
unorganized and unled majority. 

Commissioner HEsBURGH. Ladies and gentlemen, we now have the 
pleasure of presenting to you Senator J avits, who has come from 
Washington at a considerable e:ffort in time as he has to return this: 
morning. 

Good morning, Senator. 
Senator J avits, as you know, is on the Senate Banking and Cur

rency Committee, which reported out an omnibus housing bill yester
day, and we think it very pertinent to the purposes of this hearing 
that we should hear from Senator Javits this morning since he is 
involved in something that is very close to the center of all of our 
considerations here. 

Senator Javits, we are very happy to have you with us, sir. 

STATEMENT OF HON. JACOB K. JAVITS, U.S. SENATOR FROM THE 
STATE OF NEW YORK 

Senator JAVITS. Thank you, Father Hesburgh, and Dean Storey 
and Governor Carlton; really, my appearance is not strictly a New 
York City appearance, which is, I gather, the subject of these hear
ings, but this is my native place. I am very proud of it. I am 
very pleased, therefore, to join with the other officials of our city 
and State in welcoming the Commission and consider this a particu
larly solicitous frame of reference in which to develop my views. 

I think the Commission has a very difficult task, but I know of- no 
task in domestic or foreign policy which could be more rewardin,g 
and more useful to the country; and I think we are all in the 
Congress grateful to the Commission, whatever may be our views 
on this subject, for the judicious way in which it has undertaken its 
inquiries and I also think for the willingness of members of pro
nounced views on both sides of this question to sit together as a. 
commission. 

I am not unaware of the fact that members of the Commission from 
areas traditionally identified with segregation on grounds of race risk 
considerable personal inconvenience and perhaps problems in their 
own communities by serving, and I would consider myself remiss. 
in my duty if I didn't express appreciation for that. 

Also, I would like to add again, personally, that no one in the: 
Congress doubts less than I do the sincerity of the views which are 
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contrary to my own, and I have only asked my southern colleagues to 
have as much confidence in the sincerity of my vie,Ys and those of 
the so-called northern liberals as I have in theirs, and I think I speak, 
because he said it so often himself, of Senator Douglas and the rest 
of us who are lined up on that side; and, so, in that spirit of a 
mutual inquiry by serious men, whose sincerity is undoubted on both 
sides, I address myself to this question. 

It has been suggested that the hearing here is confined to housing 
policy, and that is entirely agreeable to me, and I shall confine my 
testimony to that subject. It is well known, of course, that I con
sider the fundamental guarantees to which our people are enti tled 
to extend not only to home, without reference to their color or creed 
or their national origin, but also to an education, to a job and to per
sonal dignity, as epitomized by their rights as citizens, which includes 
voting and the right to go and come wherever they please, as they 
please, equally with others; but I appreciate the need for specializa
tion if the Commission's work is to be fruitful-and, so, I shall con
fine myself to the housing subject. 

The achievement of an effective national policy of nondiscrimi
nation in housing is heavily dependent upon action by the Congress, 
action by the executive department, action by the city and the State, 
and I emphasize action by citizens, and especially by voluntary 
organizations. 

I hasten to point out, because I read in the newspapers the report 
of the testimony yesterday, that I, for one, consider the Congress 
to have a real responsibility, that this is not just the responsibility 
of the executive department; it is also the responsibility of the Con
gress, which has, in my opinion, in this field, a real responsibility to 
legislate, and I shall address myself to that subject shortly. Making 
decent, safe housing available to all our people, regardless of race, 
color, or creed, is essential to the implementation of our constitutional 
guarantees, with which we are all so familiar, and is also vitally im
portant to the economic and social progress of some 27 million Ameri
cans, members of minority groups. 

Now, the economic aspects of this, I am sure, will have been fully 
disclosed to the Commission. I remember not too many years ago 
when the distinguished lady who was in President Eisenhower's 
Cabinet, Mrs. Oveta Culp Hobby, herself a southerner, testified that 
our economic loss because of this problem which we face in the coun
try was something like $30 billion a year, representing the diminution 
in productive power of those who, by virtue of their status imposed 
upon them, because of this problem, were unable to produce their 
full economic potential. Now, 60 percent of the citizens, that is, of 
the minority group, some 27 million Americans, are now living in 
substandard dwellings, largely because of discrimination. 
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Indeed, there is no form of racial discrimination which more 
effectively nullifies or tends to nullify the Supreme Court's findings 
on desegregation in the public schools than this type of living restric
tion which forces minority groups into distinct geographical areas. 

I am very proud of our State and I am very proud of our city 
on that score. Discrimination in housing was very materially barred 
through the passage of the first State law in 1956, the so-called Met
calf-Baker law-incidentally, passed while I was attorney general 
of the State and, therefore, a law with which I had something to do 
both in terms of its constitutionality and in terms of its enforcement
and then later by the Sharkey-Brown-Isaacs law banning bias in 
private housing right here in New York City. Also, I v.·ill say I 
strongly favor the new Metcalf-Baker bill introduced in our State 
legislature, which seeks to broaden to the whole State the principles 
which have been adopted in the municipal law in New York. 

There I would like to digress a minute from my o,vn statement to 
make this point: It is often thought that \Ye, the people in the State 
of New York and city of New York, are very wild on this subject; 
it is our idea to drive all th is through by force majeure, and my col
leagues in the Congress who a.re from the South, many of them, never 
stop telling us that that is the case. 

Now, here we are, in a perhaps somewhat calmer atmosphere, and 
we have an opportunity to see the facts, and I point out to this Com
mission that when the Sharkey-Brown-Isaacs law was first proposed 
it contained criminal penalti es. This was found contrary to what 
is good practice in this field not only by others in New York City, 
but by me and by the chairman of the State Commission Against 
Discrimination. vVe felt, very strongly, and we said so publicly
and, indeed, our views prevailed-that the processes of mediation and 
conciliation and technical assistance, backed up by the civil injunctive 
power of the courts, was the right way in which to deal with the 
problem which involved so much emotion and had such deep social 
implications and that criminal law was the wrong way. 

Now, I emphasize that because this is, in essence, the leadership 
which New York has given in terms of this kind ow law, and it also 
underlines our consciousness of the difficulti es and the fact that we 
are not bulls in a china shop upon this subject, but understand you 
have to deal with it in human terms far more than dealing with it 
in strictly legal terms, so long as you have some legal sanction, some 
martialed opinion, in terms of the Government to back up what 
you're trying to do. 

Now, in New York State about 80 percent of all F ederal public 
housing projects are integrated, according to the Public Housing Ad
ministration. This, interestingly enough, compares to about the same 
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percentage, about 80 percent, taking them as projects-not by units, 
but as projects-which are segregated in the country as a whole. 

Now, this gives us, I think, a rather important object lesson in the 
fact that legislation upon this subject of the character I have de
scribed does help in order to deal with this problem and that you 
don't have riots in the streets, but that you may, in some places, have 
your difficulties; but, on the whole, legislation does push the thing 
in the right direction and does have an effective result. 

At the present time the average urban renewal project built in 
New York City has been constructed on a site cleared under the slum
clearance provisions of title I of the Housing Act, and this has pre
sented a tremendous problem in adequately relocating displaced fami
lies, who almost invariably cannot afford middle-income rents which 
now run to as high as $50 a room. In most cases minority-group 
families, which heavily populated the original site location, are driven 
into other substandard dwelling units if public housing is not imme
diately available. 

In this respect, slum ·clearance can lead to slum spreading and urban 
renewal in one area might hasten urban decay in another, but again 
that depends on how well we handle it. 

Now, I have the honor to report to the Commission something that 
was done yesterday in the Committee on Banking and Currency, con
tained in the Housing Act reported out last night, which I think is 
very helpful in that regard. My colleagues, after some consideration, 
decided that where public housing projects are located on the urban 
renewal site, be they Federal, city, or State-and in New York State 
this means a great deal because we have very large State programs 
for public housing and we have had very large municipal programs
that land which is covered by the public housing site shall be free 
of the requirement that the municipality must contribute one-third to 
the cost of the site development. 

Now, this has been one of the main reasons why there has been 
off-the-site location of public housing and, yet, we know from our 
practical experience that on-the-site location of public housing gives 
the greatest opportunity for a balanced community. The best ex
ample of that, in a case history well worth studying on the part of 
the Commission, is contained in a project called Morningside Heights, 
located at 125th Street and Broadway, in that surrounding area, 
contiguous to the great educational and religious institutions on 
Morningside Heights, which include Columbia University and the 
Juilliard School of Music and the Union Theological Seminary and 
the Riverside Church, and a number of others. There the public 
housing development-and I had a great deal to do with that be
cause I represented that district in Congress at the time it was put 
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on the site-is one of the most magnificently interesting community 
developments-I won't use the word "integrated"; I think that begs 
the question, but it is one of the most beautifully developed com
munity localities-that we have in the city. 

And, so, the Banking and Currency Committee yesterday, I think, 
has really tried, through the adoption of this provision, to help in 
this respect. 

Now, I heard-I couldn't help but hear-your previous witness 
refer to the heavy population in public housing of Negroes and Puerto 
Ricans; and, of course, this only emphasizes what we all know to be 
the fact, and that is the real disparity in income as between these 
groups and the general average of American income. Only about 
one-third of all the nonwhite families in the United States in the 
last year for which we had figures, 1955, had incomes of $5,000 or 
above annually and, therefore, it is these groups who are the most 
dependent on some form of publicly assisted housing. 

To avoid perpetuating racial segregation, even unconsciously, under 
these circumstances which I have described, public housino- projects 
should be carefully integrated into housing projects which will at
tract higher income families-and I have already given the example 
of Morningside Heights, which is a very interesting aspect of our 
life in New York City. 

I have a few additional facts which I gathered together yester
day in ·washington which might be of interest to the Commission, 
and I am sure the Commission is aware of them, but I would like 
to restate them: In the first place, there are 12 States which already 
have some form of legislation against racial di scrimination in hous
ing. New York, New Jersey, Massachusetts, Oregon, and ·washing
ton have such legislation aga.inst discrimination in governmentally 
assisted housing, that is, the traditional FHA and VA-assisted hous
ing. Connecticut, the sixth State, has administratirn regulations to 
that effect. Then there is legislation against discrimination in pub
lic and redevelopment housing in Minnesota, Pennsylvania, and ·wis
consin. That is not private housing, but public and redevelopment 
housing. There is legislation solely against discrimination in public 
housing in Michigan and Rhode Island. That makes 11 States and, 
finally, there is legislation against discrimination in redevelopment in 
Indiana, ma.king the 12th Sta.te. Those a.re the 12 States. 

Now, I tried to get a. rundown also yesterday on the latest attitude 
of the governmental agencies which deal with housing, and I would 
like to give the Commission a report on what I have found. 

In the Federal Housing Administration apparently the Federal 
Housing Administration will endeavor to cooperate with State laws 
against discrimination in housing, notably the laws of the 12 States 
which I have mentioned, but they will do so passively, that is, they 
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will not seek to enforce the law. They will take cognizance of the 
law and, if the matter is called to their attention, will seek to have 
their own activities comply wi th that law. ·when I was attorney 
general, for example, in Kew York, the FHA agreed to put a legend 
on all its applications calling the attention of the developer to the 
fact that he would be violating the la,,s of the State of New York 
if he ran a segregated project or discriminated in his project. So. 
that's the FHA. 

Now, the Public Housing Administration leaves administration 
and policy on admitting the races up to local authorities. 

The Urban Renewal Administration, however, has the most definite 
policies upon this subject. Their policies are defini tely against segre
gation and provide that segregation cannot be called for in covenants, 
nor be written in in the future, nor can sites be selected for purposes 
of segregation, and they apply this to all States, that is, States which 
have these laws as well as States which do not. 

That, as I see it, gentlemen, is the situation from the national point 
of view, and I would now like to tell you what I think ought to be the 
recommendations which I can make to you. 

First, the supply of housing is a very critical element in everything 
which is done, and, of course, I am very proud to report that yesterday 
the Banking and Currency Committee, though it didn't do all that peo
ple like myself desired, did advance this objective to a very interesting 
and, I think, substantial extent: $2,100 million was supplied for urban 
renewal in a 6-year program at $350 million a year and 35,000 public 
housing units were provided as well as a reauthorization of the 16,000 
which had been unused up to no,.._., together 51,000 units, which will be 
adequate to take up the backlog, as we estimate it, in respect of public 
housing to give us a balanced housing picture. 

There is no question about the fact that the Congress has a real re
sponsibility in this field, and it has as much of a responsibility in this 
field as it had in respect to voting rights, with respect to ,, hich it 
passed the Civil Rights Act of 1957. 

Now, Congress, as is well kno,Yn to the Commission, has not seen fit 
to really implement the desegregation decision of the .S. Supreme 
Court with respect to the public schools, and it signalized the un
willingness to do that by the defeat in the Senate of the so-called part 
III of the Civil Rights Act of 1957, which would hHe g iYen the At
torney General independent au thority to move into those situa tions. 

I believe it very unlikely that the Congress would pass legislation 
with respect to discriminat ion in housing at this stage. I ndeed, the 
subject has become very confused in the Congress in terms of utilizing 
the housing laws designed to serve one particul ar national objective 
in order to serve yet another national objective, the objective of non-
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discrimination and nonsegregat ion in housing, and many congressmen 
who would otherwise support nondiscrimination legislation in respect 
of housing will fail to support it in housing laws because they believe 
it ,vill in terefere with the housing objecti,e. 

I don't think they are r ight and I think it is as much our duty to deal 
with segregation and discri mination in housing as it is to supply 
housing, itself, but I am sta,ting an actuality to the Commission and 
not a theory and that is the way the situation sits in the Cong ress now. 
As a matter of fact, ant icliscriminat ion amendments haYe been t ried 
time and aga in, both in the H ouse and the Senate-I have t ried them 
myself-and they have ah rnys been turned down for the reasons \l"hich 
I have described. 

No,,-, this does not mean that the Congress will not ul timately act 
in this fi eld, but I believe that the Congress will only act upon the 
follo,,- ing bases developed in the country: 

First, State la" s, ,Yhich have worked effectively. Now, these 12 
State laws which I have described are a very important prelude to any 
action in the Congress. 

Second, the public sentiment, which is going to be developed and is 
being developed dail y by just such elucidations of the facts as are 
taking place before thi s Commission. 

I think the actual experience of people in living in nonsegregated 
conunw1i t ies, the trials and tribulations of the enforcement of laws 
like we have in the State of New York-all of these are serving to 
build a public cl imate which is very important in this field. 

And, fin ally, the action of volun ta ry civic organizations. Inci
dentally, I would like to emphasize the last, and once aga in I think 
the Commission has to be very realistic. There are altogether too li t tle 
pnblic acceptance and public education and lmowledge of "hat it 
means to live with a next-door neighbor who is a Negro or P uerto 
Ri can, and there is a certain amount of reserve upon that score ernn in 
this town, even in New York City. Now, this should not be, and its 
being is essent ially a defaul t in the voluntary organization of citizens. 

I n short, one of the finest functions of civic organizations ,,-ould be 
this kind of acquaintanceship, this kind. of community relat ion, this 
kind of education of the indi vidual family in non-self-conscious group 
living, and I know of no place better tha.n New York City where this 
could be effected, and this would mean tremendous support both by 
Negroes and by those who are whi te of their own leadership as well 
as their own civic organi zations. I think there is a tremendous area for 
the most effective kind of work in that field. 

So, those are the three things- a network of State laws and the 
experience in their administration; a public sentiment developed by 
hearings and investigations of the character being conducted by this 
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Commission, and the work of voluntary civic organizations, working 
in the community relations field and acquainting people with each 
other and helping them to solve the day-to-day living problems and 
getting over their reserve or fears, which are inherent in many, many 
people, even in this community, in respect of this kind of living, which 
is, by all means, the way of the future. 

Now, :finally, the executive department: The executive department 
can do a great deal. For example, the executive department was 
responsible for the elimination of segregation in our Armed Forces. 
The executive department has been heavily responsible for the elimi
nation of segregation in establishments which work on Government 
contracts. The executive department was responsible for removing 
the blight of segregation from the National Capital in terms of its 
public facilities, restaurants, movie picture theaters, hotels, et cetera. 

So, the executive department can do a great deal, and it is true, 
as was testified yesterday, that a strong policy in the FHA and other 
housing agencies could make very measurable progress in this field; 
but again we have to understand that the same attitude which ive 
find in the Congress is the very same attitude that we find in the 
executive department because it reflects the public attitude of the 
country and, just as we find in the Congress the reluctance to deal 
with this problem on grounds of self-justification that it will inter
fere with the housing objective, we find exactly the same attitude 
in the executive department. Hence, I feel that it is not so much a 
question of :finding fault, if there is fault that lies with all of us, 
as it is in gearing up the organs by which our people manifest their 
will in order to get that will manifested both in the Congress-and 
I say the Congress shares fully equal responsibility-as well as in the 
executive department. 

That, gentlemen, is my view upon the subject, and I hope it will be 
of some help to you. 

Thank you, Mr. Chairman. 
Commissioner HEsnURGH. Thank you very much, Senator Javits. 

We appreciate very much your coming here and giving us these reflec
tions this morning and, if possible, we would like to have the oppor
tunity of asking you a few questions. 

Senator J A VITS. Please. 
Commissioner fusnURGH. Would that be agreeable to you~ 
Senator JAVITS. Oh, certainly. 
Commissioner HEsnURGH. Yesterday there were a great many 

depositions, if you will, fr.om various witnesses regarding the neces
sity of equal opportunity in this country, and many of the witnesses 
said that they felt that the opportunity that America should reflect 
was being cut back considerably by the practice of Federal housing 
agencies, that in one area of the country, in the judicial area, we say 
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that equal opportunity and equal protection of the laws is the mean
ing of the Constitution and in another area, which is pro_viding 
housing, we say that housing programs, federally sponsored housing 
programs, are only, in general, for the benefit of the white people in 
this country. 

Mr. Schwulst, for example, who is the chairman of the Commis
sion on Race and Housing of the Ford Foundation, made the recom
mendation that there be established a federal executive committee 
to study and make recommendations on the elimination of discrimina
tion in Federal housing programs. I was wondering what you 
thought of that suggestion. 

Senator JAVITS. I like it very much. I am very much for it. If 
there were any legislation required on the subject, I would be glad 
to introduce it. 

I think it follows the very practical model of the commission which 
blazed the trial for the elimination of segregation in the armed serv
ices, and I think this is an excellent approach to the problem; and I 
emphasize, because I am sure Mr. Schwulst must have this in mind, 
that this is not a study commission. It is an action commission, a 
commission which will outline the ways and means by which the ob
jective can be accomplished in a study way, and that is exactly what 
the commission which dealt with segregation in the armed services 
did so very effectively. I fully support that suggestion. I think it 
is an excellent way in which to get on with this business. 

Father Hesburgh, if you will allow me
Commissioner llisBURGH. Surely. 
Senator JAVITS. I omitted one thing in my testimony which I would'. 

like to make very strongly to you: For a long time I have been in the: 
foreign affairs field. I was a member of the House Foreign Affairs 
Committee from 194:7 to 1954:, and throughout my public service I have 
been very heavily identified with foreign affairs. I am now the chair
man of the Economics Committee of the NATO Parliamentarians, 
and I have always been in that field. I know of no single domestic 
policy of the United States which has a more adverse impact on the 
standing of the United States in the world than our failure up to 
date to measurably meet and deal with the problem we are discussing 
this morning. 

As you go around the world and you see what is being said about 
us-not being said against us, but whrut is being said about us-you 
constantly see emphasized the fact that we cannot, say our opponents, 
be entrusted with the leadership of the world, the free world, in terms 
of our ideals and our objectives of peace and justice until we show 
the moral capacity for that leadership and that we do not demonstrate 
this moral capacity by our failure adequately to deal with this subject 
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of discrim ination and segregation on grounds of race in our own 
country. 

Now, I emphasize one other thing, and again I say this because I 
think it is so important to those "·ho don 't take the same view that I 
<lo: There is an attitude of great reasonableness in the worl d on that 
subj ect. I shall never forget a series of editorials in the Indonesian 
papers at the time of the most distressing incidents in L ittle Rock, 
in which they said that they complimented the Government of the 
United States, not that it ,ms overcoming its problems of racial 
segregation, but that it was trying to overcome them, and that this was 
very important and could be very reassuring to the colored peoples 
of the world. 

Let us not forget, gentl emen, that in the free world-not the slave 
world, but in the free world-out of a billion seven-hundred million 
people, approximately, over 1 billion have skins which are yellow or 
black. This is the world with which we are going to have to deal and 
which we mw:;t win if we do not wish to perish. 

Thank you, Mr. Chairman. I am sorry to have digressed for a 
minute. 

Commissioner HEsnu naII. No. I think it was a very in teresting 
digression, and those of us who have been around the world in the 
areas where you have can second that observation. 

On other point you made, Senator, impressed me very much, and 
I wish there were some mechanism for doing it-I realize it " as 
thought of when the Commission on Civil Rights was created by the 
Congress-that is, the educative function. I think it is so terribly 
important that people have the oppor tuni ty to sit down in a hea.r ing of 
this sort and discuss these things, to take up both sides of the question, 
to do it all in what I suppose Shakespeare would call sweet reasonable
ness rather than emotion and passion and the other things that compli
cate our discussion, and I thought that was a fin e contribution on the 
educative function th at must precede all these th ings because you 
can't expect more from the Government than you '-Ould have inherent 
in the aspirations of the people, and on that I " ant to compliment you, 
sir, because, as one involved in education, I find it is a terribly impor
tant point. 

Dean Storey, did you want to ask any questions? 
Vice Chairman STOREY. J ust two questions. 
I am sure, Senator, you believe in private enterprise and private 

fin anci ng and only o-overnmental or municipal or State action where 
the private enterprise cannot do the job. 

Now, "ith reference to mortgages- you heard the testimony of the 
previous wi tness, General Andrews, a moment ago-is there anything 
on the F ederal scene or the S tate scene that could be done by way of 
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legislation or otherwise that would eliminate the question of high 
interest rates, us testified to by General Andrews, in the private financ
ing field 1 

Senator JAVITS. I feel very unhappy about the high interest rate 
structure, Dean Storey. 

I do believe very deeply in the private economy. If you will allow 
this-and I am certainly not known as a strong partisan-I will say, 
as a member of my party, I think our two principal claims to the sup
port of the people are our devotion to civil rights and our devotion 
to the private economic system; and if there are any distinctions 
between the parties I have always emphasized those as very important 
to my party. So, I couldn't agree with you more. 

Now, our national economic situation deserves lower interest rates. 
These higher interest rates are compelled upon us by what appears 
to be a tremendous effort to bid for money; in other words, various 
competing aspects of the bidding for money. I think in a position of 
this character Government should take a place and occupy a moderat
ing influence in terms of making credit available where interest rates. 
just get so high as to defeat their own objective or the objective of 
our society. Hence, in our deliberations in ·washington, we have had 
to give some ground on this interest-rate question. This is actuality. 

For example, I will give you my own personal experience. I felt 
very deeply persuaded last year to vote against any increase in the 
VA loan interest rate, and I did. Now, I think that exercised a mod
erating influence. 

At the same time we have found that we just cannot support the 
secondary purchase of mortgages which results from that relatively 
artificial interest rate. More money is required for that than can be 
allocated to it. Therefore, it was necessary to allow that interest 
rate to move up somewhat in order to endeavor to get housing for 
GI's at all on some realistic basis. The thing had almost dried up 
within the last year; and, so, the committee yesterday reported out 
a bill allowing the interest rate to rise to five and a fourth percent. 

Now, I point that out in order to make this fact: You can't, in 
terms of the whole economy, say "Stop. vVe will not raise this 
rate." At the same time you can proceed with the greatest caution, 
with the greatest effort, to moderate what seems to be the drive of 
economic forces and in the hope of stabilizing those economic forces 
at reasonable levels. 

So, it is my disposition as a Senator, having had to absorb this 
inching up of the interest rate, much against my desires, now to try 
to back this up again with secondary mortgage purchases through 
what is called Fannie Mae--! am sure Dean Storey is very well ac
quainted with that-in order to endeavor to stabilize at this level, 
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notwithstanding our lack of success in stabilizing at the previous 
level. 

In short, I believe that Government has a role which it should 
exercise in respect to the economy in moderating the forward drive 
of interest rates, and I am very hopeful that we can, by giving a 
little ground, which we have given-there's no question about that-
stabilize our situation and perhaps again bring about lower interest 
rates, having stabilized at a more realistic level than we did before. 

Vice Chairman STOREY. One other question, sir: You referred to 
our position in foreign affairs, and I realize the importance of it, 
and we appreciate what you have done in that field. My activity, if 
I might be personal, has been in the private field, and I am not a 
public official, except on one or two of these commissions. Like your
self, I have observed in two world wars and in many trips in other 
lands-just got back from one last week-and I realize, as you do, 
that this is a question by other people and other :friendly nations. 
On the other hand, haven't you found, from your travels and observa
tions and information, that many of those countries have problems 
equal to ours, if not more acute than our own 1 

In the housing field you and I know that the 800,000 Palestinian 
refugees are not adequately housed, and that is a festering sore, and 
then we get out into Asia and we find many more refugees and mem
bers of minorities in worse conditions than our own, and don't you 
think they are beginning to appreciate very much more our position 
in this whole field of civil rights than maybe 2 years ago~ 

Senator JAVITS. Dean Storey, I thoroughly agree with you. 
I make only one point, sir: In none of these areas which you have 

described is there any need for leading the free world. 
We don't like this role particularly, though I think as time goes 

on we will like it, because there's tremendous adventure and excite
ment and interest and purpose in it, but it is a fact, sir, that we will 
lead the free world morally or it will not be led right now, and per
p.aps the interregnum will be so great as to cause us or perhaps, what 
is even worse, cause the values that we hold dear to life, itself, to 
perish. So, the eyes of the world are fixed upon us not because we 
like it, Dean Storey, but because this is the march of history. We're 
stuck with it, as it were, and we have to do the best we humanly can. 
So, that is point 1. In other words, why pick on us, as it were~ 
You are absolutely right, but this is the nature; this is what we pay 
for what we have and for the position in which providence has placed 
us. 

Then, beyond that, I think it is instructive, sir, that we are appre• 
ciated because we're doing just exactly what this Commission is 
doing-and, if the Governor will pardon a personal reference, the 
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fact that the former Governor of Florida sits on this Commission is 
very instructive and very helpful in terms of a feeling in the world 
that we really want to do it, that we are conscious of our moral 
responsibility. 

All adult people know that there are great injustices in the world 
and that there have been for centuries. The question isn't that we 
eliminate injustice, but that we're trying to eliminate it-and there 
I think, sir, coming back to our fundamental premise, the credit we 
must seek in the world is that we are genuinely and effectively trying 
and that we're making measurable progress. 

Vice Chairman STOREY. The only point I wanted to emphasize-I 
realize the position of leadership and all that, but the only point I 
wanted to make-by this question was: Don't you think, because some 
of the conditions in areas such as I have mentioned, including Africa, 
are so acute and many of them will have to be solved by themselves, 
that they appreciate better now our position in dealing with this very 
difficult situation i 

Senator JAVITS. I think that is absolutely true, and I believe, too, 
as we become more internationally minded, and we are, that we are 
calling to the attention of the world that situation. 

Derun. Storey, you happened to mention the situation in the Union 
of South Africa. 

Vice Chairman STOREY. I mentioned Africa last, which is very 
acute, as you know-

Senator J A VITS. Yes. 
Vice Chairman STOREY. One of the most acute in the world. 
Senator JAVITS. Exactly; and, so, I thoroughly agree with that 

point, and we have a right to make that point, ·and we should make 
it in the most eloquent way. 

Vice Chairman STOREY. Thank you. 
Commissioner HEsnURGH. Senator Javits, I want to thank you 

again for coming this morning and thank you for all the light you 
have brought to our subject. 

Senator JAVITS. Thank you. 
Commissioner HEsnURGH. Mr. Tiffany, would you please present 

the next witness i 
May I say that we are inevitably slipping a few minutes behind, 

and I would earnestly request that our witnesses try to be as brief 
as possible in their presentations so that we can have time for ques
tioning, which I think has helped a great deal in these hearings. 

Mr. Tiffany. 
Mr. TIFFANY. The next witness is Mr. Frank C. Lowe. Mr. Lowe 

is vice president of the Metropolitan Life Insurance Co., in charge 
of the housing division. He has held many positions of mrun.agement 
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in the real estate and brokerage business and has been involved in the 
Metropolitan Life In urance Co., large-scale housing projects since 
1939 and in charge of the housing division since 1951. 

Mr. LoWE. 

STATEMENT OF FRANK C. LOWE, VICE PRESIDENT, METROPOLITAN 
LIFE INSURANCE CO. 

Mr. LowE. Thank you, Mr. Tiffany. 
Gentlemen of the Commission: The Metropolitan Life Insurance 

Co. is very happy to accept your invitation to have someone here 
representing them and to cooperate with this Commission, and I hope 
that I shall be able to contribute something of value to your study. 

Father Hesburgh, this is just brn and a half pages long. So, it 
won't--

Commissioner I-IEsnunon. '\Vonderful. 
Mr. Low1s. So, it will be brief. 
I should like to make it clear at the outset that my comments must 

necessarily be limited to my experience with Metropolitan's housing 
developments over approximately the past 20 years. 

I have no facts or firsthand lrno"·ledge ,Yhich would enable me 
to test ify wi th respect to the general questions on housing which 
have been sent to me by the Commission. 

The Metropolitan Life Insurance Co. has built, owns, and operates 
housing developments providing apartments for over 34,000 fam
ilies and more than 100,000 people. Four of these developments 
are located in the city of New York. The first and largest of these, 
Parkchester, has been in operation since 1940, the others for some
what shorter periods of time. 

In its management of these housing developments, Metropolitan 
has at all times endeavored to act in the best interests of its policy
holders, tenants, and the public in general. In the case of Stuyvesant 
Town, this involved a successful court defense of Metropolitan's 
right freely to select its tenants. How·ever, in the selection of tenants 
Metropolitan policy is not to discriminate against any applicant be
cause of his race, creed, color, or national origin. 

'\Ve do insist that all prospective tenants meet our standards of 
tenant selection. For many years we have used tenant application 
investigation and screening methods »·hich are designed to select 
responsible, decent, la,,-abiding citizens who are good credit risks 
and good housekeepers. Only in this way can we continue to pro
tect our policyholders' funds and fulfill our obligation to our present 
tenants to provide them with good neighbors. 

Because we make no effort to record such matters, I can only 
state that, on the basis of observation, many races, creeds, colors, 
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and nationalities are living in our housing developments. ·while we 
all have the problems o:f tenant relations that go with operating 
large housing developments, I am a,,are o:f none that have arisen as 
a result o:f the practical application o:f our policy o:f non
discrimination. 

The adoption o:f local laws in New York City which prohibit dis
crimination by reason o:f the applicant's race, creed, color, religion, or 
national origin or ancestry in the selection o:f tenants had no impact 
on our situation because our own policy in this respect had already 
been established. I did call the enactment o:f the Sharkey-Brown
Isaacs law to the attention o:f each resident manager in New York 
City and told him I expected him to continue to select tenants with
out discrimination, as heretofore, in accordance with our established 
methods o:f tenant selection. 

I:f success were to be measured by the demand for our apartments 
in New York City, I can safely say that our efforts to supply moderate 
rental housing in this area have been overwhelmingly successful. Our 
tenants apparently are satisfied. Turnover is so low that we have a 
most difficult problem assisting :families who wish to move in. We 
have so many screened and approved applications on file in each o:f 
our New York City developments that the lists have been officially 
closed for several years. 

For one thing, we consider it a disservice to arouse :false hope in 
the mind o:f anyone by accepting an application when v,e know that, 
even i:f approved, it may be years before an apartment is available. 
Furthermore, the expense o:f processing new applications seems un
justified in view o:f existing conditions. 

To conclude, Metropolitan, in the selection o:f tenants for our apart
ment communities, does not discriminate because o:f r ace, color, creed, 
national origin, or ancestry. "\Ve have residents o:f many :faiths and 
nationalties, both white and nonwhite. On the basis o:f our ex
perience to date, this policy o:f nondiscrimination has created no un
usual problems, tensions, or difficulties. 

Commissioner HESBURGH. Thank you very much, Mr. Lowe. 
Mr. Lowe, I would like to ask you a question, again in the effort 

to draw out all sides o:f this problem. Do you thing there is any dan
ger that pressing antidiscrimination laws will backfire and cause more 
resistance in other people-I realise that is a very blunt question; I 
am not trying to put you on the spot-just from your experience in 
the housing industry here in the city o:f New York? 

Mr. LowE. Father, I might say, as :far as our experience is con
cerned-and I must confine my remarks to our housing-such legisla
tion as has been passed has, as I have stated in my previous remarks, 

510547-59-18 
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had absolutely no impact at all because our policy has always been 
one of nondiscrimination. 

Commissioner lIEsBURGH. As I understand, you try to get the kind 
of tenant that you think will make a return on the investment that 
you are investing for someone else¥ 

Mr. LoWE. Not necessarily. Of course, that is one of the elements 
of tenant selection, but we're just as interested in selecting families 
who can live congenially in communities such as we have and who are 
good housekeepers. 

Commissioner lIEsBURGH. Have you had very good experience with. 
the kinds of families, you have selected in your developments¥ 

Mr. LoWE. We have had excellent experience. 
Commissioner lIESBURGH. Dean Storey, would you like to ask a 

question~ 
Vice Chairman STOREY. As I understand, in addition to your suc

cessful experience, the apartments in New York City have been 
profitable¥ 

Mr. LoWE. Dean Storey, I might say th.is: I might say that the 
Metropolitan Life has indicated that it would be very happy with a 
reasonable return on its investment. Now, many people have many 
ideas as to what reasonable return is. I might say th.at the reasonable 
return that we all anticipated has not arrived up to the present mo
ment, but we do feel that over a long period of time it will be very 
satisfactory. 

Vice Chairman STOREY. Would you mind giving us the percentage 
of return thus far from your experience¥ 

Mr. LoWE. Only to the extent, Dean Storey, that it has been less 
than 6 percent net yield. 

Vice Chairman STOREY. Less than 6 percent net peryear¥ 
Mr. LoWE. That's correct. 
Vice Chairman STOREY. Could you give us any %0111'0 ¥ We have 

had brought out the issue of high interest rate in private :financing 
as opposed to public :financing. Would you care to give us, shall we 
say, a minimum return you have received in this field¥ 

Mr. LoWE. Well, our minimum has been down as low as one to one 
and a half percent. 

Vice Chairman STOREY. Could you give us the average¥ 
Mr. LoWE. I would say over the 20 years that I am familiar with we 

possibly averaged slightly better than three points. 
Vice Chair.man STOREY. Are you talking about New York City now¥ 
Mr. LoWE. Yes. 
Vice Chairman STOREY. What about the rest of the country where 

you have had these projects¥ Is there any difference in the average 
return¥ 



265 

Mr. LoWE. There has been because, unfortunately, we built at a 
time when construction costs were very high and--

Vice Chairman STOREY. A. great deal of this has been since World 
War II, I assume i 

Mr.LOWE. Thatiscorrect. 
Vice Chairman STOREY. Has your experience been along the same 

line.in other cities or has it been less i 
Mr. LoWE. Pretty much the same way. 
Vice Chairman STOREY. Pretty much the same. 
You mentioned, I believe, you thought over the long range it would 

be reasonable~ 
Mr. LoWE. I do feel that, very definitely. 
Vice Chairman STOREY. A.t least you have had no problem with ref

erence to occupancy i 
I gather that you have even done away with your waiting list here 

inNewYorki 
Mr. LoWE. We shall always keep our waiting list, Dean Storey, 

but-
Vice Chairman STOREY. But what I mean is you are not processing, 

I believe is the term, applications~ 
Mr. LowE. That is correct. 
Vice Chairman STOREY. Has that been a similar experience in other 

citiesi 
Mr. LoWE. Not to the extent of New York City. 
Vice Chairman STOREY. Thank you, sir. 
Commissioner llisBURGH. I have one more question. 
Excuse me, Governor Carlton. Would you like to ask a question i 
Commissioner CARLTON. Do your investments deal with the low-rent 

housing or the high or to what degree~ 
Mr. LoWE. Well, Governor, we are in what we ca;ll a moderate rental 

field. In other words, I would say that we appeal to the family earn
ing between $4,000 and up to $10,000 average. 

Commissioner CARLTON. What is the average precentage of whites 
and nonwhite occupants of your buildingi 

Mr. LoWE. Frankly, I wouldn't know, Governor, because there's 
nothing contained in our application form which indicates in any way 
any reference to this particular question. 

I might mention, in passing, that one of our developments, River
ton, which is located at 135th Street and 5th A.venue in Harlem, has 
1,232 apartments and most of those apartments are occupied by Negro 
families. 

Commissioner llisBURGH. Mr. Lowe, do you think there is a good 
possibility of increased activity by private interests in providing 
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housing for a place like New York City? We have been hearing about 
the terrible dearth of housing here and the necessity of opening up 
new areas. 

Mr. LowE. Father, it is my opinion that a company such as ours, 
an insurance company, which primarily is interested in creating 
homes for families of moderate income, will be unable to do very 
much because constrw;tion costs, plus operating expenses and taxes, 
have risen to a point where it is just no longer possible to build for the 
family of moderate income. 

As a clear example of that, I would like to state that in 1940 we 
built 12,272 apartments at Parkchester. Our average rent was $14.25 
per room, including gas and electricity. If we were to build that 
development today, to exactly the same standards of fireproof con
struction, my construction engineer tells me we would have to get 
$45.50 a room per month. 

Commissioner CARLTON. Pretty expensive. 
Mr. LowE. Yes,sir. 
Commissioner HESBURGH. I suppose this all part of inflation. 
Mr. LowE. It is a very important part of inflation. 
Commissioner HEsnunau. Does rent control keep you at $14.25 

per month in these rooms? 
Mr. LowE. vVell, I must say since the inception of rent control 

we have had one mandatory increase of 15 percent; we ham had 
several voluntary increases, and I am happy to state between 92 and 
100 percent of the families went along with the voluntary increases, 
so that today we do average about $18.50 per room, including gas 
and electricity. However, that is too low to give a satisfactory return 
even on that investment. 

Commissioner HEsnunan. Mr. Lowe, one other question: This long 
waiting list, I presume, will be closed for some years, so that this new 
law won't ham any appreciable effect on your operation? 

Mr. LowE. No. 
Commissioner HEsnuRGH. You say you don't know, offhand, 

whether there are Negroes on this list or not? 
Mr. LowE. No. 
Commissioner HESBURGH. The other thing I wanted to ask: Would 

you giYe us an opinion on the Federal programs for housing? 
Again we are trying to approach this question of the dearth of 

housing in a place like New York with great inmigration. We were 
told yesterday that even the number of public housing units each year 
are probably only a sixth of the number of families coming in to 
be housed, and on top of that there is increasing concentration of fami-
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lies in areas of housing where you have many, many people in a single 
room. ·what would you think would be the answer? 

Is Federal housing a part of the answer? 
l\fr. LowE. I am sorry, Father. ·what would I think-
Commissioner HESBURGH. Is Federal housing a part of the answer 

to get more rooms, more areas, in a city like New York City that is 
constantly being inflated with population? 

Mr. LowE. Very frankly, I would not like to comment-
Commissioner HESBURGII. Surely. 
Mr. LowE. On any part of the Federal program. 
Commissioner HESBURGII. Surely. 
Commissioner CARLTON. Are you doing any more new building now 

to provide for the present needs? 
Mr. LowE. No, sir; we are not. 
Commissioner HESBURGH. Any more questions, Dean Storey? 
Commissioner CARLTON. vVhy? 
Mr. LoWE. For the very reasons I mentioned just a minute ago

the terrific cost of construction, plus operating expenses and taxes. 
Vice Chairman STOREY. Limitation of returns has something to do 

with that, too, does it not ? 
Mr. LowE. Some, Dean Storey, but that will improve and, as I say, 

over a long period of time we'll be all right. 
Commissioner HEsBURGH. Mr. Lowe, we appreciate your coming this 

morning and thn,nk you Yery much for your coming and being vi·ith us. 
Mr. LowE. Thank you, Father. 
Commissioner HEsnuRGH. Mr. Tiffany, will you please present the 

next witness? 
Mr. TIFFANY. Father Hesburgh, the schedule has been sl ightly 

changed. The next witness will be Mr. Jackie Robinson. Mr. Robin
son is here today as a director of the J\fodern Community Developers, 
Inc., a new development company seeking to promote integrated 
housing. He is vice president of the Chock Full O'Nuts Corp., but he 
is here to discuss the rather unique work of Modern Community De
velopers, Inc. 

Wi th him today and available to answer :my specific questions are 
two other officers of that company, l\fr. Morris Mil gram, the president, 
a Philadelphia builder, and Mr. Frank Montero, the vice president, 
who is former associate executive director of the National Urban 
League. 

Mr. Robinson is recognized at this time, Mr. Chairman, because of 
another pressing engagement. 
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Commissioner !IESBURGH. Will you please be seated, Mr. Robinson'? 
If Mr. Milgram and Mr. Montero would like to sit with you, they 

are welcome. 
Mr. RonrnsoN. It is not necessary. If they are here, it is all right. 

STATEMENT OF JACKIE ROBINSON, VICE PRESIDENT IN CHARGE 
OF PERSONNEL, CHOCK FULL O'NUTS CORP., AND DIRECTOR, 
MODERN COMMUNITY DEVELOPERS, INC. 

Mr. ROBINSON. Mr. Chairman and members of the Commission on 
Civil Rights: I want to say, first of all, I deeply appreciate the fact 
that the Commission is looking into discrimination in housing andt 
knowing the great work you do, Father Hesburgh-I don't happen 
to know the work of the other two gentlemen as well as I know your 
great work-I am very positive that something good and concrete will 
develop from this meeting here. 

As you know, discrimination in housing deeply affects millions of 
Americans here in New York and elsewhere in the United States. I 
speak as a personnel executive of a company with some 1,000 employees 
and as a director of a building company and as an American Negro. 

I read in a page 1 story of the New York Times on January the 
28th that-and I quote: "The Commission has received no complaints 
from New York about housing bias." Well, I am sure you learned 
members of the Commission are not naive, and I am sure you are 
aware that directly and indirectly discrimination in renting or pur
chasing apartments and homes does exist in New York, and I guaran
tee you, gentlemen, that beanballs are still being thrown in the housing 
field as well as on the ballfield. 

As vice president of the Chock Full O'Nuts, in charge of personnel 
for our 1,000 employees, I'm interested in their overall welfare. 
Because most of them are Negroes, housing conditions for minority 
groups continue to give my employer, Mr. William Black, the Presi
dent, and me a great deal of concern. We're concerned that large 
numbers of our employees cannot obtain suitable apartments for 
their families. Now, we discussed many aspects of the problem, 
and one day we started exploration of a monumental job-starting 
a nonprofit housing project for Chock Full O'Nuts' workers. Mr. 
Black felt it would have a dual purpose-that it would perhaps in
spire other companies to think about and perform similar services 
for their employeE::S, especially those in minority groups. Well, we 
checked with housing officials, and they were certainly sympathic, 
but the roadblocks seemed to be tax relief. We would need tax 
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relief in the city, and the consensus "·as that such relief "as unavail
able and that it would make the city a target for other requests 
along similar lines. At this point Mr. Black and I hope to find 
some other means of helping our employees. 

I have related this for a few reasons. One is to show that Mr. 
Black, striving to improve his employees' welfare and knowing 
about di scrimination in housing, just didn't merely say to himself, 
"Isn't it a. shame?" He really got excited about it, and we talked 
a.bout it to find out what we could do. At least w·e tried. 

There are hundreds of other companies in comparable circum
stances. 1Vhen they are stimulated, when an increasing public opinion 
rallies to the support of human rights and when the Commission sug
gests leg islation to weed out di scrimination and segregation, the 
"·inner will then be the individual, his community, and our great 
Nation. 

I can cite examples wherein I, personally, encountered discrimina
tion in housing. About 10 years ago a group of associates and I 
tried to launch an open occupancy housing project for some 1,300 
families to be built in Brooklyn. ·we weren't going to displace or 
relocate anybody. "\Ve sought to build on available ground and then 
move people out of slums into our project. The authorities said we 
couldn't build because the ground wasn't suitable or not sufficiently 
firm. Although our technical men submitted plans sho,ving ho,v we 
would overcome this, we got nowhere. Today there are apartment 
houses on that site, but they are not open-occupancy apartments. 
They're for whites only. 

vVhen my wife and I decided to moYe from St. Albans, Long I sland, 
we were put th rough th e usu a 1bag of trick r ight in this State. At first 
we were told the house " ·e "·ere interested in had been sold just before 
we inquired, or we "·ould be invited to make an offer, a sort of a sealed. 
bid, and then we'd be told that offers higher than ours had been turned 
down. Then ,ve tried buying houses on t he spot for ,vhatever price 
"\\as asked. They handl ed thi s by telling us the house had been taken 
off the market. Once we met a broker ,Yho told us he wouki like to 
help us find a home, but his clients were against selling to Negroes. 
"\Vhether or not we got a sto1-y with th e refusal, the results were always 
the same. Because of these tactics, we began to look in Connecticut; 
and >l'e finally were a.ble to settle in St.a.mford due to the strong efforts 
of some very wonderful people there. 

Now, this leads to a basic t.nith about ending segregation in housing, 
as in any other phase of our 1ife : Tlmt is, Government regulations 
alone a.re not enough. Pub! ic housing operated on a.n open-occupancy 
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basis by itself is not enough. True, we need both of these; but we also 
need positive action by individuals to spur bias-free, privately built 
housing. 

I "·ent to ·washington about 10 times in recent years to confer with 
officials, seeking action which "\Yould grant Negroes some progress 
toward equal rights in housing. The officials have been very polite to 
me but, regardless of the reason, nothing has been done. 

In the 25 years that the FHA has been in existence a grand total of 
some 200,000 dwelling units avai lable to Negroes have been built with 
FHA assistance. Meanwhile, builders have constructed a million 
units a year or better for quite a while. Now, 200,000 units may sound 
like quite a bit of housing, but it is a tiny fraction compared with the 
25-year total of housing built with FHA aid. FHA is not necessarily 
at fault. It is just that hardly anyone has built private housing open 
to Negroes until very recently. 

,Ve use such words as "discrimination" and "equality," but they 
don't tell the story. 

There is a builder in New York whose conscience was troubled about 
housing discrim.ination against Negroes. Nevertheless, he was afraid 
that if he would let just one Negro buy a home it would spoil his 
business success. So, "ith a guilty co11science, he stalled a Negro buyer 
for just about a year and a half. Things came to a head when the 
Negro broke into tears in the builders' office and left. The builder 
said, "If he had waited just another minute, I would have sold him the 
house." The builder now sells to Negroes, but he had to first feel some 
measure of the harm that he "·as working on another human being. 

vVe know that for many charity begins at home. So do hate, 
hostility, and delinquency, especially when the home environment is a 
slum, lacking adequate space, lacking facilities, but not lacking for 
high rental s, while infested with insects and rodents. 

These conditions exist now, today. They exist for many thousands 
of minority-group citizens, and they exist right here in the Nation's 
biggest city. re,,- York is not tmique in this situation. Pra.cticaUy 
every major city in thi s country has th ese problems. 

It is ironic that these pitiful conditions, born of discrimination in 
housing and employment, exist as our country enjoys its healthiest 
economic periods aJ1d progres ively higher living standards. It is 
time ,Ye made greater progress in our va.lue standards. 

Because of discrimination in housing, the end result for many is 
mental and physical suffering, ofttimes personal tragedy, domestic 
difficul ties, discourngement, a waste of human potent ial, and, fina.lly, 
an abundance of community problems. 
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I am here also as a member of the Modern Commw1ity Developers, 
Inc. We have been formed to help builders get into the integrated 
housing field. By integrated housing we mean just that, not housing 
theoretically available to all when, in fact, it is another racial ghetto. 
I am happy to serve on the interracial board of this firm because it is 
concentrating on privately built housing. This is a frontier we must 
open up to secure equal housing opportw1ity for all. 

I say to you gentlemen of the Commission: I am sure you will ac
complish much to·ward halting discrimination in housing, and when 
the goal is reached human misery will be reduced and our citizens will 
be happier and more productive. 

Commissioner HEsnuno11. Thank you very much, Jackie. We ap
preciate your coming here today. 

I would like to ask you a question that may be somewhat personal, 
but to check it against something that was said yesterday. ,Ve were 
told by some of the witnesses yesterday that there is really a dual mar
ket for housing in the United States-there is one market for whites 
and another for nonwhites-and that a dollar in the hand of a non
white person will only buy about half as much housing as a dollar in 
the hand of a white person and that the solution to this was to have an 
open market on housing where a person who had the money vrnuld be 
allowed to buy a reasonable amount of housing for that money. ·what 
is your reaction to this in your own personal life? 

'\Vhat I am thinking of is this: You are a college graduate. You 
are a person of national distinction, and you are not poor, I don't 
think. You have mentioned something about difficulties in finding 
housing. Do you think this generally true of Negroes throughout the 
United States? 

Mr. ROBINSON. Well, Father, I would have to say that, in my 
experience, I have found that this is generally true and the housing 
that the nonwhite person is able to buy in most cases does not live up 
to the standards even though they pay a higher price for it or even 
in the rentals. Their rentals are higher, and in many cases where 
they are cold-water flats. 

Commissioner HESI3URGH. I suppose the immediate problem is de
cent and more adequate housing for everyone, and this is something 
you are trying to do with Community Developers; is that right? 

Mr. ROBINSON. That is very true, sir. 
We have looked into this problem, and I was invited to be a mem

ber of the board, I think, because of my past experiences and activi
ties in this field; and, in talking to Mr. Milgram and Mr. Montero and 
other members of the board, our purpose is to provide integrated 
housing, and more of it, because we feel that, whether people like it 



272 

or not, people of all races and creeds in the immediate future are go
ing to vie for opportunities according to abilities, and we feel if our 
~hildren have an opportunity to know people of all races and creeds 
at a very early age, their opportunities later in life will be greater, 
and that also of the white individuals. If they get the opportunity 
of knowing and understanding people of all races and creeds, they 
won't have the problem later in life of having to learn to under
stand while they are vying for jobs, which would make it much more 
difficult for the Negro as well as the white person. 

Commissioner llisBURGH. Thank you, Jackie. 
Do you have a question, Dean Storey i 
Vice Chairman STOREY. Mr. Robinson, I didn't get your place of 

residence now. Do you live in New York now i 
Mr. ROBINSON. No, sir. I work here in New York, but I reside in 

Stamford, Conn. 
Vice Chairman STOREY. That is your permanent residence i 
Mr. ROBINSON. Yes, sir. 
Vice Chairman STOREY. Would you tell us, just briefly, how your 

.organization that you are trying to assist in promoting integrated 
housing works i Is yours just an encouraging organization or do 
you take part in it or just what does your organization do i 

Mr. ROBINSON. We take an active part in it, sir. For instance, i:f a 
builder would like to build an integrated project, we will give him 
advice, counseling, and also lend him money, if it is necessary. We 
don't just go into a project to encourage them to build without back
ing them up with finances. We are trying to raise the moneys today 
to go all out in this field by helping with moneys, advice, and actually 
we'll take over management, if it is necessary, to insure a successful 
housing project. 

Vice Chairman STOREY. Up to date, have you financed an entire 
individual projecH 

Mr. ROBINSON. There have been two in New Jersey, and they have 
been very successful. We are looking at many others. 

I don't have the exact numbers of houses that have been sold to 
Negroes and to whites, but we do know that they have been opened up; 
and we insist that in the houses there be a percentage of Negroes, a 
percentage of whites, and in our contract we insist that they cannot 
sell to other people to break this percentage down so that later on it 
will be an all-Negro housing project or an all-white project. This 
is something that we stick to all along-this pattern of percentage
so that we can have a truly integrated setup. 

Vice Chairman STOREY. So, you are beginning to be in the operation 
field, are you not i 
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Mr. ROBINSON; Oh, yes. We have been from the start. 
Vice Chairman STOREY. Have those enterprises been profitable 

financially~ 
Mr. ROBINSON. I would have to say yes. 
Mr. Montero just informed me we have had 6 percent return on 

the investments. 
Vice Chairman STOREY. 6 percent return~ 
Mr. RoBINSON. Yes. 
Vice Chairman STOREY. As a whole~ • 
Mr. MONTERO. On two projects. 
Mr. ROBINSON. On the·two projects in New Jersey. 
Vice Chairman STOREY. On the two projects i 
Mr. ROBINSON. Yes. 
Vice Chairman STOREY. And you expect to expand it in the com

mercial field~ 
Mr. Mo~"""TERO. We are. 
Mr. ROBINSON. We are. 
We expect to expand it in the commercial field. As a matter 0£ 

fact, we have had meetings with people all over this country who 
are tremendo,usly interested in our organization and seeking our 
help and guidance. 

Vice Chairman STOREY. This is not a nonprofit organization i 
Mr. ROBINSON. No, sir; it is not. 
Commissioner llisBURGH. Governor Carlton. 
Jackie, we thank you very much for coming today, and I think 

the things you have had to say about housing and o:ur general sit
uation have been very helpful, and I know all of us want to thank 
you for being here with us, Mr. Montero, too, and also your associate, 
Mr. Milgram. 

Thank you very much. 
Mr. RoBINSON. Thank you,sir. 
Commissioner HESBURGH. The next witness will be Mr. Emil Keen. 

Mr. Keen is here representing the New York State Home Builders 
Association, of which he was the president at the time this hearing 
was arranged. 

The 1959 president, Mr. Victor Sulliva.n of Albany, was also in
vited, but has informed us that he is unable to attend, and joins in 
a;nd is in full accord with the statement Mr. Keen will make today. 

Mr. Keen is ·presently the chairman of the past -presidents' council 
and chairman of the long-range planning committee of the New York 
State Home Builders Association. He is not only a homebuilder, but 
is a director of the Security National Bank in Babylon. 

Mr.Keen. 
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STATEMENT OF EMIL M. KEEN, CHAIRMAN OF THE PAST PRESI
DENTS' COUNCIL AND CHAIRMAN OF THE .LONG-RANGE PLAN
NING COMMITTEE, NEW YORK STATE HOME BUILDERS ASSOCIA
TION AND DIRECTOR AND VICE PRESIDEN.T IN CHARGE OF THE 
PLANNING AND -CONSTRUCTION DIVISION, SECURITY NATIONAL 
BANK OF LONG ISLAND 

Mr. KEEN. Good morning, gentlemen. 
I find it very interesting to have the opportunity to report to the 

Commission, but I feel that the political aspects of housing integration 
and the social aspects of housing integration have beep. W!,ill presented 
by Senator J avits and Jackie Robinson. I would like to devote my 
time allotment to a discussion of the economic considerations revolving 
around this problem of housing integration. 

I deem it an honor and I find it a pleasure to be able to present for 
your consideration my views on this subject of the smooth functioning 
of a free housing market for all American citizens. 

Since my major experience has been as a homebuilder, it is in this 
capacity that I present to you the views which.I now hold and which 
have been developed over the almost three decades which I have 
spent in this industry. I have -always considered myself fortunate 
to be a hqmebuilder since o1ur industry is, by its very nature, a creative 
and progressive function mour industrial society. The rewards of a 
homebuilder are more than merely financial. The psychic benefit de
rived by participating in the process which turns raw land into living 
American communities can never be underestimated.-

An industry such as ours can :function only in a free enterprise 
system and, so, we, as homebuilders, must be dutybound to uphold 
the basic principle of such a free enterprise system. Essentially, this 
means that unless we offer our product to all persons who can afford 
to pay for it on the terms in which it is being offered we violate 
one of the cardinal principles necessary for the survival of free enter
prise. .A.s a homebuilder, I feel that I and all of my :fellow homebuild
ers are pledged to produce the best possible homes for all Americans 
without exception. We, I feel, have made excellent progress toward 
:fulfilling this pledge except in one area-that of providing homes for 
members of minority groups. Real progress toward our goal of 
producing homes for all Americans as it relates to minority groups 
has been obscured by the enormous problems arising from deep
seated emotional convictions or, perhaps better:, prejudices, which 
the homebuilding industry did not create and certainly does not, as 
an industry, share. I know that my :fellow hpmebuilders earnestly 
join me in the hope that within the foreseeable :future education and 
understanding will lessen, and eventually remove, the community 
attitudes which beset this portion of the homebuilding market. Until 
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this happens, I believe that we fall short of our stated goal in this 
industry. 

The fact that many of the problems in this area arise from causes 
outside of the homebuilding industry does not, in my opinion, mean 
that we, as homebuilders, can ignore our obligations to find solutions 
to these problems which will enable us to achieve our goal. 

I have revie,,ed carefully the conclusions reached by the Commis
sion on Race and Housing, as set forth in its 1958 publication, "'Vhere 
Shall We Live?" and, as far as the homebuilding industry is con
cerned, I can find little quarrel with the findings of fact or the con
clusions of the Commission in terms of my own experience. The 
broad representative composition of this Commission adds stature 
to the findings which it reports and I am personally gratified that 
those of us who are aware of the existence of this problem can now 
rely on the broad factual studies on which the Commission based its 
conclusions. 

For the homebuilding industry, the Commission set forth what 
amounts basically to three recommendations: 

First, that builders conform to the principle of a free housing 
market and study the experience of financially successful interracial 
housing developments for helpful guidance. 

Second, that builders act in a given housing market area in concert 
to open all housing developments to qualified buyers or tenants without 
regard to race, ethnic descent, or religion. 

Third, that associations of homebuilders drop color bars to mem
bership and admit any qualified businessman without distinction of 
race, color, or creed. 

It is to these three recommendations that I should like now to 
address my attention. 

Since the first and second recommendations are, in my opm1on, 
closely tied together, I should like first to dispose of the third. 

As long as I can remember, the Long Island Home Builders Insti
tute and the New York State Home Builders Association have been 
open to membership of all qualified businessmen without distinction 
as to race, creed, or national origin. Since membership in the Na
tional Association of Home Builders derives from membership in 
local or State associations, this problem can only be met on a local 
basis; and for our own area, which is Long Island and New York 
State, no problem exists since there are no color bars to membership. 

I mentioned before that I believe that the fiirst and second recom
mendations of the committee are closely tied together. A concerted 
industrywide policy for open occupancy, which the Commission 
urges national and local associations to take the lead in effecting, can 
result only from conviction on the part of builders that such a path 
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is, if not in their obvious economic self-interest, surely not to their 
economic detriment. It is, therefore, very important that the home
building industry study the experience of financially successful in
terracial housing d,evelopments. As the Commission states, such 
study is in the economic interest of the housing industry to broaden 
the market for housing and remove impediments to its functioning. 
I am pleased, therefore, to take this opportunity to announce publicly 
that I am requesting the New York State Home Builders Association, 
in conjunction with its 16 constituent local associations, to launch such 
a study at the earliest possible date. I further suggest that such a study 
in New York State be guided by a builders' committee selected from 
each local association and from ,the top leadership of the New York 
State Home Builders Association. 

I would be less than frank, however, if I failed to inform you that 
from my experience I believe there are relatively few examples of 
financially successful interracial housing developments in our market 
area. Without such examples, the study would be meaningless and the 
committee's second recommendation that builders in a market area 
act in concert to promote open-occupancy housing will be extremely 
difficult of achievement.. 

In light of this, and seeking a positive approach, I couple my recom
mendations for a study with a suggestion that the President of the 
United States release and set aside $250 million of availaiole Federal 
National Mortgage Association or what is commonly called Fannie 
Mae special assistance authorization for the purchase of mortgages 
at par on homes to be offered for open occupancy. 

The reason for this is quite simple. The commission's report 
recognizes that builders alone cannot successfully create open-occu
pancy developments. At the very least, mortgage lenders must be 
similarly inclined and' encouraged. Since such lenders normally and 
correctly view themselves as fiduciaries for their depositors or policy
liolders, they are loathe to enter a field which they feel may be fraught 
with more than normal risk. Logical debate and study without broad 
and practical successful experience behind it will result in only 
endless prolongation of discussion. The purchase by Fannie Mae at. 
par of open-occupancy development mortgages will encourage 
builders to experiment in this relatively untried field. Only from 
such experimentation can we hope to succeed in reaching the broad 
practical answers from which the .solution to this problem must stem. 

For one, I cannot accept and must reject in advanc_e as unfactual 
and perhaps hypocritical the suggestion that for the-,Eederal Govern
ment to encourage such open-occupancy development is un-American 
and class legislation. I believe such arguments are spurious- and 
completely unjustifiable in light of the public policy with regard to 
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housing which, for many years, has been given preference in financing 
through VA to Armed Forces veterans, has been given preference in 
financing terms through FHA to moderate-income families, has been 
given preference in housing accommodations through public housing 
to low-income families and has been aimed at decent, safe, and sanitary 
housing accommodations for all American families. 

The release by the President of such funds, which have already 
been authorized, would do much to take this entire matter out of the 
realm of theory and put it into the realm of practice. 

As a builder, I am not a theorist but a practical businessman. I 
am sure that my fellow builders regard themselves likewise. We 
have in the past faced and conquered many difficult problems in the 
realm of housing the American people. Given the tools, we know 
we can do any job. Here we ask only that we be given a fair chance 
to have the tools that are necessary to do this job initially. The tool 
of Fannie Mae authorization will provide a basis for meaningful 
study and practical policy statement and implementation. 

Gentlemen, I wish to thank you very much for your invitation and 
your consideration of the recommendations herein presented. I look 
forward with great hope to a practical, workable solution to the many 
problems that beset the entire complex of integration in housing. 

Commissioner llisBURGH. Thank you very much, Mr. Keen. 
Mr. Keen, I understand the National Association of Home Builders 

has encouraged their members for several years to produce some 
buildings for minority groups. I wonder if there has been any prog
ress along these lines specifically. 

Mr. KEEN. I don't think I quite understood your question, Father. 
Commissioner llisBURGH. I understood the National .Association of 

Home Builders has, for some years now, encouraged their constituency 
to do some building for minority groups. I am wondering if there 
has been any specific action along these lines. 

Mr. KEEN. The national association has maintained for a period of 
years a minority housing committee, and then it became sort of merged 
into an urban renewal committee, which was initially designed to 
study and prepare the way for providing housing accommodations for 
minorities. The practical results of this committee's activities have 
dotted themselves in certain small areas around the country. They 
haven't had enough volume to represent a real practical movement,. 
but they are going in the right direction. 

Commissioner llisBURGH. This would be stimulated by your sug
gestion of getting more help from the Fannie Mae arrangement i 

Mr. KEEN. We believe the availability of Fannie Mae special as
sistance would take one of the biggest roadblocks out of the path of 
open-occupancy development. 
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This may not apply so much in our New York market area as it 
·would in other areas of the coun try where builders are presently pay
ing discounts of 4, 5, 6, 8, and 10 points for VA mor tgafre loans in 
wh ite communities. Therefore, the d ifference in avail abil ity of the 
fun ds through a special assistance arrangement vrnuld make the ex
perimenting with this problem ,..-ell ,rnrth while for many builders 
throughout the Nation. 

Comm issioner HEsnURGH. I gather you are very much in favor of 
this experimentation as almost an educative force in the industry, it
self; in other words, to see \Yhether or not, in fact, it will ,vork out ? 

Mr. KEEN. Father, we believe it will work, but we aren't the po-
li t ical or the social conscience of the community. 

Commissioner HESl3URGH. That's right. 
Mr. KEEN. vVe are the business element. 
Commissioner H EsnURGH. That's right. 
Mr. KEEN. As the business element, if we are given the tools to 

work ,,.-ith, we'll provide the manufactured products. 
We think it can be done. 
Commissioner HEsnURGH. Mr. Keen, we have had a lot of ques

tions raised in the past 2 days regarding the difference between public 
and private initiative in these areas and the advisability of public as
sistance as over and against private enterprise in this business. 

Many of the things we have heard and many of the papers we 
have studied have seemed to lead to one continuing solution-that the 
Federal Government particularly should take the initiative in most 
of these matters through FHA, VA, urban renewal, and so forth, and 
the question arises in my mind time and time again that in every 
other area of American life, in the production of automobiles, for 
example, or other consumer goods, we have somehow, through great 
business corporations, enterprise, been able to put out a product that 
is competitive and at a decent price and at some quality, and ,rn have 
been able to do this mainly through private initiative and make it a 
businesslike venture as well as a good thing for the American people 
generally. 

I am wondering why this can work in so many other areas and can
not work in the housing area. Is it perhaps because of the problems 
you mentioned and the problems generated by social pressure outside 
your industry? 

Is this housing thing so close to people's personal life it causes spe
cial problems? 

Is there any hope for private initiative, somehow in planning initia
tive and imagination, in providing a breakthrough here? 

Mr. KEEN. Well, I think you have developed a multiplicity of 
questions there, Father. 
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Commissioner HEsnURGH. I certainly have. Let me simplify 5.t. 
Is there any hope for private industry breaking this logjam of the 

housing problem of our country or must the initiative come only from 
or mainly from the Federal Government and its financing sources i 

Mr. KEEN. We believe the problem is an integrated problem, just 
·as we are referring to integration in housing. The industry is a 
technical component of the economy. It doesn't have funds. This 
is the banking industry's problem. It doesn't have Government 
direction. This is the leadership problem of communities. 

So, the building industry, the business component of our society, of 
our economic society, can solve the problems that you refer to, pro
vided that the same tools are made available to it as have been in the 
past made available to other industries. 

Special tax considerations to the oil industry have developed a 
tremendous private oil industry in our country, and special c9ther 
considerations to other forms of industrial development in the ,coun
try have also provided the means by which these industries pull 
themselves up by their bootstraps and become full-fledged, inde
pendently operating industrial giants. We think that the housing 
industry needs this kind of implementation to get out in the clear 
and provide the housing accommodations for American people. 

Commissioner HESBURGH. Let me try one more question, Mr. Keen, 
and this one I will probably find difficulty in formulating, but perhaps 
I can come close to what has been going through my mind. 

There has been much talk about integrated housing versus segre
gated housing. There has been talk on another angle of a dual 
housing market versus an open housing market to all available cus
tomers who have the means to buy the commodity, if you will. What 
I am wondering is: Perhaps the problem is complicated by immedi
ately introducing integration-segregation as though this were the 
prime purpose rather than the prime purpose being to get good 
housing available to everyone at a decent price, without having a 
dual market, but having an open market. 

Do you think we can make progress in this, to get down to the 
question part, by clarifying this basic principle, the basic principle 
being we"want to make more housing available to more peopla, across 
the board, ratl1er than to complicate this by inserting the problem of 
segregation-integration~ 

Mr. KEEN. Father, I believe we have already made progress. 
Progress is evidenced by the fact that these hearings are taking place, 
that Jackie Robinson represents a community developers' ,corpora
tion which is interested in working with this problem, the fact that 
legislation will utlimately come forth. This indicates progress. 

I'm not a soothsayer. I don't know what the rate will be, but the 
fact it can he accomplished I believe in, and we in the building indus-

510547-59-19 
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try feel that the problem is to provide adequate housing for all 
Americans-period. "'\"\ e do not make the social and political rules 
that guide other elements tha.t may be a part of this problem. We 
do not run away from them either. We recognize, as members of 
communities, we are part of the total problem. However, we feel 
that the fact that we ca.n discuss this situation unemotionally and ob
jectively is going to lead to an understanding on the part of many, 
many more people in this country of the ex istence of what we're trying 
to accomplish, what your Commission is trying to accomplish. 

Commissioner HESBDRGH. We certainly appreciate the forthright 
stand you have taken on all of these things. 

Governor Carlton. 
Comm.issioner CARLTON. Have your experiments m interracial 

building been successful or unsuccessful? 
Mr. KEEN. Are you referring to personal experiments, Governor? 
Commissioner CARLTON. Yes. I understood you to make some state

ment on that point a moment ago, and I didn't quite understand it. 
Mr. KEEN. I think the statement was in reference to the fact that if 

we were to study, factually study, the application of open-occupancy 
developments as they have existed in our market area for their eco
nomic success we do not have a sufficient nwnber of such developments 
to examine 1 o develop a state of facts that would give us guidance, 
other than which we feel is the proper thing to do. 

Commissioner CARLTON. Have you done any building of that sort? 
Mr. Kmrn. In the form of open-occupancy developments, sir? 
Commissioner CARLTON. Yes. 
Mr. Kmm. No,sir. 
Commissioner CARLTON. Why haven't you? 
Mr. KEEN. It hasn't been economically prudent for me to so do. 
Commissioner CAitLTON. You mean that you have considered it un-

wise, risky, from an economic standpoint? 
Mr. KEEN. I wouldn't want to put it that way, Governor. I would 

say that up unti l 1955 in New York State we did not have any legis
lation that ma.de it mandatory to sell to any applicant that was accept
able. Since that time-and that legi lation brought that entire prob
lem to the top of the kettle-there ha.ve been a few cases where people 
have obtained homes in developments, but these are of such minor 
percentages tlmt they ca n be considered insignificant. 

Commissioner CARLTON. Do you think a law would be necessary in 
order to accomplish that purpose? 

Mr. KEEN. We believe a la" would be helpful. "\Ve believe the 
present law could be broadened to be more encompassing. We also 
believe that, in addition to the law·, the climate of leadership and the 
climate of the population must be farnrable. 
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Commissioner CARLTON. Do you think without such a law that the 
builders would embark on such an experiment? 

Mr. KEEN. With the availability of mortgage purchasing at par 
and no problem in getting lenders to make mortgage loans, I think 
the builders would launch such experiments. 

Commissioner CARLTON. Would you anticipate any problem on 
getting such loans? 

Mr. KEEN. At the present time, sir? 
Commissioner CARLTON. Yes. 
Mr. KEEN. Unquestionably. 
Commissioner CARLTON. That is all. 
Vice Chai11nan STOREY. Just one other question: As I tmderstand, 

you believe, first, that private industry, represented by you and others 
in a similar situation, can do the job and do it effectively, but at the 
present time, in the second place, it is unprofitable if you have to 
compete with public housing with their advantage; is that correct? 
Does that summarize it pretty well? 

Mr. KEE:-.. ·w ell, we take the point of view, sir, that we would like 
to provide all the housing accommodations that we are able to provide, 
that we have the techniques and the know-how. We do admit, how
ernr, that in cer ta.in areas, where we have failed to provide, public 
housing has a place, and we feel that if given the same implementa
tion that public housing gets we could provide the same type or 
form of accommodations. 

Vice Chairman STOREY. You mean by way of special legislation or 
special Government regulations, of which you have named one 
specifically? 

Mr. KEEN. Yes, sir. 
Vice Chairman STOREY. To extend Fannie Mae, so that you could 

sell mortgages at par to the U.S. Government? 
Mr. KEEN. 'Well, Dean Storey, if you will permit me, sir, the 

President presently sits wi th approximately ha1f a billion dollars 0£ 
special assistance funds which have already been allocated previously. 
That is not something new--

Vice Chairman STOREY. All it requires is Executive action 1 
Mr. KEEN. Yes, sir. 
Vice Chairman STOREY. Is that correct, sir? 
Mr. KEEN. And it would, we believe, definitely spark a movement 

to the creation of open-occupancy housing in various sections of the 
country. 

Vice Chairman STOREY. And you think i:f that one specific thing 
were done by Executive order then it would be a great incentive for 
private industry to do the job? 

Mr. KEEN. Yes, sir; we do. 

https://certa.in
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Vice Chairman STOREY. At least it would start it i 
Mr. KEEN. It would overcome the initial inertia. 
Vice Chairman STOREY. So, it gets down to a question of a place 

to sell your mortgages, doesn't it i If you can sell your mortgages, 
then you can do the joM 

Mr. KEEN. I wouldn't like to make it that simple, sir, but I would 
say and admit that primary problems in the past has been the availa
bility of mortgage loans for such type of development. 

Vice Chairman STOREY. That is a great barrier at the present time, 
to say the least of it is it not i 

Mr. KEEN. Yes, sir; it is. 
Vice Chairman STOREY. And you think the first barrier would be 

broken if these funds were available to purchase your mortgages at 
par and not through a substantial discount i 

Mr.. KEEN. We think that this would be a means of opening the 
floodgates, and whether we would have a flood or a trickle after that 
point we're not sure. 

Vic,e Chairman STOREY. Thank you, sir. 
Mr. KEEN. Thank you, sir. 
Commissioner HEsBURGH. Thank you very much, Mr. Keen. 
Mr. KEEN. Thank you very much, sir. 
Commissioner HEsBURGH. Mr. Tiffany. 
Mr. TIFFANY. Mr. James Scheueristhenextwitness,Mr. Chairman. 
Mr. Scheuer is a private real estate builder and redeveloper, who is 

-engaged in title I redevelopment projects in San Juan, Washington, 
D.C., Cleveland, St. Louis, Kansas City, Sacramento, and San Fran
-cisco. He is also president of the Citizens Housing and Planning 
Council of New York City and is first vice president of the National 
Housing Conference. He is chairman of the Housing Advisory 
Council of the New York State Commission Against Discrimination 
.and was recently appointed by Governor Rockefeller as a member of 
the 'l'ask Force on Moderate Income Housing. 

Mr. Scheuer . 

.STATEMENT OF JAMES JI. SCHEUER, PRESIDENT, CITIZENS HOUS
ING AND PLANNING COUNCIL OF NEW YORK CITY AND CHAIR
MAN, HOUSING ADVISORY COUNCIL OF THE NEW YORK STATE 
COMMISSION AGAINST DISCRIMINATION AND FIRST VICE PRESI
DENT, NATIONAL HOUSING CONFERENCE 

Mr. SCHEUER. It is a great pleasure and honor to be invited to join 
the list of distinguished citizens who have preceded me here. 

Because a good deal of their testimony, in one fashion or another, 
.has stated some of the ideas I have prepared in my testimony, with your 
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indulgence, I would like to make my testimony a part of the record 
and then simply speak informally, omitting such portions of my pre
pared testimony a.shave already been treated in one fashion or another. 
I would like to speak as Emil Keen did in his excellent and stimulating 
testimony on the business and financial implications of residential 
discrimination and segregation. 

Being active in the slum clearance program, as I am, in a num
ber of cities, and having a certain amount of cumulative and identical 
experience in these cities, I am convinced that the present patterns 
of discrimination and segregation in housing threaten the financial 
as well as the political and social feasibility of the entire slum clear
ance program. 

Now, I don't think I have to dwell on the importance of the slum 
clearance program to the America of today. Business leaders, city 
officials, mayors, Governors, Senators, are all concerned with the fact 
that our central cores, cities, are becoming increasingly unattractive, 
unpleasant, inconvenient, and uneconomical places in which to live, 
to go about one's business, to pursue entertainment, recreation, and 
culture, and "e have devised this remarkable harnessing of the ener
gies and abilities of the free private enterprise community with cer
tain Government aids-the Federal Government, State and city gov
ernment-to gear into the problem of renewing our cities, and I 
think this partnership over the years to come can be a tremendously 
productive machine in renewing our cities and making them the stim
ulating and attractive places they should be in which to live and 
work; but I think this program, as I said before, is basically threat
ened by patt-0rns of segregation and discrimination in housing. 

First of all, in our efforts to clear the slums, we are finding in every 
city that existing patterns of segregation are breeding slums faster 
than we can conceivably clear them. When the nonwhite groups are 
confined to a certain portion of town, they must, by definition, over
crowd. Overcrowding, itself, brings disorder and human misery in 
its wake and is itself a breeder of slum conditions. Likewise, when 
the owners find they have a captive group who can move nowhere 
else, from the point of view of business, economics, they are not under 
a competitive requirement to maintain their dwellings properly and 
there is almost understandably considerable tendency to milk these 
properties, to not keep them up to contemporary standards of other 
properties in maintenance and repairs, health and sanitation. It is a 
prolific cycle. The landlords milk these properties and neglect their 
maintenance and repair; the tenants who live in slum quarters have 
very little inspiration to take pride in their care or upkeep, to iden
tify themselves with their shelter as homeowners or people who are 
living in decent shelter, and they, in turn, also tend to abuse and 
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mistreat their dwelling quarters; and then, of course, the city, itself, 
in a situation where owners aren't maintaining, where tenants aren't 
maintaining, tends to throw up its hands and write off that section 
and provide it with inadequate facilities of street cleaning, sanitation, 
police, and so forth. So, the pattern of discrimination and segrega
tion itself is a breeder of slums. 

Now, this has important economic effects on the slum clearance 
project, itself. The sponsor, of course, invests his money in his project, 
his equity investment, and to the extent that these slum clearance 
projects, many of them, if not a majority of them are in central 
core areas of our cities, and these central core areas being, as they are 
in the main, areas of dense minority concentration, to the extent that 
the private sponsor of these projects is faced with increased slum con
ditions a.round the periphery of that project, it endangers the eco
nomic feasibility and the long-term attractiveness of that project as 
an investment. 

Again, from the point of view of the cities, there are considerable 
public moneys involved in this program and the use of public powers. 

The presumption is that when you have a large slum clearance proj
ect that is going to have an impact on the slum. If, because of exist
ing patterns of discrimination and segregation, the former tenants of 
that slum clearance area, having no other available housing open to 
them, are forced to overcrowd and, in a sense, further stimulate cle
trioration of the immediately surrounding areas of the project, in a 
sense the public investment in that project is nowhere nearly as pro
ductive as it should be in clearing slums and in improving 
neighborhoods. 

Now, one final fashion in which these patterns of discrimination 
and segregation are endangering the slum clearance program: The 
people being cleared out of slums today are, in the main, nonwhite 
Americans of Mexican, Puerto Rican, and Negro ancestry. They 
have very little or no housing available to them. 

Now, th e highway program, together with the slum clearance pro
gram, is displacing several hundred thousand families a year. The 
highway program makes no mention of the requirement of finding 
alternate shelter for the displacees. The slum clearance program 
does. It has a legal requirement of providing decent, safe, and sani
tary housing for every displaced family. 

Now, in many cities intelligent and sincere efforts are being made 
to comply with this Federal standard of public policy. In all too 
many cases, however, it is beyond the power of the public officials 
concerned to do an effective job in this connection-first, because 
there is a wholly inadequate supply of moderately priced housing 
available, Father Hesburgh, as you pointed out just a few minutes 
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ago, and, secondly, because the supply of decent, safe and sanitary, 
moderately priced housing is not available to the displacees,who are 
marked by their complexions as not being of majority citizens. 

So, the minority groups are finding, in city after city, the slum 
clearance program offers to them only hardship, dislocation, anguish, 
a tearing up of roots. They hrwen't the business, financial, and emo
tional impact of the program. They enjoy none of its fruits, firstly 
because much of the housing resulting from the slum clearance pro
gram in some communities is priced out of their reach and, bearing 
the brunt of the program, the inconvenience of the program, they 
have no place to go. 

Now, there has been an increasing welling up of frustration, re
sentment, and despair among minority groups in this country against 
the slum clearance program. I have heard it frequently referred to as 
the Negro clearance program, and I believe it is only due to the 
extraordinary leadership and patience and understanding and for
bearance that has been shown by the leadership of the minority 
groups, the NAACP and the Urban League, that has prevented this 
welling up of frustration from stopping or radically cutting down 
the size and scope and progress of the slum clearance program. 

Consider, if you will, from the point of view of sheer practical 
politics, that the major portion of our slum clearance is in the north
ern urban centers where elections regularly go by 1 percent of less 
of the total vote, where minority groups, who are becoming increas
ingly articulate and effective defenders of their own interest, consti
tute anywhere from 5 to 10 percent of the vote; consider, if you will, 
that if these groups ever make up their minds that this slum clearance 
program offers them nothing but continued frustration, hardship, and 
despair, that the housing is not available to them, nor is other ade
quate housing available to them-I think, from the point of view of 
the political implications of this, the slum clearance program simply 
is going to wither on the vine unless it can meet the problem that 
present patterns of residential discrimination and segregation present. 

Now, being active in many communities across the country, there 
are two questions that are invariably asked me in public, and in some
what emba1Tassing fashion, as I appear before mayors, city councils, 
boards of estimates, citizens' groups, business groups, civic groups, 
and religious and labor groups. 

Both of these questions are founded on the fundamental under
standing of plain and ordinary citizens everywhere that a slum clear
ance sponsor is, in effect, a dispenser of public benefits. 

The most lowly tenant in a slum clearance project knows that the 
public powers of condemnation and eminent domain have been used 
to move him out of that project and to move out his business, if he 
is a business person. 
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They likewise know there are public moneys invested in the price 
writedown on the fair reuse value of the land; they know in some 
States there are public moneys invested in direct loans to these projects, 
and they likewise know that the Federal powers are involved in the 
insuring program under the FHA, and it is quite clear to these 
citizens that a private enterprise sponsor, in addition to bei:µg an 
energizer in his own right of construction, is a dispenser of public 
benefits, and they don't need any constitutional lawyer to tell them 
that, in all equity, there should be equal availability to the ,benefits 
for which the private sponsor serves as a mere conduit. 

So, I have been frequently asked two questions: 
First of all, "Will this housing be available to us, the folks who 

are living here~" 
The answer in most of the northern urban centers is : "Yes"; 

theoretically it will be, because about t"'Yl'o-thirds of the urban renewal 
in this country is covered by a requirement of nondiscrimination, 
but from the practical point of view only an infinitesimal percentage of 
the tenants living in slum clearance projects can afford the rents 
which are produced by the cost of construction and the cost of 
financing in the urban renewal program. 

Now, I believe, without a question of a doubt, that the housing 
product of the slum clearance program should be available equally 
to all Americans and, while 25 or more cities and villages and towns 
have declared this their standard of public policy in about a dozen 
States, ,as,you have heard, I believe the Federal Government should 
declare itself• unequivocally on this score. 

I believe Senator Javits' testimony may have been somewhat mis
leading. It is quite true that the FHA has cooperated fully in 
recognizing locally declared standards of public policy, and when 
I was working with Tom Finletter immediately after the Metcalf
Baker law was passed, in association then with Attorney .General 
Javits, we did work out with the FHA in Washington an effective 
program by which if an agency of a State or city found a private 
enterprise sponsor was not obeying the standard of local policy the 
FHA would no longer deal with him in providing mortgage insurance. 
It is not quite true that the URA has worked effectively in this field. 
It is true they prohibit the inclusion of restrictive covenants in the 
forms of contract. It is not true they have particularly taken any 
effective measure or made any public declaration of public policy 
in their requirement of nondiscrimination, and I think it is an indis
pensable condition of the slum clearance program for its continued 
existence for the product of slum clearance to be equally available 
to all Americans. 

Now, as I said, the slum clearance product is basically upper
middle-income and frequently luxury housing, and I am not entirely 
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sure this may not ibe a good thing. One of the problems with our 
central cities has been, for a quarter of a century, middle-income 
and uppe;-income families have been streaming in quantity to 
suburbia, long before there was a problem of minorities, long before 
there was a visible migration of Negroes or Puerto Ricans to the 
central core of New York City. People were going to suburbia for 
wholly unconnected re.asons. I think it would be an excellent thing 
for the :pnancial health of our cities for many of these upper-income 
families to come back to the center of our town, and attractive and 
upper-middle-income and a good,deµ,l of luxury housing in slum clear
ance can achieve this; but the fact remains, even if this housing is 
made equally available to all Americans, most of the relocatees from 
slum clearance areas cannot afford this housing. So, to them it is 
a somewhat meaningless opportunity. 

So, I believe we must do considerably more than we have done to 
provide relocation housing outside of slum clearance areas, and this 
housing, I believe, should be of two types: First of all, we need a 
much more adequate flow of public housing. I believe the public 
housing today, the :federally assisted public housing program today, 
should be scaled to take care of relocatees from slum clearance and 
highway programs and other public improvement programs who are 
eligible for public housing and that the cost of that public hqusing 
should be considered an overall cost to the community of having these 
public improvement programs which displace so many of our low
income nonwhite citizens. 

By definition, that public housing must be available to all and 
preferably located on the periphery of our cities where integrated 
communities can result; but we need to go far beyond that, and I 
don't believe we should look upon public housing as the only answer 
to our housing problems. 

I agree with Emil Keen in his most interesting testimony that 
private enterprise and private initiative can do the job, but it can't 
do the job for moderately circumstance families at today's cost of 
construction and financing. 

Now, you heard some most interesting testimony this morning 
from Frank Lowe of the Metropolitan Life and you heard how the 
houses he produced some years ago for $13 and $14 a room now pro
duce rentals of $40 to $45 a room. Not only have th~ costs of con
struction gone up radically, but the cost of financing has gone up 
substantially. Now, I don't think there are going to be great oppor
tunities in America to reduce the cost of construction. We're a union
ized country. We're not going to cut labor rates substantially. I 
don't believe that offers a very fruitful avenue of approach. I believe 
the only avenue of approach that will produce important benefits 
is in the area of reducing the cost of financing. 



288 

Now, we have such programs already in existence. The Federal 
college housing program provides cheap money at substantially the 
Government rate of borrowing such money. In New York State 
we have the Mitchell-Lama program, which permits either the State 
or the city to loan private enterprise sponsors mortgage funds at 
substantially the State or the city cost of borrowing those funds. 
It is approximately 3 percent interest, less than 1 percent of amortiza
tion, on a 50-year mortgage loan, and no insuring fee simply because 
they are direct loans. 

Now, I don't want to get into the technicalities of this, but the 
results are absolutely amazing and I would like to cite you one example 
to give a little body -to these rather dull and uninteresting statistics. 

I just finished an FHA slwn clearance job in Cleveland, Ohio, a 
garden apartment project designed for worker families, many of 
them minority families. A two-bedroom garden apartment cost me 
approximately $12,350. Under the regular FHA financing rates of 
5 percent interest, 2 percent amortization and one-half percent FHA 
insuring fee, the rent for that two-bedroom apartment came out at 
$119. 

Now, I was able to enjoy what Mr. Emil Keen referred to as the 
Fannie Mae special assistance fund moneys, for which he has requested, 
you will remember, the $250 million. That reduced interest from 5 
percent to 41/l percent. It reduced the amortization from 2 percent to 
1½ percent, and there was the same ½-percent insuring fee. That 
brought the rents down from $119 to $107. 

Now, if we could have had the benefit of the Mitchell-Lama fi
nancing of the New York State provisions, we would have brought the 
interest down from 4¼ percent to 3 percent; we would have brought 
the amortization down from 1½ percent to 0.87 percent on a 50-year 
loan, and we would have avoided the insuring fee, and that rent of 
$107 would have come down to $79. In other words, we would have 
reduced our rent substantially from $119 to substantially under $80, 
a reduction of one-third in the rent, due only to making financing 
available at substantially the Government cost of borrowing those 
funds from the citizens. 

I be] ieve that only with such a program of direct loans by the 
Federal Government to private builders can we achieve a program of 
relocation housing that really hits the broad gauge of American 
worker families. I believe that such a program would substantia.lly 
answer the problem of middle-income housing, and I believe as a 
started we should have such a program designed to rehouse that pro
portion of the American families displaced each year by public im
provement programs of all types which are not eligible for public 
housing. 
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Lastly, I would like to consider the present inventory 0£ Govern
ment-assisted housing. 

I£ all 0£ the suggestions that I have made as to an accelerated 
federally assisted public housing program, as to a program of direct 
loans for middle-income housing-if both of these suggestions were 
adopted, it would be a considerable period 0£ time before a noticeable 
impact would be made on the current housing inventory. Generally 
the housing supply that is created in any one year is never in excess of 
2 or 3 percentage points of the total housing supply. We have an 
average life of homes of 50 or 60 years, and in any one year it is very 
difficult substantially to increase the available housing supply. 

There is an inventory of half a million homes enjoying some kind 
of Government benefits, most of them FHA mortgage insurance, and 
I believe that these apartments-I am speaking now only of garden 
apartments or elevator apartments-which have been built under very 
much cheaper construction costs over the past decade or two and which 
enjoyed much cheaper financing costs and, therefore, have very mod
erate rents-I beli eve that this inventory, this pool of existing Gov
ernment-assisted, privately built, multiple-dwelling houses-should be 
made available equally to all Americans. 

I believe that would make an enormous current, immediate contribu
tion to the problem of displacees from slum clearance areas, and I 
believe if the problem of the displacees from slum clearance areas 
cannot be solved promptly that it will radically endanger the political 
acceptability and support of the slum clearance program. 

I would like to say, lastly, I don't think the fears that have been 
enunciated as to the requirement of nondiscrimination have, in any 
sense been borne out by the facts. The fears basically have been four
fold: First, that with these requirements white communities will be 
inundated and the property values will decline; second, there will be 
a rapid exodus of white families from the central core areas 0£ our 
city; third, new construction will cease because builders will be unable 
to take the risk of creating housing which must be available to all; and 
fourth, that lending institutions will cease lending. 

Now, we have had quite a history in New York State 0£ housing 
built with various types of Government assistance, and these £ears 
simply have not materialized. 

We know that the very purpose of nondiscrimination legislation is 
to prevent inundation, that inundation is a factor 0£ pressures and 
segregation, and that ,-..hen you open up a slum area, a block or two, 
those areas must, by definiton, be inundated, and that the effect of non
discrimination legislation is to scatterize nonwhite housing demands 
so it has no impact on any one community or any one project, and that, 
indeed, has been the effect of such legislation in New York State. 
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No community, no village, or town in this State has $11.ffered inun
dation because of our legislation, and I know of no instance-and 
I don't believe the Foundation for Race and Housing has found an 
instance-of. a community that has suffered ·a decline in property 
values due solely to the fact of entry of •a nonwhite into a theretofore 
white community. 

As to the problem of the exodus, we have heard this for quite some 
years now. Various real estate groups have opposed the body of 
legislation which we developed in New York State for over a number 
of years. We have had absolutely no indication that exodus results 
from this legislation. 

This same body of testimony was presented before the passage of 
the Sharkey-Brown-Isaacs legislation. I have never heard any evi
dence adduced that there has been an accelerated exodus from New 
York because of the passage of such legislation. 

Now, as to the question of new construction, I almost wish that 
this were true-that builders wouldn't want to compete for title I 
projects because of the requirement. of integration. The fact is it is 
the very communities across the country in the northern urban cen
ters where integration is required where there is the most intense 
competition for these projects. 

The fact is builders build when two conditions are met--when there 
is a proper financing available and when there is a market for their 
product--and they seem totally undismayed by the requirement of 
integration and, in fact, there is about $2 billion worth of title I 
construction going on in New York and the most intense kind of 
.competition among builders for these projects. 

Likewise, the lenders lend when the risk seems minimal and the 
return -adequate, and there have been no instances of lenders refusing 
to lend or being reluctant to lend on proper housing with minimal 
risk and attractive return because that housing is required to be open 
occupancy. 

I think from the point of view of the business community it would 
be well to face the fact they must accommodate themselves to a great 
degree of scatteration of nonwhite families. Over the next several 
decades to come our standard metropolitan areas will enjoy a 50 per
cent increase in their population across the country; about 70 million 
new Americans will be living in our standard metropolitan areas, and 
a large proportion of these will be nonwhite. Unless we are to have 
a continually festering, unpleasant and unhealthy social situation in 
our cities, we have got to accommodate ourselves with these long-range 
population trends. 

I am convinced the construction industry and the building industry 
that has shown such a remarkable degree of courage and dynamism 
and resourcefulness in creating this fantastic flow of houses we have 
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had in this country over the last quarter of a century, that these same 
parties of leadership and insight and courage can be brought to bear 
in facing up to the social problems of housing in the next quarter 
of a century. 

Thank you very much. 
Commissioner HESBURGII. Mr. Scheuer, you have given us a very 

complete and rnry cogent statement here, and I know we are going to 
find it most helpful in answering many of the questions you have 
anticipated and answered in advance. 

I did want to ask you one question that seems to go to the nub of the 
problem. In your opinjon, why has the housing industry opposed 
open occupancy of building developments? 

Mr. Sc1rnuEn. I wish I could answer that. 
Cer tainly there has been nothing on the record to indicate they 

have been hurt in any ,rny. The fact is if the program is proper for 
other good and sufficient reasons builders and lenders go in to it 
eagerly. I t hink there has been some improper analysis. I beliern 
the Real E st:ite Board representatirn this morning is somewhat 
confused. He kept comparing values in one area wi th values in 
another area, ,Y ith the clea.r implication or the clear statement that, 
beciwse the prope rties in one are:L had some nonwhites living in them, 
the reduction in rnlue or the difficul ty of financing, getting mortgage 
finan cing for t hat project, wa.s due to the fact of non,Yhites. 

I quite agree wi th him that a good property in H arlem is much 
more difficult t.o fornnce than a good property in Larchmont. The 
fact is the lending institutions, and rnry properly so, in my opinion, 
do tako into consideration the conditions arouml a home, the con
ditions of the neighborhood and '\\hether that neighborhood is 
stable and aU.ract ive, and it is on those grounds tha,t it is difficult to 
finance housing in areas of den e minority concent,rat ion because 
those areas :u-e slwns and no prudent banker ,rnukl invest his money 
in a slum. 

I think what we ham on the pa rt of the business commun ity is 
gradu:il accommodation to these ground rnles th rit the com munity 
sets, and I think a perfect example of that is the endorsement made 
by the representat·i rn of the Real Estate Board this morning of 
non discrimination legislat ion covering Government-assisted housing. 

Now, I have been interested and acti,·e in this field for a number 
of years, and I have helped draft the legisla tion in New York City 
and New York State, and consistently the Real Estate Board has op
posed legislation requiring open occ upancy. 

This is the first tim e, in my recoll ection, that they h:t,·e endorsed 
th e proposition that where Government aids are invohecl the products 
of those benefits should be equally avai lable to all, and I would 
like to take this opportunity of congratulating the Real Estate Board 
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for this extremely significant departure of the past views and for what 
I think is an enlightened and statesmanlike point of view. 

I think this is the type of pattern we have seen in the past. 
If you recall, in the early 1930's, when we passed the Securities and 

Exchange Act, with its requirements of full disclosure, the securities 
industry bitterly fought these new ground rules; the banking in
dustry fought bitterly the establishment of the Federal Deposit 
Insurance Corporation as a socialistic encroachment on their prerog
atives; the manufacturing industry, through the NAM, bitterly 
fought such ground rules as the wages' and hours' legislation, mini
mum wage and hours, old age retirement, social security-yet today, 
if you suggested doing away with the full-disclosure rules, the securi
ties industry would be up in arms because it is the basis for the morals 
and ethics of the industry, quite totally accepted by all members ; the 
savings banks advertise every day on the radio that their deposits are 
covered by FDIC, and American industry has grown and prospered 
not because of a few wealthy families in this country, but because of 
the mass purchasing power that was created by this total, broad 
pattern of New Deal legislation which they, themselves, so bitterly 
fought. 

So, I think it is quite clear that businessmen have, with all of their 
courage and energy and resourcefulness in their own businesses, 
never been the most accurate judges of what was best either for society 
-or, indeed, what was in their own enlightened best interests. 

I can go a li ttle further than the New Deal and talk about New York 
.State. In 1945, when we "·ere considering fa ir employment practices 
legislation in this State, virtually every business leader in t he State 
and a number of our public officials said if w·e had this kind of legisla
tion it would create racial tensions and hatreds where none had existed 
before, that it \YOuld set class against cl ass and creed against creed, 
and that, indeed, business would leave the S tate, no new businesses 
would come here and the businesses here already would leave the State. 
Now, of course, that hasn't happened. 

·when were were considering placing under the jurisdiction of 
SCAD the provisions in the Constitution requiring equal accessibili ty 
to public accommodations in this State-and this was only a few years 
ago, in 1953, and this would prohibit discrimination in theaters and 
moviehouses, hotels, restaurants, nightclubs, public swimming pools, 
and the like-we were told by the Restaurant <\.ssociation, the Hotel 
A ssociation, and the theater owners that if non whites could use these 
facilities people would stop coming to New York ; the tour ists from 
abroad and other parts of the country wouldn't come here to see our 
.shows and enjoy the fabulous sights and sounds and smells of this 
.city. 
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Well, that never happened, of course, and, of course, in this area of 
housing legislation we have heard that the builders wouldn't build, 
the lenders wouldn't lend, the ,vhite families would disappear. This 
problem of the disappearing lender, the disappearing builder, the 
disappearing white family-we've heard this many times, and it 
simply hasn't happened. 

The encouraging thing is, after the ground rules are passed, the 
business community, having in its midst fine leadership, has ac
commodated itself to the ground rules that society, over its opposition, 
has established; and I think the position that the Real Estate Board 
took this morning, endorsing open-occupancy legislation on Govern
ment-assisted housing, is a classic example of that. 

So, I £eel, while there may be some oppc.sition to this type of require
ment while it is pending and businessmen aren't generally a great 
deal interested in these social matters, and it's somewhat strange and 
alien to them, we can rely on the fact that, once these measures are 
passed, they will accommodate themselves to the stated standard of 
public policy. They are fine men, who believe in doing what is right, 
and once the standard, the ethical standard, has been set they accom
modate themselves very rapidly; and I think that should give us all 
great hope for the future. 

Commissioner HEsBURGII. I think it is an indication of great 
progress. 

Mr. Scheuer, one last question: One of our witnesses this morning 
said that antidiscrimation laws should have awaited the experience 
of owners with integrated policy. I know you have built a lot of 
this type of housing in many parts of this country, and how has it 
worked out in your properties~ 

Mr. SCHEUER. Well, a good deal of housing is still 011 the draw
ing boards. I have completed one project and I have another one 
underway. I have been connected with the integration of several 
thousand units of moderately priced housing in New York City, and 
our experience has been exactly identical with Frank Lowe's of 
the Metropolitan Life Insurance Co. It hasn't hurt us. It hasn't 
helped us. I t happened that our housing was a good buy, as the 
Met's housing has been. It apparently had no impact whatsoever 
on the desirability of that housing. 

We are doing exactly now as we were doing before, and I might say 
I have no doubt whatsoever the housing I am involved in across the 
country will be attractive housing and will rent, and I would be utterly 
irresponsible, as a businessman, in investing my money and the money 
of many other people in these projects, if I thought the open-occu
pancy provision would prevent them from renting. After all, per
haps the Government can make a mistake, but a businessman must 
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survive economically-from project to project, and I have great faith
and my judgment is reinforced by the number of tough, competent, 
hardheaded businessmen who are involved in this program from coast 
to coast, who are laboring under the same requirement of nondis
crimination under which I labor, and apparently in their considered, 
practical judgment-this will not be an impediment to the :financial 
feasibility and the long-term investment quality of their investment. 

So, I think, from the cold, hardheaded cash analysis of the business
man, these projects, if they are well planned, well executed, in decent 
locations, will be excellent long-term investments, and that, in my 
mind, is what is responsible for the intense competition for the title I 
projects, most of which now involve nondiscrimination requirements. 

Commissioner HEsBURGH. Thank you very much, Mr. Scheuer. 
You have been very helpful, very articulate, and I think very clear, 
and we appreciate very much your coming. 

Mr. SCHEUER. It has been a great privilege for me to appear here, 
and I thank you for the invitation. 

PREPARED STATEMENT OF JAMES H. SCHEUER 

My name is James H. Scheuer. I live in New York City. I am a private 
enterprise developer of residential urban renewal project with construction 
underway or planned in six major urban centers across the country; Wash
ington, D.C., Cleveland, Ohio, St. Louis, Mo., San Juan, P.R., and Sacramento 
and San Francisco, Calif. These projects when completed will involve an 
investment of nearly $100 million. I have also been associated with companies
owning and managing many thousands of apartment units in New York City. 

I am an attorney. I serve as president of the Citizens Housing and Planning 
Council of New York, and as chairman of the Housing Advisory Council of the 
New York State Commission Against Discrimination. I am first vice president
of the National Housing Conference, and am a member of the Task Force. on 
Moderate Income housing recently appointed by Governor Rockefeller. 

As a businessman, I believe that discrimination is bad business. While I 
also happen to believe that it is morally wrong, I shall leave the moral argu
ment to others. My argnment rests on the dollars and cents impact of dis
crimination- upon •the cities and business community of America. 

SLUMS AND OUR ECONOMY 

Perhaps !TIO domestic problem of our time is causing as much deep concern 
to Government and business leaders as the condition of our major urban centers 
across the eountry. The capital plant and equipment of our centrar citi:es is in 
deplorable shape, and is getting worse by .the day. The rapid spread of blight in 
our central cities is placing an mtolerable financial burden upon city adminis
trations and business communities alike, and is making our cities increasingly 
unattractive, inconvenient, unpleasant, and expensive places in which to live, 
work, or seek entertainment, recreation, or culture. 

I believe that the ·issue of discrimination and segregation in .housing cannot 
be separated from the great slum problems of our cities. 

First, residential discrimination and segrega:tion are important factori:; in the 
formation of slums, and blighted areas. 

Second, residential discrimination and segregation lessen the constructive 
influence that a slum clearance project should have on ,the surrounding area, by 
intensifying slum conditions in that area. In addition, the project itself, built, 
owned, and operated by free enterprise, is put a:t an economic disadvantage, and 
the substantial public contribution required to bring the project into being does 
not produce·resuits commensurate with tha:t contribution. 
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Third, unless the problem of equa l availability of Government assis ted hous ing 
is solved promptl y a nd equitably, the s lum clea ra nce progra m may wither for lack 
of urgently needed publi c and political support. 

It is common knowledge among students of the urban process that slums are 
caused primarily by t hree factor : Overcrowding by tenants, undermaintenance 
by owners, and ina dequate provi ion of city fa cilities and services. It is clear, 
I think, that rigid patterns of segregation, and the resultant ghet to communi•ties, 
tend to agisravate these th ree conditions. 

When the Negro and other minority g rou ps a re r estricted to a f ew sharply 
limited areas in the total metropolitan complex, it i • axiomatic that, having no 
other place to go, they will tend to populate undesirable an d deteriora t in g sec
tions which wh ite families have begun to leave beca use of unsatisfactory living 
conditions. In a s much as the neighborhood is generally on th!) do'IYngrade be
fore minori ty fam ilies a re accepted, apa r tment-house owners have probably 
already begun to ..milk" t heir properti es ; maintenance a nd repairs are neglected; 
heat, hot water, and j ani tori a l scn ·ice usually become ina dequate. T enants, 
knowing that apa rtment owners a re permi tting their properti es to fall in to a 
grave state of di s repair, frequently are guilty them selves of a bu,-i ng and mis
treating their qua rter s. F or there is little in the average slum tenement to in
spire a feeling of pe rsona l pride in c11 re or upkeep on the pa r t of tPn:rnts. With 
the increase in rninorit~· group population, ca used by migration and a high birth 
r a te, the normal o,·er crowding resulting from confinement is brought to cris is 
proporti ons. Overcrowding itself brings disorde r and human degradation in 
its wake. 

As conditions deterior a te, neither the owner nor the city apparently have much 
interest in improving matters. The owner bas a ca ptive and increasing ten
antry, which beca use of the unavaila bility of other shelter has no choice but to 
stay put. And t he city find s the problems of adequa te s treet clea ning, sani
tation, police, fire, hea lth, and social services a burden on both s taff and budget. 

Insepara ble from this vicious circle of overcrowding, underma intenance, and 
inadequate city services, is the pattern of segrega tion which forces minority citi
zens to live in t he slum area, insu res tenement owners of c11 pacity or over
capacity occupancy, and compels city officia ls to throw up their hands in despair 
and wri te off the neighborhood. 

\Ve now ha ve achi eved a pa rtner ship of F ederal, State, and city government 
and free enterprise which is waging a broad-sca le atta ck on the na tional slum 
inventory. 'l'hi s fus ion of the energies and abilities of the bus iness community 
and Government ca n, in t ime, renew the cities of America. But the success of 
this program is j eopa rdized by the existing patterns of discrimination and 
segregation in hous ing. 

Several questions are r epea tedly asked me b.v civic, r eligious, labor, and bus i
ness group·, in t he various cities where I a m developing slum clearance sites. 

The first question is : Will the product of the slum clearance program-the 
fine, attractive, new urba n communities-be equally a va ilable to a ll qualified 
tena nts? It is quite apparent t o these citizens that a private enterprise slum 
clea rance sponsor enjoys a wide varie ty of Government benefi ts. These include 
the use of the power of eminent domain to acquire the slum land; the use of 
public funds to provide the price writeclown on the fa ir reuse value of the land: 
tax abatement on some or all of the value of the improvement; a nd fed erally 
insured finan cing of 90 percent or more of the total cost of the slum clearance 
project. Without this multiple ass istance from Government these projects could 
not be built. It a ppea rs anomalous to many that a private businessm:rn, whose 
product is thus subs idized with public funds, and who, in effect, is an agent of 
Government in dispensing public benefits, should not be required to make the 
product of those benefi ts available to all qualified citizens. 

Accordingly, we mus t have a nationa l declaration of policy that all urban 
renewal hous ing in which Government is a partner, should be available equally 
to all qualified renters. 

At present there a re a t least 12 States a nd lG cities with such legislation. 
But there is no national policy. A fortright statement of F ederal public policy 
is urgently needed to insure the success of the slum clearance program. 

'.roda y, beca use of the high cost of construction llll(l ti11auci11 g, urban renewal 
hous ing is primarily for upper-middle-income professional and business people. 
This situation may well ha ve certa in merits . '!'here is a press ing economic and 
social need to attra ct once more to downtown central city livi ng the upper-income 
families which for a quarter of a century have been finding their way to the 
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suburbs. H owever, to the extent that nonwhite professional and business 
f a milies ca n afford upper-income urban renewa l housing, they should not be 
barred from it. 

T be second question which I hear repeatedly in city after city is : Where are 
the dislocated site tenants of the slum clearance project going to live ? 

At present, the urban renewal and highway programs together are dislocating 
several hundred thousand American fa milies in the course of a few years
prima rily low income nonwhite families. ,vhile F edera l highway legisla tion is 
s ilent on the matter, the Federal slum clea rance legislation requires tha t each 
dis located family be rehoused in "decent, safe, a nd sanita ry" housing. In many 
cit ies a n effort has been made to comply wi t h thi s Federa l s ta ndard of public 
policy. But there is a wholly inadequate supply of public housing and moderately 
priced new priva te housing coming on to the ma rket a vailable to nonwhite fa m
ilies. And a substa nt ia l portion of the existing '·decent, safe, and sanita ry" hous
ing outside areas of minority concentra tion is likewise close to nonwhite apa rt
ment seekers. 

Accordingl y, we must s timula te a far greater supply of inexpensive new 
housing, a va il able f or relocation purposes. Two types of new hous ing are 
needed. First, the present level of production of fed era lly assis ted publi c 
housing should be substa ntially expanded. This progra m should be large enough 
to absorb those families dislocated by desirable public im provement programs. 
This housing should be built in neighborhoods outs ide ghetto a reas, a nd tenanted 
on an open-occupa ncy basis. 

Second, we must crea te a national housing program designed to produce 
modera te-priced pri vate housing avail able to relocatees who are not eligible fo r 
public housing. La nd a nd const ruct ion cos ts of such housing ca nnot be cut. 
The only important vari able is the cost of financing. If direct Government loans 
for 50-year terms and at subs ta nt ia lly the Government cost of borrowing money 
were a vailable to fjn ance moderate-priced housing built, owned, a nd opera ted by 
free enterprise, r ents could be cut one-quarter to one-third below the current 
rent levels of urba n renewa l hous ing. 

New York State has such a progra m in its l\Ii tchell-Lama law. H ere is how 
the la w opera tes. The State or the ci ty lend s 90 percent of the cost of a 
development a t a pproximately 3 percent in te rest, t he cost of the money repaya ble 
over 50 yea rs. R ents resulting from this fin ancing method present a startling 
comparison wjth those produced by traditi ona l fin ancing. 

I have just comple ted a sma ll urba n renewa l project in Clevela nd. Under 
present FHA urba n renewa l financing, monthl y rent for a two-bedroom ga rden 
a pa rtment which cost $12,350 to build, would have been $119. Because Federa l 
Nntiona l l\fortgage Assoc ia tion (F a nnie Mae ) specia l assis ta nce funds were 
then ava il able, a t 4% percent interes t ins tead of 5 percent, a nd 1½ percent 
a mortiza tion instead of 2 percen t , these units ca me on the ma rket a t $107 per 
month. If New York State Mitchell-La ma fin a ncing ha d been ava ila ble, at 3 
percent in te rest and 0.87 percent amor tiza ti on, and no insuri ng fee, this very 
sa me a pa rtment would have rented for $79. 

In order to ma ke t hi s housing ava il able to cli sloca tees from slum clearance 
a reas whose income levels ma ke them ineligible f or puhlic housing but who can 
a fford modera te-income rentals, it must by definition be tena nted on an open
occupa ncy basis. 

These two programs a re desirable a nd appropriate in a Na ti on whi ch is 
expanding in popula t ion a nd in its productive ener!!Y and capacity. But it 
will be some years before such programs of new hon ing can ma ke a measurable 
impact on the housing supply. T raditionally, new housing coming on to the 
ma rket each year is ne, er more tha n 3 or 4 percent of the total housing supply. 
Thus. it is vi r tua lly impossible, in a shor t period of time to expand subs ta ntia lly 
the tota l housing inventory. 

However , a la rge supply of recently constructed, a ttractive, modera te-rentn l 
housing stn ncls r eadily arn il able. a nd could eas il~• absorb a s i!!nifican t portion 
of t he f amilie8 across t he count ry requiring relocation housing. There a re 
well o,·er 500,000 units of Go\·ernment-i n~ure<I hon ·i ng bu ilt since World Wa r II 
under t he ~◊-ca ll ed 60 and 207 F HA programs, of which less than 1 percent 
is open to nonwhi te residentl . 

In order to use the ex is t ing inventory of Government-assi ted housing for 
relocation purposes, the Federal Government should decla re a:; a mattter of 
public policy, that any owner opera ting housin"' which conti nues to enjoy the 
benefit of Government-i nsured mortgages must make such housing equa lly 
ava ila ble to a ll qualified renters . 
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The program which I have suggested would be good business for our cities, 
for the Federal Government, and for the business community. Our slums are 
costly luxuries. The expense of servicing them has skyrocketed. Their tax 
yield is a fraction of that produced by nonslum residential neighborhoods of 
comparable size. For example, a slum site which I am redeveloping in St. 
Louis presently costs the city $200,000 annually to service. It pays $300,000 
in taxes. After redevelopment, the cost of servicing will drop to $100,000 and 
taxes will jump to $2,500,000. The city's contribution to the land writedown 
is $10 million. Any businessman worthy of the name would leap to renew his 
capital plant a nd equipment and bring it to a competitive level of efficiency, if 
he could anticipate a 4-year return of his cash investment. The arithmetic of 
slums is irrefutable. 

If we eliminate racial discrimination in Government-assisted housing, we 
will slow down markedly the continuing growth of our sum inventory. We 
will immeasurably enhance the curative effect of a slum clearance project on a 
community, making it a more stable long-term investment for the private 
builder; and a better investment, too, of the public funds involved. Fina lly, we 
will stem a tide of bitterness, r esentment, and frustration among those nonwhite, 
American families who are forced to endure in overwhelming disproportion to 
their number the chaos inherent in the slum clearance program, while they are 
denied the fruits of the program itself. 

POLITICAL CONSEQUENCE OF DISCRIMINATION 

Thus far the argument against discrimination has been primarily economic. 
One ca nnot, however, overlook the political consequences of discrimination in 
Government-assisted housing. Failure of the Federal Government to deal 
courageously with this problem is creating a growing body of disaffected non
white voters. These include the professional and business families who are ex
cluded from urban renewal housing, as well as the low-income families dis
placed by the bulldozer, for whom the promise of "decent, safe, and sanitary" 
reloca tion housing is illusory. 

In many northern, primarily urban States, elections hinge on 1 percent of 
the electorate; for example, New York, New Jersey, Pennsylvania, Massachu
setts, Illinois, California. Nonwhite families, which constitute between 5 and 
10 percent of the population of these States, are becoming increasingly articulate 
and effective proponents of their group interests. Already because of the multi
ple effects of discrimination in housing, there is visible evidence of a mounting 
opposition to urban renewal among minority citizens. Only the extraordinary 
statesmanship and patience shown by Negro leadership groups has prevented this 
feeling of frustration and disappointment from breaking out into solid group 
opposition to urban renewal and s lum clearance. I believe that unless the Fed
eral Government acts promptly to make open occupancy the law in Government
assisted housing, the success of our urban renewal and slum clearance programs 
is gravely endangered. 

INTEGRATION AND THE BUSINESS COMMUNITY 

Traditionally, opponents of open occupancy requirements have criticized such 
proposals on four grounds: 

(1) White communities will be inundated and property values will rapidly 
decline. 

(2) There will be a rapid exodus of whites from such communities, par
ticularly from the central city to the suburbs. 

(3) New construction under federally assisted programs will be dis
couraged, s ince builders will be unwilling to expose themselves to the fi
nancial hazard of creating open occupancy housing projects. 

(4) The great lending institutions-the life insurance companies and sav
ings banks-will refuse to finance housing which is equally available to all 
American citizens. 

There is no evidence whatever to support these allegations. The Commission 
on Race and Housing, in its monumental $250,000 study of integrated housing 
across the Nation, found no substantial evidence that the entrance of a non
white into a theretofore white community had any effect for better or for worse 
on property values. It was other, totally unrelated, phenomena, such as the 
general desirability of a neighborhood, the degree to which owners and tenants 
alike kept up their dwellings, the extent to which the cities properly serviced 
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the area, and the provision by the cities of protection against the encroachment$ 
of noncomforming uses-third-rate bars, grills, automobile repair shops and hot
dog stands-which determined whether a neighborhood was on the upgrade,. 
was stable, or was destined to become a slum. 

The existence of open occupancy legislation has never resulted in inundation 
of any one neighborhood. In fact, the very purpose of such legislation is to, 
"scatterize" nonwhite demand for housing over all available housing and thereby 
prevent any one block from being inundated, as is the case when a ghetto area 
explodes block by block under irresistible expansion pressures.

Over the past year, the New York City Commission on Intergroup Relations 
has had a hundred or so complaints from nonwhites who felt that they had 
been discriminated against in the ·availability of shelter. It is interesting to 
note that there was no one area which these people as a group were attempting: 
to penetrate.

Second, there seems to be no evidence that the requirement of open occupancy 
stimulates· flight by whites to areas not covered by such provisions. There is 
no evidence whatever that the passage of the Sharkey-Brown-Isaacs law in 
New York City has stimulated an increase in the exodus of upper-middle-income 
white families from central New York City to the suburbs of Westchester, Long 
Island, and New Jersey. 

Third, there is no evidence that builders have slackened their construction 
activities because of the existence of such requirements. In actual fact, builders 
build when there is ·a demand for their product and when that product can be 
easily financed. When financing and market conditions are right, builders seem 
totally undismayed by the prospect of making their housing available equally to 
all. 

At the present time in New York City more than $1 billion of urban renewal 
housing is being erected, most of it rather expensive elevator apartment housing. 
which must by New York State and City law be made available equally to all 
qualified tenants. There is no indication whatever that the successful, experi
enced practical builders who are undertaking these projects have been deterred 
by local and State legislation or feel that it will have any adverse effect on 
rental operations.

Fourth, there is as little tangible proof that the lending institutions will 
withdraw credit simply because of the fact that housing must be made available 
on an equal basis. A.II of the urban renewal housing in New York City is being
financed by private lending institutions. They are making these federally 
insured loans because the projects are sound on their merits as real estate 
investments, because the rate is competitive, and the risk negligible. 

Spokesmen for such institutions as the Bowery Savings Bank, the largest 
savings institution in the world, have repeatedly announced their policy of 
making loans whenever the housing constitutes a good housing "buy"-and
when the community in which such housing is to be established is stable and 
attractive. 

I have personally been associated with the integration of projects involving 
several thousand units of housing. My experience has at no time indicated 
that white families found this housing a less desirable place in which to live 
because of the presence of some nonwhite families. 

The first problem of a private enterprise sponsor is sheer economic and finan
cial survival. If I did not think that a policy of nondiscrimination was good 
business as well as good morals, I could not possibly invest, for myself and 
others, large sums of money in such a program.

All the available facts indicate that housing competes in the market for ten
ants and buyers on its merits as attractive stable shelter. To what, then, 
are we to ascribe the consistent opposition of private business leadership to 
open occupancy legislation? • 

The fact is that the spokesmen for the business community, and in particu
lar, professional spokesmen for business organizations, have not been notably 
successful in predicting what is good for society or indeed, what is good for 
business. Over the past quarter of a century society has progressively estab
lished "ground rules" which cover an increasing proportion of business activ
ity. Professional spokesmen for the business community, presuming to speak 
for the entire business community, have continuously and bitterly fought such 
regulations even though they have on the whole turned out to be in the best 
interests of the business community itself and have on the whole been accepted 
by the vast majority of the responsible members of the business community. 

Apparently, there is a vast reservoir of acceptance and of ready accommoda-
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tion in the business co=unity to the changing ground rules. Most business
men, in my opinion, are ready to a ccept any r ea sonable change in these rules 
provided that tlle change applies to all of the businessmen competing with 
each other. Understandably enougll, most of these businessmen hesitate to 
speak out for the change. Tllus, during the period when a change is being con
sidered and debated, one can ea sily be misled by what superficially appears to 
be unanimous business opposition but what in fact is merely professional 
spokesmen a rticulating the intransigent views of a small hard core minority. 

D uring the early days of the Ke,v Deal, professional spokesmen for the 
securities indust1·y opposed the Securities and Exchange Act and its "full dis
tlosure" provisions; public leade rs of the banking industry opposed the 
establishment of the Federal Deposit Insurance Corporation as a socialistic 
encroachment on prerogatives in private banking; t he National Association 
of Manufacturers, presuming to speak for the manufacturing community, 
opposed t he establishment of fa ir bargaining procedures, minimum wage 
requirements, limitations on working llours, r etirement provisions, and the 
social security systems. 

Yet, history has shown that the ground rules have proved highly beneficial 
to the business community concerned . Leaders in the securities business today 
would consider unthinkable any tampering with the ' 'fair disclosure" provi
sions; they now constitute the accepted professional ethic and bus iness practice 
of the securities industry. Savings banks across the country now compete 
with each other in advertising that all savings accounts a r e insured by the 
FDIC. And the manufacturing industry has as its ma rket today not just the 
upper crust of wealthy American families, but the millions of moderately cir
cumstanced fa milies who owe their purchasing power t o the existence of 

,collective barga in ing, minimum wages, old age and r etirement payments. 
unemployment insurance payments-tlie ground rules of a sound industrial 
society established a quarter of a century ago. 

In the years s ince World War II we have seen the same business aversion 
to the setting of ground rules in the field of civi l rights. In New York State, 
when legislation to prohibit discrimination in employment was under consider
ation in 1045, leaders of business, industry, and Government itself, testified 
that such legislation, if passed, would breed interracial tension, hatred, and 
strife where none had existed before, would prevent new industry from 
coming into the State, and would drive existing industry out of the State. 
Demonstrably, New York's economy has not suffered since the passage of the 
Fair Employment Practices Act in 194G. 

In 1953 when legislation was passed vesting in the New York State Com
mission Agains t D iscri minati on, responsibility for prohibiting discrimination 
in the ava ilability of public fa cilities, such as motion picture houses, legitimate 
theaters, restaurants, nightclubs, hotels, public golf courses and swimming 
pools, the restaurant, hotel, and nightclub industries claimed that tourists
American as well as foreign-would hesitate to come to New York if they had 
t o stay in the same hotels or eat in the same restaurants or sit in the same 
motion. picture theaters with nonwhite Americans. It was alleged that New 
York would lose its position as a cen ter of tourism, enterta inment, recreation, 
and culture. Of course, history bas proven such fears to be groundless. 

In short, a long, ba rd look at America's slums indicates that open occupancy 
in hous ing would be good business and sound economics for our cities. If 
we do not institute an open occupancy policy in housing, there is good reason 
to believe that the desperately needed programs for revitalizing and restoring 
,our cities will fail. 

By 1H75, some 90 percent of our population will live in our 168 standard 
metropolitan areas. The population of these areas will be about GO percent 
greater than it is today. Inevitably, minority groups will contribute 
substantially to this increa se. 

If the problem of urba n decay and inadequate housing is a crushing one 
today, it will be infini tely more so in a decade or two. 

Our Government throughout its history h as shown the vision and boldness 
demanded by various crises which have confronted our country from time to 
time. Our business community customarily brings r esourcefulness, cour age, 
and imagination to the management of its affairs and the resolution of its 
problems. Surely both our Goverrunent and onr business leaders will meet the 
challenge and will take bold and forthright steps to rescue our urban society. 

Thank you for inviting me to present my views to this distinguished 
Commission. 
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Commissi011er HESBURGH. Mr. Tiffany. 
Mr. TuFANY. Mr. Edward S. Lewis. 
Mr. Lewis is executive director of the Urban Lea,,,,aue of Greater 

New York. He has been in charge of the many activities of the 
Urban League of New York since 1943 and before that was with the 
Baltimore Urban League, in close touch with the problems of 
slum living. 

With Mr. Lewis today, and sharing this presentation with a sup
plementary statement, is Mr. Reginald A. Johnson, director of field 
services and housing coordinator of the National Urban League. Mr. 
Johnson has worked for the Urban League on these many prob
lems in St. Louis and Atlanta as a field secretary. 

Mr. Lewis will speak first. 

STATEMENT OF EDWARD S. LEWIS, EXECUTIVE DIRECTOR OF THE 
URBAN LEAGUE OF GREATER NEW YORK 

Mr. LEWIS. Thank you very much. 
Gentlemen of the Commission on Civil Rights, I am very happy 

to participate in this very important hearing on the importance and 
the influence of legislation, Federal legislation, legislation at all 
levels, for that matter, with reference to discrimination in the field 
of housing. 

As was indicated in the introduction, I have had 30 years of experi
ence as an Urban League executive in Kansas City, Baltimore, and 
in New York City, and in each of these instances I would want to 
affirm the fact that legislation is a very positive adjunct to our work 
in carrying out equality of opportunity in fields of housing, education, 
and in employment. 

Since I am sharing this with my colleague from the N ationar 
Urban League, I shall not read entirely my whole statement, but 
will quote a few brief portions. 

Segregated housing and substandard conditions are interrelated. 
The first breeds interracial tensions and imbeds discriminatory atti
tudes and patterns in all aspects of community life, including the 
details of our educational system and the emotional development of 
our children. Because it limits the size and availability of the 
housing supply open to Negroes and Puerto Ricans, segregation 
becomes a principal factor in the growth of overcrowding and slums. 
The latter, of course, intensifies existing problems in the area of 
interracial understanding and harmony. 

I made a reference in my testimony to the problems of education 
since that is also within the purview of this Commission. I am sure 
the gentlemen of the Commission recognize that educational inequi
ties, the problems of de facto segregation, which we have in New York 
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City, are not identical with the problems which are making the head
lines in our newspapers today. "We have segregation not by law, but 
by fact, and I should like to say for the record that I think in New 
York City we have one of the best plans for integrating the schools. 
Those plans have been worked out by a Commission on Integration 
appointed by the Board of Education. Now, we've had some prob
lems with reference to the implementation of the Commission on 
Integration reports. One of the persons who appeared and testi
fied here, Judge Polier, has just rendered a decision on the inequities 
in some of om Harlem school s and its implications for the Conunis
sion on Integration reports. It seems to me important to point that 
we are making headway in the implementation of the Commission 
on Integration reports and that New York City can set a pattern 
for the rest of the Nation with regards to this issue. 

There has been some testimony given here with regard to the growth 
of slums, and I should just like to point out, according to the census, 
118,000 dwelling units are so overcrowded in New York City and so 
violate the city's health, sanitary, or occupancy standards as to 
warrant their inclusion in any kind of slum count. 

Where are these overcrowded areas? Over 70 percent of the city's 
Negroes live in 4.7 percent of the census tracts. In 74.4 percent of the 
census tracts in the city there are either no Negroes at all or fewer than 
one in a hundred. These congested areas can be found by looking for 
the neighborhoods that report the highest rates of tuberculosis 
and infant mortality, the greater incidence of fires and a 
disproportionately high ratio of juvenile delinquency problems. 

I should also like to reaffirm the high cost of these slums and blighted 
areas to the total community of New York City, but also indicate that 
this is not confined to New York City. These same conditions m·ar 
20 percent of our Nation's cities, and it is this 20 percent of the 
Nation's urban centers that contain 33 percent of the population and 
account for 45 percent of the major crimes, 55 percent of the juvenile 
crimes, 35 percent of the fires, and 45 percent of the total city costs, 
including the health and welfare services. Parenthetically, these 
areas yield only 6 percent of the tax revenues from real estate. 

This, I think, is very cogent evidence on the high cost of slums in 
the country. 

Again I would like to refer here to our experience with regards 
to the importance of community planning in regard to antibias legis
lation. This involves educating individuals about the problems of 
different ethnic groups as well as working together in committees 
or organizations. Segregation further prevents the effective use of 
the legislative process by limiting the number of and influence of 
elected representatives in the legislatures and in the courts. As a 
result, the viewpoint of minorities is often unheard and unheeded. 
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Many individuals express hostilities created by segregation by refusing 
to participate in the civic life or to exercise their right to vote. With 
limited voting strength, minorities often find their interests dismissed 
bypractical politicians. 

Finally, we should like to point out that integrated housing is 
not impossible. There are some 150,000 families that are living 
peacefully together under interracial conditions in public, private, 
and cooperative apartment housing in New York City. Our 10 
months of experience with New York's fair housing practices law 
would indicate it has not been marred by undue racial tensions or 
by any unusual resistance on the part of either landlords or white 
tenants. 

It is true we do not have a truly open housing market in New 
York City, as evidenced by our segregated slums and the overcrowd
ing endured by minority families. On the other hand, we believe 
that this law has created new opportunities for Negroes, Puerto 
Ricans, and others to live in more decent environments. The law 
also demonstrates that people of all races, religions, and national ori
gins can live in peace, harmony, and understanding with their 
neighbors. 

I should just like to say, in conclusion, that I feel that this Com
mission can make a real contribution to our understanding of many 
of the problems we have been presenting in these hearings. 

I had the opportunity to participate in the total investigation by 
Congress on the problems of migration when I was working in 
Baltimore. I remember as a direct outcome of the exposure of the 
facts of discrimination against Negro workers in the defense indus
tries that opportunities were opened, especially in the airline industry, 
_for them for the first time. 

I feel equally so about this hearing which is being held in New 
York City, that you can open up the area of public opinion for 
really attacking this most important problem. 

Commissioner llisBURGH. Thank you, Mr. Lewis. 
Mr. Johnson, will you give us your statement i 
And then we will yield to questions. 

STATEMENT OF REGINALD A. JOHNSON, DIRECTOR OF HOUSING 
ACTIVITIES, NATIONAL URBAN LEAGUE 

Mr. JOHNSON. Mr. Chairman, members of the Commission, I want 
to just briefly give you a few observations from a national point of 
view, and I am going to confine my observations to the practices 
within the Government's housing agencies, and which I think are 
important. 
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I hope I do not duplicate anything that has been said or ,vas said 
yestercby. I am sorry I am not here to know that. 

The Fcdera,l Gornrnment beo-an its housing program in the early 
1930's with an administratirnly clHeloped policy which used racially 
restrictive coven,rnts, dernlopcd raci a,lly segreg:ited public housing 
projects in all citi es, rejected intcrracially occupied clernlopments 
and adopted a principle which related the admission of racial groups 
in all-white :treas as a deteriomting influence. Today, as a direct 
result of court decisions, nondiscriminatory leg islation, and hard 
work by nmny people within the FederaJ Gornrnment structure, 
within the housing industry, itself, and those associated ,rith private 
public interest service organizations, a considerable part of the fore
going pattern has been changed. However, there still remain areas 
within the Federal Government's pn1ct"ices and procedures which 
need intensirn administrative consideration in order that these agen
cies may adequately ser ve all people within their area of competence 
and responsibilit.y. 

I may add tha,t in the 1930's the insuring m:11rnal of the FHA 
contained sample restrictive covenants and contained many of the 
observations which are still repeated by some parts of the housing 
industry, which more or less questions interraci:il occupancy a,nd the 
occupancy of aparhnents by Negroes. 

Keep in mind that the Federal Government has an ornrall agency 
known as the Housing :ind Home Finance Agency and that under it 
are several n.gencies that are sort of semi-independent, but are coordi
nated and administered by the FHA, such as, for instance, the FHA, 
the PHA, the VHMCP, the Urban Renevrnl Administration, the 
Community Facilities Administration, and the Federal National 
Mortgage Association. Several of these agencies have pursued their 
own concept of adjusting their program to loc:d racial problems. 
Some of these adjustments have created conflict between the various 
housing agencies n.nd some of them have been in conflict wi th recent 
Supreme Court decisions. This certainly indicates that there has 
not been developed an overall racial relations policy and, I may say, 
an overall coordination which at all has been helpful as far as the 
housing activities are concerned or some sort of a program which 
would serve as a.n wnbrella under which all those agencies could work 
more closely together. 

Here are a few examples of these instances of interagency conflicts 
which-though they are within the agencies, these conf1icts, them
selves, have been handicaps which have limited the supply of housing 
and have limited the activities of these agencies: 

For example, we have two agencies, the Federal National Mort
gage Association n.nd FHA, which have a different procedure for deal-



304 

ing with properties that have racial-restrictive covenants. As the 
Commission knows, there are extensive properties throughout the 
Nation that still have restrictive covenants, and though they are not 
legally enforced, nonetheless, they are there, and there are many 
Negro families that have purchased properties that have racially 
restrictive covenants, that own them, occupy them and frequently 
try to obtain mortgages, and ,vith the differences in the applications 
of the t,rn agencies it has frequently handicapped these families from 
getting mortgages because of the situation. 

Another situation, which I think is very serious, comes from the 
records of the Urban Renewal Administration. For instance, accord
ing to their July 1958 report , 138,000 families were involved in their 
relocation program and approximately 80,000 of this number, accord
ing to the records filed with the URA, were eligible for low-rent 
housing. More than 50 per cent of these families are nonwhite. 
Many of these families will not be eligible for relocation into the 
108,000 dwelling units, privately constructed dwelling units, that are 
proposed in the plans. This is due to two factors : A pa.rt of the 
proposed housing supply will be too expensive for the famili es di s
placed and a goodly percentage of this supply " ·ill prohibit occupancy 
because of race. 

In addition to this, only 7,612 units of public housing have been 
approved. Now, keep in mind 80,000 families were indicated as being 
eligible for low-rent housing; 7,600 units were approved, in spite of 
the fact that the Public Housing Administration has available some 
70,000 or 80,000 units of housing, meaning the failure to approve 
housing filed and requested by local communities through the regular 
Urban Renewal Administration efforts to rehouse families. That, 
as you can see, is a serious factor which has handicapped many 
families. 

Another little item here-I am going to skip a bit-is that in a tabu
lation of 42,000 families made in December 1957 by the Urban Re
newal Administration-of the number that they had actually relo
~ated, 30,000 were nonwhite, or 71 percent; 2,000 or 6 per cent, of the 
nonwhite families were r elocated back into substandard housing 
because of limited market and other factors which have been pre
sented to you ; 16 percent, or 5,000, were lost in the relocation program, 
with no record arnilable as to the type of housing they were able to 
move into. 

The Community Facili t ies Administration makes loans to commu
nities for the purpose of planning schools and the various other 
facili t ies needed for housing development. According to a recent 
statement made public by the Administrator of the Housing and 
Home Finance Agency, who recently resigned-he said specifically 
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that the Community Facilities Administration continues to make loans 
to plan segregated schools in spite of this procedure being in conflict 
with recent Supreme Court decisions and procedures adopted by the 
Health, Education, and ·welfare Department, which does not do that. 

In other words, I am saying the failure of overall coordination and 
the failure of the establishment of an overall racial policy that can 
sort of govern the whole agency and place it in gear with the activi
ties of the White House and the Congress and the various adminis
trative agencies-that the Housing and Home Finance Agency and 
its constituent agencies need to be looked at by your Commission and 
others to sort of meet some of these problems. 

In conclusion, the Housing and Home Finance Agency and its con
stituent organizations have a tremendous responsibility for the housing 
needs of the lower income and nonwhite families. This need is not 
being adequately met because of the failure on the part of the overall 
Agency to adopt a basic racial relations policy which will permit this 
organization to not only reduce conflicts between the constituent 
agencies, but also to relate the organization's procedures to the actual 
needs throughout the Nation and to the basic policies which have 
been enunciated by the courts, the White House, the Department of 
Justice, and other agencies in the Federal Government. 

Without this type of basic policy, this lack of overall planning will 
rontinue to cause racial discrimination and racial disadvantage in 
the housing field. 

Commissioner HESBURGH. Thank you, Mr. Johnson. 
Mr. Johnson, do you think this Federal executive committee that 

has been suggested by the Commission on Race and Housing would 
be an answer to this problem of coordination? 

Mr. JOHNSON. You mean the one proposed by the Commission on 
Ra.ce and Housing? 

Commissioner HESBURGH. Yes. 
Mr. JOHNSON. I think it would be helpful; very definitely helpful. 
Commissioner HESnmwn. '\Vould that be the proper mechanism, 

in your opinion, to suggest? 
Mr. JOHNSON. Well, as I said before, I think the administrative 

practices of the agencies need to be looked at. I think some of them 
have grown quite old. 

I think Mr. Scheuer brought out some of the activities where some 
of them adopt adaptations to their activities that no longer need to 
be considered. 

If such type of commission, or whatever you call it, has the author
ity not only to review the practices and procedures, but also to make 
recommendations for adjustment-in other words, real operating, 
active decisions-I think it could be of tremendous value. 
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Commissioner llisBTIRGH. Thank-you very much. 
I would like to ask another question, of Mr. Lewis this time, if I 

might. 
Mr. LEWIS. Yes. 
Commissioner HESBTIRGH. You mentioned working in migration 

work, and I think this is perhaps central to many of the problems 
we have found in this locality. Would there any value, in yo1ll"' 
opinion, to having some kind of a group working on the direction of 
migrationi 

I think particularly of migration of, say, Negroes from the South 
up into New York City or this particular area. 

Mr. LEwis. Yes, Father. I think there would be a real advantage
in having an agency that would concern itself with these problems. 

I think the Office of Labor and Migration, under the sponsorship 
of the Government of Puerto Rico, is testifying in these hearings. 
We have had very close contact with that Office, and I think they 
have set up branch offices in other sections of the country besides New 
York and, as I have watched the work in this Office of Labor and 
Migration, it seems to me they keep a very close tab on what-is actu
ally happening to the Puerto Rican migrants and what kind of 
treatment they're getting in the work which they receive. They are 
also working in problems of housing discrimination. 

I feel the Office of Labor and Migration, which I think is unique
it is the only office of its type that I know of-has made a very impor
tant contribution in distributing the population rather than having 
them concentrate. It has had very close contact with the Govern
ment of Puerto Rico ·and the Government of the United States, and 
I feel if this is good for the Puerto Rican migrants then many of the 
migrants coming from other sections could use these services as well. 
So, I would think this would be a real contribution to our working 
people in this area. 

Commissioner llisBTIRGH. I am glad to hear you say that because 
our last witness, Mr. Scheuer, mentioned the fact that open housing 
means that scatteration is obtained and scatteration means a dilution 
of the intense problems that come from minority groups in over
crowded housing. The same thing is true as to the matter of employ
ment opportunity. There are better jobs available in some parts of 
the country. This is not a standard thing. It moves within industry 
-and it moves without economic opportunity at given times. There are 
also certain differences in housing opportunities in various parts of 
the country. . 

It would seem to me if some group would take the responsibility 
for this kind of advice and make it generaly available it might avoid 
part of the problem that one sees here from this high concentration, 
everybody funneled into one precise area. 
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Mr. LEWIS. Yes. I think this is quite possible. If we can get 
more specialization in this area, it would be enormously helpful. 

Commissioner HESBUIWH. That is right. 
Mr. L1~w1s. I know there are some fears on the part of representa

tives o-f minority groups that there would be contolled migration, 
tha,t legislation would be introduced in the Central Government to 
control migration, and this, I think, would be a fatality. 

Certainly after all the investigation o-f the total Commission they 
came up, -fortunately, I'm glad to say, with no restrictions on migra
tion ; bu t th is does not take away from the possibili ty o-f having more 
specialized he! p in this area. 

I think in New York City we are very much concerned in studying 
what is going to be the prospects o-f our open-city policy which we 
have on paper and is now in the process o-f being implemented. vVe 
feel that scattering the population, moving them out o-f these highly 
congested areas, is quite feasible and that this new legislation, the 
Sharkey-Brown-Isaacs bill, makes this possible. 

·w e'rn seen movement indicated here in that direction, and I think 
if we had it on a national scrde we ought to get the same kind of mo ve
ment out o-f t he highly concentrated areas. 

Commissioner HEsnuRc 11. That ,rnuld seem reasonable. 
Dean Storey, do you lm ve a question ? 
Governor Carlton. 
:Mr. Lewis and Mr. Johnson, thank you very much for your fine 

contribution. 
Mr. J oH:-.SON. Thank you. 

P REPARED STATEMENT OF EDWARD S . LEWIS, EX ECUTIVE DIRECTOR OF THE URBAN 
LEAGUE OF G1iEATElt N EW Y OR K 

The Urban League of Greater New York, an interracia l social service agency 
that ha s actively promoted equa l opportunities for Negr oes and interracial 
understa nding, for the past 49 years, is deeply concerned with the impact of 
segregated a nd inferi or hous ing on the entire community-Negro a nd white. 

Segregated h ous ing and substa nda rd condi t ions a re interrela ted. The firs t 
breeds interra cia l tens ions and imbeds discrimina tory attitudes a nd pa tterns 
in all a spects of community life, including the deta ils of our educa t iona l system 
and the emotion a l development of our children. Beca use it limi ts the s ize and 
ava ilability of the hous ing supply open to Negroes and Puer to Ricans, segre
ga tion becomes a principal fa ctor in the growth of overcrowding and s lums. 
The la t ter, of course, intensifies exis ting problems in the a rea of interracia l 
under standing and harmony. 

The Supreme Court clea rly s tated in its historic decis ion on school segr ega
tion on l\Iay 17, 1954, tha t "to separate them ( Negro children) from others 
of similar age a nd qua lification solely because of their r ace generates a feeling 
of inferi ority a s to their s tatus in the community that may affect their hearts 
and minds in a way unlikely ever to be undone." 

If th is is true in r egarcl to education, then how much more true is it in te rms 
of a ll the hours outside the cla ssrooms when our children live, play, and worship 
in ne ighborhoods isola ted from the r est of the community. They ha ve no sense 
of helonging a nd they lea rn to feel r ejec ted, unwanted , and infe rior. Small 
wonder that deep feelings of fru s tration develop in our children t ha t afTect their 
ambitions a s well as their feelings towa rd the school and the communi ty. 
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The emotional development of white children is also di storted by the disparities 
they see in the li ving cond itions and status accorded in our society to Negroes. 
Conditioned r eactions are lea rned in childhood that rema in to affect the attitudes 
and rela tionships of adulthood. Lack of familiarity breeds contempt, and we 
cannot expect interracial underst a nd ing to develop easily when, during their 
entire lives, nonwhites are separated from whites by high wa ll s of segrega tion . 

Discrimination in renting policies is also la rgely r esponsible for the great drain 
on community resources and the was te of human potential represented by s lums. 
Race as such is not alwa y~ the principa l ingredient of slums. In cities like 
Detroit, Chicago, and Cincinnati, the most substandard housing and congested 
neighborhoods are occupied by newcomers of Anglo-Saxon stock from the Mid
south. This phenomenon stems from postwar iumigrations that are in numbers 
too large to be readily accommodated by existing low-rent housing. 

In New York City, and in other cities that ha ve experienced large influxes of 
Negroes, Puerto Ritans, or Mexicans, the growth of slums, and the problems 
incident to slums, are accelerated by the fact that discrimination bars these 
groups from large porti ons of the exi s ting low-rent housing market. 

'l'housa nds of Negro and Puerto Rican famil ies have been coming into New York 
City every year s ince the end of World War II. Where do they go '! 'l'here has 
been some expansion of the segregated neighborhoods and many Puerto Ricans 
of lighter skin have been able to move into some of the low-rent hous ing a reas. 
But discrimination, general ly, has forced both Negroes and Puerto Rica ns into 
an unprecedented degree of conges tion. 

Approximately 118,000 dwelling units a re so overcrowded, according to the 
Bureau of the Census and the New York City Department of City l'lanning, au<I 
so viola te the city's health, sanitary, or occupa ncy s tandards as to wttrrant 
their inclusion in any sltun count. 

Where are these overcrowded areas? Over 70 percent of the city's Negroes 
live in 4.7 percent of the census tracts. In 74.4 percent of the census tracts in 
the city there are either no Negroes at all or few er than one in a hundred . 
These congested area s can be found by looking fo r the neighborhood:; that report 
the highest rates of tubercul osis a nd infant mortality_ grea ter incidence of fires 
and a disproportionately high ratio of juvenile delinquency problems. 

Tube rculos is is a disease whose incidence is directly r elated to environmental 
conditions, including housing. Documented studies demonstrate that tubercu
losis is not inherently a "l\'egro" disease, but one which affects this gr oup most 
seriously in New York. The tuberculosis dea th r ate here in 1949, largely because 
of congestion in segregated areas, was only 20 per 100,000 whites, but 91 pe r 
100,000 for nonwhites. 

The high cost of slums and blighted areas to the total communi ty is not 
limited to New York City. These sa me conditions ma rk 20 percent of our 
Nation's citi es. And it is this 20 percent of the :\'ation's urban cen ters ti.lat 
contain 33 percent of the population and account for 45 pe rcent of the ma jor 
crime, 55 percent of the juvenile crime, 35 percent of the fires, and 45 percent 
of the total city costs, including health and welfare ser\'i c:e:·. P a ren thetically, 
these a reas yield only 6 percent of the ta." reYenues from real estate. 

We ha Ye all been long famili a r with the stati ·tics of slu m blight a nd the 
contributions made by d iscrimination to the growth and intensification of our 
slum problems. Let us exam in e some of the socia l implications. 

Residential segr egation of minority groups effecth·ely prevents direct com
munication between the minori ty and maj ori ty groups. In whaten•r direction 
they may attempt to move in order to secure an in tegrated socia l . truc t ure, 
the corrununi ty groups find that lines of communicat ion are tenuous or non
existent. Without t he -e opportuni t ies for continuing face-to-face contacts, pro
posa ls fo r e liminating segregation ha,e little cha nce for success, whetl1er they 
include cooperative planning for the el imination of discriminatory practices, 
educationa l acti\'itie- to d i seminate accurate informa tion about individuals in 
diYe rse ethnic gr oup ·, community effor ts to secure the adoption of constructive 
legislation or, s imply, t he de,·elopmen t of sound interpe rsona l relationsh ips. 

CooperatiYe plan nin~ to elim inate discriminatory practices can best be ar
complished when leaders of majority and minority groups work together for 
the common good. Segregation patterns in employm ent, hous ing, and educa tion 
hinder the process by c:rippling poten t ial leaders wi t hin t.he minorit~· group. In 
addition . much time is lost while each group seeks to iden t ify leade rs in other 
groups , and while the leaders, themselves, become accus tomed to workin g to
gether in an atmospher e of mut ual trus t and respect. 



309 

The process of education about different ethnic groups is also disrupted by 
segregation in housing, employment, and education. Inferior educational back
grounds, acquired in segregated schools, limit the ability to absorb accurate 
information, despite the best of intentions. l!'u1·thermore, feelings of r esentment 
or superiority often stifle the natural curiosity of one group of human beings 
about another. 

Community planning to secure antibias legislation involves eduC'ating indi
viduals about the problems of different ethnic groups, as well as working together 
in committees or organizations. Segregation further prevents the effective use 
of the legis lative process by limiting the number and influence of elected rep
r esenta tives in the legislatures and in the courts. As a result, the viewpoint of 
minorities is often unh eard and unheeded. Many indi\'iduals express hos tilities 
created by segregation by refusing to participate in civic li fe or to exercise their 
right to vote. With limited voting strength, minorities often find their interests 
dismissed by "pr actica l" politicians. 

Discrimination in h ousing is a major ca use, therefore, of social blight, as 
well as the deterioration in living conditions we ca ll s lums. 

Integrated housing is not impossible. Some lG0,000 families are living 
peacefully together under interracial conditions in 1mblic, private, and cooper
ative apartment housing in :\few York City. Our 10 n10nths of experience with 
New York's fair housing practices la w ha s not been marred !Jy undue ra cial 
tensions or by unusual resistance ou the part of either la ndlords or whitP 
tenants. 

It is true that we do not yet have a truly open housing market in New York 
City, as ev ideuced by our segregated slums and the overcrowding endured by 
minority families. On the other haud , we believe that this law bas created 
new opportunities for Negroes, Puerto Rican!<, and others to live in more decent 
envirouments. The law also demonstrates that people of all races, religions, 
and nationa l origins can live in peace, harmony, aud understanding with their 
ueighbors. 

PREPAl!ED STATD!F.!\T OF REGINALil A . .JOH NSON, DrnECTOR OF HOUSING ACTIVITIES , 
NATIONAL URBAN L EAGUE 

The Federal Government began its housing program in the early thirties with 
an administratively developed policy which used r acia lly restrictive covenants, 
developed racially segregated public housi ng projects in a ll cities, r ejected inter
racially occupied deve lopments, and adopted a principle which r elated the 
admission of racial groups in all-white areas as a deteriora ti ng influence. 
Today, as a direct r esult of court decisions, nondiscriminatory legis lation, and 
bard work by many people within the Federal Government strncture, within 
the housing industry itself, and those associated with private/ public inter
est service organizations, a considerable part of t he foregoing pattern has 
been changed. However, there still remaiu a reas within the Federal Govern
ment's practices and procedures which need intensive administrative consid
eration in order that these agencies may adequately serve a ll people within 
the ir area of competence and r esponsibility. 

The Housing and Home Fiuance Agency is the overall coordinating housing 
agency which is administratively responsible for tying together t he work of 
the Federal Housing Aclmiuistration, Public Housing Administration, Volun
t a ry Home Mortgage Cred it Program, Urba n Renewa l Administration, Com
munity l!~acilities Administration, and the Federal Natioual Mortgage 
Association. Several of these agencies ham pursued their own concept of 
adjusting their program to local racial problems. Some of these "adjust
ments" have created conflict between the n1rious hous ing agencies and some 
of them have even been in couOict with r eceut Supreme Court decis ions. This 
certainly indirntes that there has not been developed an overall racial r ela
tions policy ,vhich would be applicable to th-, entire housing program and 
serve as an umbrella under which each constituent agency can r ealistically 
and adequately admi1lister its program. 

Here are a few examples of these interagency conflicts which have uuneces
sarily produced this confusion: 

1. The United States Supreme Court outlawed racia l restrictive covenants in 
1948. There still remain extensive properties throughout the Nation which 
continue to use racial restrictive covenants. Many of th ese covenants have a 
reverter clause which requires that property re,ert to its previous owner if there 
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is conflict with its racial restrictive objectives. The Federal National Mortgage 
Association and the Federal Housing Administration each have their own pro
cedure for considering property mortgages which are covered by these illegal 
racial restrictive covenants. These procedures are in conflict when these agen
cies jointly operate in areas of nonwhite occupancy. 

2. According to a J"uly 1958 Urban Renewal bulletin of that agency's records 
of 138,171 families involved in their relocation program, approximately 80,000 
are eligible for low-rent public housing. More than 50 percent of these families 
are nonwhite. Many of these families will not be eligible for relocation into the 
108,489 dwelling units proposed in the plans. This is due to two factors. A 
part of the proposed housing supply will be too expensive for the families dis
placed, and a goodly percentage of this supply will prohibit occupancy because 
of race. In addition to this only 7,612 units of public housing have been 
approved. 

The foregoing information indicates a number of conflicts within the agencies 
of the Housing and Home Finance Agency as well as in the Administrator's 
Office itself. Ten times more public housing is needed than has been approved, 
and the Public Housing Administration has authority to approve many thou
sands more of public housing units. Not only has the Public Housing Admin
istration restricted the supply of housing which it has authority to approve, 
but the Urban Renewal Adminstration has indicated a need for more public 
housing than has been approved.. This means that the public housing needs of 
the local communities which have been submitted to the Urban Renewal Ad
ministration have not been accepted by the Public Housing Administration and 
have not been recognized by the Administrator's Office. Many lower income 
families and many thousands of nonwhite families are being disadvantaged be
cause of this lack of realistic coordination and planning within the housing 
agencies. Many communities are destroying more shelter units than they are 
supplying, and many of the new units are not within the income limitations of 
the families displaced. Local relocation planning has definitely displaced many 
thousands of nonwhite families who are not being rehoused within the regula
tions of the legislation which provides for an urban renewal program. In fact, 
another report of the Urban Renewal Administration dated December 1957 tab
ulated 42,998 families who were relocated under the urban renewal program. 
Of this number 30,372 were nonwhite, or 71 percent; 2,066 or 6.8 percent of the 
nonwhite families were relocated back into substandard housing, and 16.6 per
cent or 5,050 were lost in the relocation program with no record available as to 
the type of housing they had moved into. 

The foregoing brief summary of the rehousing of displaced families gives some 
idea of the failure of the Housing and Home Finance Agency to coordi;n.ate and 
administer the program of its constituent agencies in such a manner that the 
families involved are not inconvenienced, or suffer because of race or income. 

3. The Community Facilities Administration makes loans to communities for 
the purpose of planning schools. According to the Housing and Home Finance 
Agency, this constituent organization continues to make loans to plan segregated 
schools in spite of this procedure being in conflict with recent Supreme Court 
decisions, and procedures adopted by the Health, Education, and Welfare 
Department. 

4. The Administrator's Office of the Housing and Home Finance Agency has a 
Racial Relations Service which is not only understaffed, but as it is now staffed 
is not capable of advising and counseling on the racial problems of housing in
volved. This office is not used by the Administrator's Office and it carries on 
no activities which can aid that Office with its responsibilities involving the 
racial component in the housing field. In contrast to this, some of the other 
agencies-the Public Housing Administration and the Urban Renewal Admin
istration in particular-do have adequate racial relations staffs which are in
valuable in assisting these agencies in their work. Again the lack of an overall 
policy, procedure, and program in the racial relations field handicap these agen
cies from extending their plans and recommendations into an overall housing 
setup as would be needed in order to adequately meet many of the racial prob
lems in housing. 

The Housing and Home Finance Agency and its constituent organizations have 
a tremendous responsibility for the housing needs. of the lower income and non
white families. This need is not being adequately met because of the failure 
on the part of the overall Agency to adopt a basic racial relations policy which 
will permit this organization to not only reduce conflicts between the constituent 
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agencies, but also to relate the organizations' procedures to the actual needs 
throughout the Nation, and to the basic policies which have been enunciated 
by the courts the ,vhite House, the Department of Justice, and other agencies 
in the Feder~l Government. Without this type of basic policy, this lack of 
o,erall planning will continue to cause racial discrimination and racial disad
vantage in the housing field. 

Commissioner HESBURGH. Mr. Tiffany, will you introduce your last 
witness for this morning? 

Mr. TIFFANY. The last witness this morning will be Mr. Harry Van 
Arsdale, President of the New York City Central Labor Council of 
the AFL-CIO and business manager of Local 3, International Broth
erhood of Electrical Workers. Mr. Van Arsdale is also a member of 
the board of the United Housing Foundation, which has played a 
very large role in planning cooperative housing on an open-occupancy 
basis in this city. 

Mr. Van Arsdale. 

STATEMENT OF HARRY VANARSDALE, JR., PRESIBENT, NEW YORK 
CITY CENTRAL LABOR COUNCIL, AFL-CIO, BUSINESS MANAGER 
OF LOCAL 3, INTERNATIONAL BROTHERHOOD OF ELECTRICAL 
WORKERS, AND MEMBER OF THE BOARD, UNITED HOUSING 
FOUNDATION, ACCOMPANIED BY ROGER SCHAFER, SECRETARY, 
UNITED HOUSING FOUNDATION 

Mr. VAN AnsoALE. I have here Mr. Roger Schafer, Secretary of 
the United Housing Foundation, who interviewed the various people 
that moved into these projects, and you may want to ask him some 
questions. I want to thank the Commission for its kindness in invit
ing us folks of organized labor in this city to discuss this tremen
dously important issue. 

I think I can say for the trade union movement in our city that we 
have been in the forefront of the struggle against racial and religious 
prejudice, and I feel certain that with the merger of the AFL and 
CIO unions in this city, which recently took effect, this battle will be 
expanded and fought even more vigorously. 

In this part of my statement I want to emphasize one factor which 
is very germane to the issue before us. It is my firm opinion that 
before we can solve the problem of discrimination in housing we must 
first solve the problem of discrimination against housing. 

Perhaps it is stating the obvious, and if I am I would only quote 
to you the words of the late Mr. Justice Holmes, who once said that, 
"Sometimes it is more important to emphasize the obvious than to 
elucidate the obscure." 

What I mean is simple. Until we undertake a housing program 
which would enlist the resources of Government, the resources of pri
vate initiative, the resources of the trade tmion movement-in short, 
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until we undertake a housing program which embraces the resources 
o:f the American community-I am afraid we will be a long time in 
solving the ugly problem o:f discrimination in housing. A:fter all, we 
have been talking about the housing problem :for decades and we are 
still as far away :from a solution as we have ever been. Our efforts 
have been :feeble, indeed, in comparison with our wealth and our 
capabilities. I want to state, with all the conviction at my command, 

·that until we break through the barriers which prevent a genuine 
housing construction program we will be unable to break down the 
barriers o:f racial prejudice in housing. 

We know that discrimination policies in employment were dented 
when we reached full employment in America. We know that un
employment makes job discrimination easier. Similarly with hous
ing. When we reach a point in this country when there will be 
enough housing to go around, we will be able, with greater certainty 
and less oratory, to achieve the democratic goals we have set before 
ourselves. However, I do not suggest that until that :far-off day o:f 
sufficient housing arrives that we wait and do nothing to remove this 
stain which blights American democracy. 

In New York we have been trying to do something on our own, 
and we have been doing something. I am referring to the work ac
complished under the aegis o:f the United Housing Foundation in the 
field o:f nonprofit cooperative housing. As you know, a cooperative 
'is an apartment house owned by the :families which live in it. Coop
eratives sponsored by nonprofit groups, such as trade unions, civic 
and business groups, or cooperative organizations, have had an out
standing impact in meeting the discrimination problem. Today more 
:families live under open-occupancy conditions in the ·nonprofit spon
sored cooperatives than in all other types o:f private housing combined. 

The United Housing Foundation is a federation of such coopera
tive housing projects and other nonprofit groups, such as unions, 
churches, and settlement houses, which seek to encourage more hous
ing on a cooperative basis :for the middle-income :family, those :fami
lies with a median income of about $5,400 or, roughly, in the $4,700 
bracket. There are today 16 nonprofit, cooperative-sponsored hous
ing projects in this city housing 10,660 fam,ilies. Monthly charges run 
from about '$70 to $100 a month, including utilities, for a 2-bedroom, 
4.½-room apartment. The downpayment ranges from $1,200 to $2,800. 

I would strongly suggest that the Commission devote part o:f its re
sources and manpower to studying this cooperative housing 
movement. 

I do not hold this idea before you as a panacea :for all discrimina
tory housing probiems. I suggest that this idea is a serious and suc
cessful approach, one which has worked in our city and could well 
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-work out in other cities. I do not believe it is a panacea because co
·operative housing calls for a substantial downpayment by a family, 
and we know that while the median income of white families in New 
York City in 1956 was $5,685 the median income of nonwhite fami
'1ies was $3,740. To raise "ages and incomes for the low paid is a 
must if we are to succeed in erasing discrimination in housing. To. 
this task of raising wages and living standards, our trade union 
movement is most enthusiastically dedicated. 

One other thought: We know the importance of requiring our chil
dren to attend school, to learn to read and write. In mixed commu
nities your Commission might give some study to the advisability of 
requiring adults to study racial relations. 

Our situation in the world is such that this problem we have be
fore us should already have been solved. What we need is a little 
more sincerity. 

Thank you. 
Commissioner HEssURGH. Thank you very much, Mr. Van Arsdale. 
I would like to ask Mr. Schafer if he would like to say a word or 

two about the folks he interviewed in the nonprofit co-ops. 
Mr. SCHAFER. Thank you, Father. 
I really only wish to comment that we have processed thousands 

upon thousands of applicants. ·when they came into the offices, fre
quently there were groups of varying racial backgrounds in the office 
and, yet, this did not prevent us from filling the cooperative and de
veloping waiting lists which amount to about 1½ times the 10,600 
apartments that exist today. 

Commissioner HESBURGI-I. Thank you, Mr. Schafer. 
Mr. Van Arsdale, we have been asking the business community if 

there isn't something it could do with all its accumulation of capital 
and experience and ingenuity to solve this terrible housing problem, 
the great lack of housing, especially for low- and median-income fam
ilies. I was wondering if maybe the trade unions, especially those 
in the building trades, might be able to bring some new thoughts 
to the solution of this problem. Certainly many of your trade-union 
people in the trade-w1ion movement are faced with the problem. 

Mr. VAN ARSDALE. Yes. The trade unions already have made a 
considerable stride. They are investing their money in projects, mid
dle-income housing projects, of a nonprofit type at less than they 
would receive for their money in the open market. 

Commissioner HESBURGI-I. I think that is a very fine development. 
Mr. VAN ARSDALE. Six of the unions have joined with two of the

savings banks in financing the Seward Park housing, which is re
moving one of the worst slums in lower Manhattan. 
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Commissioner llisnURGH. I think we have all been impressed-we 
,on the Commission, listening to the various testimonies that have 
come before us, have been impressed-with the necessity of bringing 
.about a total solution and bringing all the segments in American so
-ciety to bear upon the solution of this problem, and I think it is a 
,helpful thing to know the trade unions, themselves, are bringing 
.their resources to bear upon this problem. 

Dean Storey, would you like to ask a question~ 
Mr. VAN .ARsnALE. I would like to say everybody likes to place the 

blame with everyone else. Our experience ~and it's our .feeling
_that there's more responsibility with the leaders in our communities 
than there is with the people, because when the people understand the 
situation they go in the right direction. 

·commissioner llisnURGH. Thank you, Mr; Van .Arsdale. 
Governor Carlton. 
Thank you very much, Mr. Van Arsdale and Mr. Schafer. 

• This co:p.cludes our witnesses for this mqrning . 
. This a#ernoon we are going to begin promptly at 1 :45, and our 

first speaker this afternoon will be·Cardinal Spellma,n. 
The meeting is adjourned for this morning . 
.(Whereupon, at 12 :25 p.m., tjie hearing was recessed, to reconvene 

at· 1 :45 p.m., of the same day.) 
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(The hearing reconvened at 1: 45 p.m., Commissioner Hesburgh 
presiding.) 

Commissioner HESBURGH. The final session of our hearing will now 
please come to order. 

1Ve are very happy this afternoon to have as our first speaker 
His Eminence, Cn,rdinal Spellman of New York City, who I am sure 
needs no introduction to this audience. 

Your Eminence, Yrn are delighted to have you with us this after
noon and very happy that you could come and make a statement. 

STATEMENT OF HIS EMINENCE, FRANCIS CARDINAL SPELLMAN, 
ARCHDIOCESE OF NEW YORK 

Cardinal SrELLllrAN. Father Hesburgh, Governor Carlton, Dean 
Storey, and my fellow Americans, I come before you today at the 
invitation of the Commission on Civil Rights to express my opinion 
on racial discrimination. I have come to give testimony to the fact 
that no loyal American, whatever his own particular racial back
grow1d, his creed, or color, will himself enact or countenance any 
act of bigotry or prejudice against any other American that would 
deny, impede, or impair the equal rights and privileges granted to 
him under the Constitution of the United States. I accepted the 
Commission's invitation willingly, with one qualification: That my 
participation be not alone on housing problems, but rather upon the 
large, overall and vital issue of justice and equal rights for the 
minorities in America, our land of God-given material and spiritual 
wealth. 

A Catholic American, I am here to voice my position based upon 
the immutable teachings of my precious faith and the unalterable 
love for my priceless American citizenship. I give my testimony 
regarding moral, not political issues, for, as a priest of God, spirit
ual and m,oral issues alone are my province and my interest. 

Familiar to most of us from our carefree schooldays to the pres
ent chaotic days of crisis is the quotation from our Declaration of 
Independence: 
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* * * that all men are created equal ; that they are endowed by their Creator 
with certain unalienable rights ; that among these are life, liberty and the 
pursuit of happiness. 

Then there :follows this seldom quoted sentence: 
That to secure these rights, governments are instituted among men, deriving 

their just powers from the consent of the governed. 

It is this statement which to me is the key to the serious, crucial 
problems which I pr~yerfully hope may not be only discussed, but 
a]so resolved. Once more I ·revert to the Declaration of Independ
ence. This time it is the very ]ast :Sentence, without which the whole 
document would be purposeless. It reads: 

And for the support of this declaration, with a firm reliance on the protec
tion of Divine Providence, we mutually pledge to each other our lives,. our 
fortunes and our sacred honor. 

Fifty-six loyal and wise Americans based this sacred avowal upon 
the greatest declaration of all tirrie,. the words of Christ, Himself, 
who commanded: 
• Thou shalt love the Lord thy God with the love of thy whole heart, and 
thy whole soul, and thy whole strength, and thy whole mind, and thy neighbor 
as thyself. 

Upon these declarations-one, the birth certificate of Christianity; 
the other, the birth certificate of our own United States, America's 
Declaration of Independence-I could rest my own personal partici
pation in this conference today, since it is upon these unchallengeable, 
changeless truths that are founded my own immutable love of my 
faith and my country, and in them as well are based the answers 
to this Commission's quests, queries, and quandries. 

If what I say repeats in essence what the Catholic bishops of the 
United States stated at their last meeting in Washington in Novem
ber 1958, it is because that is what the church has always· and 
must always believe and teach; and, by the same token, if what I 
say today some of you have heard me say before, it is because it 
is, in principle, what I have said or written over the decade.s, since 
my credo regarding color, racial, or religious discrimination has ever 
been and ever will be the same. Yes, many times in many different 
places and on many different occasions I have discussed discrimina
tion, but always with the same incontestable meaning-that injus
tice or prejudices perpetrated against any race, col9r, or creed is a 
:fatal disease which brings misery and heartaches not only to those 
who are the victims of this ugly, irreligious, and unconstitutional 
practice, but also brings dishonor and disaster upon the entire 
country. 

Discrimination, racial or religious, can become the hangman of 
any free nation, and it is monstrous and terrifying that man can 
mistakenly believe that they can villify or violate other men's rights 
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without victimizing themselves and the great and noble nation to 
which men of all racial or igins and religious beliefs have given so 
much of themselves to build. Malice toward none, justice to all 
should forever stand as the basic American formula and practice. 
No true American would nurture, promote, or incite anti-Semitic, 
anti-Negro, anti-Catholic, anti any group of fellow law-abiding 
American citizens. 

"When Abraham Lincoln's divinely inspired pleadings for under
standing and charity proved unavailing to many, he wrote: 

Onr progress in degeneracy appears to me to be pretty rapid. As a nation 
we began cleclaring "All men a re created equal." We now practically read it, 
"All men are created equal except Negroes." ·when the Know-Nothings get 
control, it will rracl, "All men are created equal, except Negroes, foreigners 
and Catholics." When it comes to this, I shall prefer emigrating to some coun
try \\'here they make no pretense of loving liberty. 

Today in the United States there are approximately 18 million Ne
groes, but even if there "·ere only 1,800 or 18 they, like all American 
citizens, must be free to exercise the rights given to them in our 
Constitution-and when they have these rights in fact as well as in 
law they ,Yill nurture and treasure their national heritage and not 
be influenced by agitators whose aims are to destroy our free Ameri
can ,ny of life. Bigotry's source and bigotry's force is hatred, and 
the bigot is a promoter and protector of the cult of hatred, and it is 
the duty of all fair-minded Americans to oppose bigotry not only 
from a sense of justice but also from a sense of safety, for, if 
tolerated, it can be directed at any race or religion only to rebound 
against us all. Those who incite, participate, propagate, or connive 
against their fellow citizens through race or religious hatred are 
disloyal Americans, traitors to our valiant forefathers and heroic 
sons, loved and lost on the altar of liberty in order that Americans 
today mip:ht enjoy the freedoms and privileges promised in our 
country's Declaration of Independence. 

Yearnino-, "·orking, and praying to promote a better spirit of mu
tual understanding and forbearance among my fellow countrymen 
and the realization of America's ideals and hopes for unity, liberty, 
and charity, I deplore with all my heart the bigotries and prejudices 
penetrating American life, denying America's constitutional rights 
to any of her citizens. Discrimination for any reason and disguised 
in any form is in violation of God's commandments and the Con
stitution upon which our free Nation was built. Despite guarantees 
of racial and religiou freedom, bigotry has existed down through 
the years of our history to the detriment of our country and to the 
regret and shame of all fairminded Americans. 

If America continues to promote bigotry by protecting those who 
conspire to keep minorities from enjoying their civil rights guaran
teed to them under the Declaration of Independence and the Con-
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stitutfon, then we must confess that democracy has failed. Ameri
cans who unconstitutionally discriminate against their feUow Ameri
cans because of color, race, or creed, unjustly denying to them any 
one of their civil rights, are weakening the democratic structure of 
this great and glorious Government. 

By temperament and grace I am an optimist. I believe in America 
and in her high destiny ~o stand before the pe_oples of the earth as 
a shining example o:f' justice and unselfish devotion to the ideals that 
have made us a great nation. For this America hundreds of thou
sands of our precious youth have sealed their love of country with 
the sacrifice of their lives. Will we, the living, with malice afore-. 
thought, be faithless to our sons who lie co:ffinless beneath the seas 
or sacked in graves in the soil of alien lands i Will we, c.ounter
manding the commandments of God and the Constitution of America, 
continue to betray our fellow men who fought and bore the terrors 
of war and the agonies of death i 

_I have traveled the face of the earth. I talked and prayed with 
America's sons who from out of a million homes were called to meet t 

the challenge of brute force and keep America, their home, safe fo~ 
us; and every boy who, in the flaming faith of freedom, rode the 
crest of death on the sea, in the sky, or on the earth, was inspired 
unto heroic giving of himself to protect America and all Americans. 

Over the span of war years, as we drank our cup of grief, we 
prayed and promised to serve and love God, our country, and our 
fellow men. We thanked God for tlie measure of .our victory won 
by our martyred dead, our soldiers' blood, our country's· tears: Again 
we prayed: Oh God of justi~e, make us an instrument of light, de
fending all men's rights, Thy rights, given unto each babe ruborning. 
Help us, we pray Th~, to make us worthy of Thy. trust, each man 
humbly, honestly living in love and service to Thee and to his 
neighbor. 

In the War of Independence, the War Between the States, and both 
world wars bigtory was abated, if not abolished. It would be a pity 
and a .sin if it be the truth that only in war are persons of different 
races and religious sects cooperative and respectful of one another. 

Ladies and gentlemen, we are Americans all. We have lived, 
grown, and prospered as a group and as individuals under the Con
stitution of the United States. Our glorious flag is still a symbol 
of liberty, cherished, bought, and paid for by the blood of our broth
ers, fathers, and grandfathers, many of whom came from out far and 
foreign lands. It is a flag of a democracy founded essentially upon 
justice, a democracy which calls for laws, fair and equitable, en
forced for the protection and benefit of all. peoples living within its 
boundaries. 
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It is my prayer today, as it has been every day of my priestly life, 
that every American will loyally help to preserve our God-bkssed 
American democracy by faithfully working together to safeguard 
her freedoms, constantly conquering prejudices by conscientiously 
obeying our Constitution and observing God's commandmant of 
love--that love which, above all, means justice for all our fellow men. 

Thank you very much. 
Commissioner HEsBURGH. Your Eminence, I speak for the other 

members of the Commission when I thank you very much for that 
very fine statement. 

Cardinal SrELLJ\lAN. Thank you, F ather. 
Commissioner I-lEsBURGH. Mr. Tiffany, will you kindly announce 

the next speaker? 
Mr. TIFFANY. Dr. Gardner C. T aylor. 
Dr. T aylor is President of the Protestant Council of the City of 

New York and Pastor of the Calvary Baptist Church of Christ in 
Brooklyn. H e is a member of the Board of Education of New York 
City. I might add that he is a native of Baton Rouge, L a. So, he 
can tell us about the connections between migration, education, and 
housing. 

Dr. Taylor. 

STATEMENT OF DR. GARDNER C. TAYLOR, PRESIDENT OF THE 
PROTESTANT COUNCIL OF THE CITY OF NEW YORK AND PASTOR 
OF THE CALVARY BAPTIST CHURCH OF CHRIST, BROOKLYN, N.Y. 

Dr. TAYLOR. Thank you. 
Gentlemen of the Commission, I am pleased to speak today in the 

name of the Protestant community of the city of New York, many 
of whom a.re of those minorities that feel most sharply and most 
brutally discrimination because of housing and other forms of 
discrimination. 

The very fact that in this greatest city in our Nation I, the titular 
leader of one of its three great religious faiths, could be a member of 
a racial minority, and the most disadvantaged national minority his
torically, augurs, it seems to me, bright promise for the fulfillment 
in this country of the purposes for which this Commission has been 
established and for the early resolution of the problems of segrega
tion and discrimination throughout our land. 

The home is the basic unit of our society, and in New York City 
some 600,000 families, or 2 million citizens, occupy dwelling units 
which are below standard for wholesome and healthy living. These 
substandard and overcrowded dwelling units are occupied, to a 
marked degree, by Negro and Puerto Rican families, and, to a less 
extent, by Jewish families. 
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All of the reasons why these minorities occupy a disproportionate 
amount of the substandard dwelling units are not traceable to racial 
or religious' discrimination, but discrimination by ra~ or religion 
does form entirely too much of the reason. It is a known fact that 
these racial and religious minorities, easily discernible by color_ or 
::iccent or religious practices, find the greatest difficulty, because of 
irrational prejudices in escaping the ghettos in their quest for better 
living conditions. Also, the old~t housing fall$ to those least able 
to pay £or better housing, and those least able to pay, because of eco~ 
nomic discrimination, are Negroes and Puerto Ricans. Thus, great, 
dark, depressed, seething geographical and psychological ghettos scar 
the city and the N atiqn. 

Those outside the slum area fear lthe alien monolith represented 
by the ghetto and libel and label as in~erior or dirty or violent all 
who live on the racial or religious reservation:; but this is only one 
side. The residents of th~ ghetto, on the other hand, develop angry 
and bitter and often irration,al resentments toward those. who live 
beyond their ragged, rundown borders, .all of whom, they feel are 
somehow responsible for the conditim:;i.s under which they .must live 
and rear their children. 

There as those who say that the people who inhabit the ghettos. of 
this city and others are dirty people who depress property values 
wherever they live. "It'.is an open secret;however, among minorities 
that the suppliers of private housmg in our cities, the real estate 
interests, keep the supply of housing available to- minorities at a 
trickle, while the demand remains enormous, in order to keep the 
price exorbitant. Thus an area, block by block, and sometimes house 
by house, i's made available to minorid.es: 

The great rush for the thin supply inevitably means that 9ver
crowding and excessive purchase price dqom the area to blight, if 
it· is not aiready blighted by the tinie the minority families secure 
oeyupancy. In such an area, crime increases .at a frightening rate . 
.A. few years ago the New York Academy of Medicine reported that 
the 2½ million people living in substandard areas, and compri~ing 
20 percent of the metropolitan resident1al area, accounted £or 4:5 per
cent of our crimes, ~5 percent of our juvenile delinquency,_ and 60 
percent of our disease. An overcrowded living condition inevitably 
strains family life, induces frustration, encourages immorali~y, 
breeds violence and cripples the minds and bodies of growing children. 
This, indeed, is a form of mfa,nlticide. 
• In junior high schools whose population is composed of minority 
groups it has been ·established the percentage of substitute teachers 
is 30 percent higher as compared to areas whose school population 
is not ·drawn from minority groups. Th~ facilities are _often the 

https://minorid.es
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'Oldest, the background of the children the poorest, the learning moti
·vation the weakest, the teaching the least efficient; and, thus, because 
of these overcrowded housing conditions and the derivative evil of in
ferior schools, children who are already disadvantaged from the be
ginning have laid upon their future and their hearts the insuperable 
burden of the evils of inferior schools, derived from inferior housing 
.and from ghettos-and I submit to you today that the Nation can ill 
a:fford the loss of this potential. ' 

A certain gasp and shiver rightly wen't through the entire Nation 
the other month or year when our missile was not able to get off the 
launching pad for so long at Canaveral. I submit to you that we 
might have got our missile in the air much earlier if the loss-expended 
portion of our population denied adequate housing, adequate school
'ing, had had those advantages. That extra percentage of our Na:
·tion's potential might have been the difference in a much earlier 
faunching. 

The city of New York is aware of the problems. Under the leader
ship of Robert Wagner and the City Council, this city has begun an 
honest, forthright, war on discrimination in liousing. The Brown
Sharkey-Isaacs bill has put the city solidly on the side of integrated 
housing, so that the full strength and authority of the city administra
tions now stands behind the cause of integrating the housing of this 
city. The full impact of this legislation cannot yet be measured, 
·but its effect is bound to change the face of New York in housing in 
.time. ·The Baker-Metcalf bills in State housing promise a far 
brighter housing picture for all of New York State. 
• ·The Federal Government must not only continue but increase its 
·housing programs for low-income and middle-income dwellings if we 
are to win the battle for good housing for all our citizens; better, 
more equitable plans for relocation of tenants in slum are~ mut be 
devised. 

Almost invariably lthe slum-clearance area is unbelievably over
crowded. Often there have not been dwelling units available for 
those who ate compelled to move. By throwing a number of evicted 
people into an already inadequate housing market larger than the 
number for whom housing in the cleared area is provided, the prob
lem's solution becomes a part of the problem itself. Also, many 
persons operating small businesses have lost their locations without 
adquate compensation. There is a question in many minds as to 
whether the Federal and State and local governments have been as 
solicitous as lthey might have been in the equal preservation of the 
churches and synagogues of the major faiths which are located in 
housing developments. . 

The Federal Government needs---,and needs desperately-to supply 
the moral and technical leadership in the matter of integrating the 
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dwelling patterns wherever it, the Federal Government, participates 
in housing developments. Indeed, the great moral strength of our 
U.S. Government, together with provisions for employment of an 
adequate staff of experts in human relations on a nationwide basis, 
ought to be committed with vigor and vision to the solut.ion of our 
paramount domestic problem-segregation and discrimination. 

The need for federally aided middle-income housing is very great. 
Since middle-income families are ineligible for low-income publicly 
supported housing, they have been driven to increase the number of 
slumdwellers or move to the suburbs, thus depriving the city of their 
great strength, perhaps the chief financial and moral strength of any 
city. The housing provisions that have been made for these middle
income families are far from adequate. 

Gentlemen, the great unsolved internal riddle of our democracy 
is the problem of discrimination because of race or religion. This is 
the dangerous disease in our body politic. The symptoms may vary 
in intensity in different parts of the body, but the malady is through
out the republic. The Nation's moral health depends so much on de
cisively cleansing our Nation of the guilt and shame of segregation 
and discrimination. In all likelihood, this Nation's permanent ap
pointment with history may well depend on whether or not we free 
ourselves-and that right early-of these destructive divisions and 
enmities of color and creed and origin. A fair and freely integrated 
housing pattern in this city, and all cities, will go far, very far, to
ward solving America's greatest problem-that of discrimination. 

Thank you. 
Commissioner HEsmman. Dr. Taylor, it is certainly very nice for 

you to come today. ,V-e appreciate it very much, and that is a very 
fine statement you have given us. 

Dr. Taylor-
Dr. TAYLOR. Yes. 
Commissioner HEsnuRGH. I think Dean Storey did want to-I 

thought we didn't have any questions. Excuse me. 
Vice Chairman STOREY. Dr. Taylor, you have referred to the term 

"ghetto," and I have heard it a great deal during this hearing here. 
Some of us heard about the ghettos during the last war, and partic
ularly those of us who had something to do with the Warsaw ghetto. 

·would you kindly tell us what is your concept of the term "ghetto" 
as applied to housing areas in this city~ 

Dr. TAYLOR. Yes. I take the term "ghetto"-at least in my think
ing-to be an area that is sharply rung around by restrictions of 
movement, of dwelling on the part of those who live within that area 
where the housing is blighted, has already served its usefulness, where 
the streets are dirtiest and where children, cramped in overcrowded 
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living conditions, suffer a form, as I said, of infanticide because they 
do not have the freedom of movement or the facilities of other areas. 
I think any ghetto has about it a quality of the execution of all who 
live in it, especially its young. 

Vice Chairman STOREY. Could you give us an estimate, from a 
factual standpoint, of how many such ghettos, such as you describe, 
are in the greater New York area? 

Dr. TAYLOR. I would not want to risk-The Director of our Prot
estant Council's Christian Social Relations Department is here, who 
could give you a much more factual answer. 

Vice Chairman STOREY. ,Vell, we can ask other witnesses of that. 
Dr. TAYLOR. I would say it is five or more in each borough. 
Vice Chairman STOREY. A second question: You referred to the 

fact that these places breed crime and violence. Some of us have 
read a good deal about the juvenile delinquency and even gang war
fare and clashes between minorities, referring to the Negroes and the 
Puerto Ricans. Do you have knowledge of such instances occurring 
and, if so, are they in the so-called ghettos that you describe? 

Dr. TAYLOR. Yes. I think I ought to say right away they're not 
only in these ghettos, but they are sharply in them and they result 
because there is an atmosphere of violence. 

There is, first, overcrowding. There is the sense of futility, of frus
tration, of hopelessness. There is anger, rightly or wrongly, at the 
rest of the community who is held responsible by ghetto dwellers, 
rightly or wrongly, for the fact that they cannot escape these ghettos 
because of covenants, written and unwritten, in dwelling areas. 

Vice Chairman STOREY. Thank you. That is all. 
Commissioner HESBURGH. Dr. Taylor, we would appreciate it very 

much if you could say a word about the effects of the ghetto on educa
tion, especially the effects on the education of the youngsters. 

Dr. T AYLOR. It has been established in the city of New York that 
children in these areas are two and a half years behind other chi ldren 
in reading. Now, in our kind of society, he ,,,-ho cannot read can 
hardly survive. 

All of it is not due to the schools, themselves, nor ,-rould I say it. 
It's due, first, to these overcrowded conditions, to the limited back
grounds the parents have had themselves, to inadequate public facili
ties, to culture for cultural improvement; but, in addition to that, 
as I said before, to these burdens, is added the almost unbearable bur
den of inadequate schools. 

Teachers do not want to go into these areas because the chi ldren 
have not had the advantages of other children-and, so, the children 
who have not had the advantages of other children are doomed to 
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cpntinue to be disadvantaged because they have not had the advan
tages. 

It's this kind of vicious circle which is established. 
Commissioner lIEsBURGH. Would you say that this is one of the 

.really great and necessary things that faces us, to somehow get rid 
,of these ghettos i 

Dr. TAYLOR. Sir, I am profoundly convinced of that. .All of our 
other community institutions reflect the pattern of housing, and it's 
hard for me to describe it. It is indescribable, the amount of frustra
tion and bitterness, sometimes carefully shielded, but the anger and 
resentment in these areas can scarcely be overestimated and can 
hardly be. described; and this kind of. bitterness is bound to seep, as 
it has already seeped,. but increasingly, into our whole body politic. 
I can think of nothing that is more dangerous to the Nation's health, 
.moral health as well as physical health, than the matter of thes~ 
ghettos. 

Commissioner lIEsBURGH. Thank you very, very much. 
Governor Carlton, did you have a question i 
Commissioner CARLTON. No; no question. Thank you. 
Commissioner l!EsBURGH. You have helped us a great deal, Dr. 

Taylor. 

STATEMENT OF THE PROTESTANT CoUNOIL OF THE CITY OF NEW YORK, BASED 
UPON THE SEVEN QUESTIONS ON 'HOUSING 

Rev. Gardner C. Taylor, president 
Rev. Dan M. Potter, e:cecutive director 

Department of Ohristian Social Relations 

Arthur A. Atha, chairman 
Rev. Paul W. Rishell, e:cecutive secretary 

I. THE QUANTITY AND QUALITY OF HOUSING NOW OOOUPIED OR AVAILADLE TO 
MINORITY GROUPS 

New housing developments during the past 20 years, especially public housing 
for low income families, have provided good living quarters for a substantial 
segment of minority groups in New York City. However, there still remain a 
sizable percentage of our minority ·group population occupying substandard 
housing or living in slum areas. 

This condition is due to two primary facts. First, there is still a shortage 
of proper housing accommodations in the city ; and second, the fact of 
discrimination. 

The housing shortage 
With respect to the housing shortage, the figure given by the Department of 

City Planning is 430,000 dwelling units. Of this number, 280,000 families 
occupy substandard housing; and 100,000 families live in overcrowded dwelling 
units. That is, 380,000 families (more than 1 million persons) are inade
quately housed, due to substandard crowded conditions. In addition, 50,000 
dwelling units are required as a vacancy surplus to provide an adequate supply 
of housing for our highly mobile population. 

It would appear that this 430,000 dwelling-unit shortage is a conservative 
figure. There are, for example, at present in this city 400,000 dwelling units in 
"old law" tenements, many of which were constructed long before 1901, the 
dividing date between "old law" and "new law" tenement buildings. These 
may not be regarded as 100 percent substandard ; but certainly all are obso-
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lete and far below the standard suitable for family welfare and neighborhood 
sta bility. In addition, there is a la rge nuruber of ·'new la w" tenements which 
are far advanced in the process of obsolescence, if not actua ll y substandard 
in quality. Therefore, it would seem that G00,000 is a more r ea lis tic figure for 
the substandard dwelling units in this city. Acconlingly, adding the 100,000 
famili es Ii ving under crowded conditions, there a r e at least 600,000 fam ilies 
(apµroximately 2 million persons) occupying dwelling units which are below 
the standard for wholesorue and healthy living. 

The f act of discrimination 
These substandard and overcrowded dwelling units are occupied to a very 

marked degr ee by persons belonging to minority groups. 'l'his ruight be stated 
in a different way: :\linority groups have found their Ii ving quarters and 
established their homes to a very ruarked degree in areas of substandard and 
overcrowded hous ing. Such concentration of the families of minority groups 
can be attributed primarily to discriruination. This is particula rly true, at 
least today, of families of the Negro race and of Puerto Rican background. 

This segrega tion of Negroes and Puerto Ricans into slum areas and sub
standard hous ing differs from others in that the la tter have found it easier 
to mo,·e out from poor housing and declining areas in to better housing or new 
developmeuts accordiug to their econoruic means. Originally, of course, a ll 
ruinority groups were segregated to a la rge degree by choice. This was par
ticularly true of the Europea ns migrating to this country during the la tter part 
of the 19th century. They settled in communities of their own making, and 
many parts of New York City are known today in terms of these 19th and 
early 20th century segregation patterns. But as the economic status of these 
newcomers rose, they scattered into different parts of the city and outlying 
suburbs, and have become quite largely integrated into the life of their several 
communiti es and of the city as a whole. 

Discrimination, however, has retarded this process of assimilation and inte
gration for Kegroes, and more lately for Puerto Rica ns. This is probably 
also true to a lesser degree of some J'ewish people. Families of these groups 
(Negroes and Puerto Rica ns ) irrespective of econom ic status, have either "stuck 
it out," living on in a continuing deteriorating community; or they have moved 
into some other a r ea of steadily declining housing condit ions. The result has 
been a di sproportionate concentration of Negroes and Puerto Rica ns in the 
hous ing that is now substandard and in areas that are woefully blighted. 

II. DIFFICULTIES ENCOUNTERED BY MI NORITY GROUPS IN FINDL'W DECE.'T, SAFE, 
AND SANITARY IIOUSING 

These difficulties stem primarily from the housing shortage. This inade
quate supply of hous ing bas made it possible for landlords and r eal estate 
ageucies to choose their tenants and clients on the basis of race and national 
on gm. Perhaps it would be more proper to say that clue to the housing 
shortage, t he new a nd better housing has been in great demand, and in the rent
ing and selling of this more desirable hous ing, minority g roup families have 
been compelled to turn to the less des irable hous ing for th eir !iYing quarters. 

The economi c factor also plays a major pa rt in minority groups finding 
decent, safe, and san itary hous ing. Families of minority groups Quite g-en
erally are on the lower income levels. Accordingly their economic status does 
not permit them to buy or rent the better hous ing that may be aYailable. 
And s ince there is not sufficient good low income hous ing to meet the demand, 
the on ly recour ·e is for a izable number of low income families to live wherever 
a dw elling unit ca n be found, in substnndard hous ing and/ or slum areas. 

Thi s suggests that there is an "economic minority" to be added to the mean
ing of minority groups. " 'e ha ve been accustomed to think of minority groups 
in term s of ra ce, national orig-in, relig ious affiliation. Just as r ea l is the 
minority group created by low incomes, members of which find it as difficult 
to obtain proper hou s ing as do the more generally r ecogn ized minority groups. 
Furthermore, thi s economi c minority cuts across racial, cr edal , and national 
origin lines, and constitutes an important aspect of our segregation problem. 

III. THE EXTENT TO WHICH P _\TTER NS OF RESIDENTIAL SEGREGATION BY RACIAL, 
NATIO NA L, AN D RELIGIO US GRO UPS EXIST; AND TIIEffi CAUSE 

(This information is covered under I and II .) 

510547-59-- 22 
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IV. THE EFFECTS OF INADEQUATE OR SEGREGATED HOUSING IN TERMS OF CRIME, JUVE
NILE DELINQUENCY, DISEASE, INTERRACIAL RELATIONS, PUBLIC EDUCATION, PROP· 
ERTY VALUES, THE MUNICIPAL TAX BASE, AND THE GENERAL STANDARDS OF CITY 
LIFE 

Our comments will be confined to the effects of inadequate and segregated 
housing upon the moral standards of city life; particularly crime, juveni).e
·delinquency, disease, interracial relations, and public education. 

It is a well established fact that areas of high delinquency among juve
niles coincide with areas of substandard housing and slum .conditions. A few 
years ago, the New York Academy of Medicine reported that the 2½ million 
people living in substandard areas, and comprising 20 percent of the metro
politan residential area, account for 45 percent of our crimes, 55 percent of 
our juvenile delinquency, and 60 percent of our disease. 

It is also an established fact that segregated neighborhoods produce segre
gated schools. This fact was recently confirmed by a report of the Board of 
Education to the Domestic Relations Court of New York. According to this 
·report, 16 of the 127 junior high schools in New York City have a Negro 
and Puerto Rican population of 85 percent or more; while 52 of these junior 
high schools have an other-than-Negro and Puerto Rican population of 85 per
cent or more. Moreover, 2 of these junior high schools have a population 
that is 100 percent Negro and Puerto Rican (98.4 and 98.5 percent Negro); 
77 have a student population with more than 95 percent Negro and Puerto 
Rican; and 40 are more than 95 percent white. 

The Domestic Relations Court justice, in commenting on these figures, rec
ognized that segregation in these junior high schools is a product of residential 
segregation. It is quite probable that in the grade schools, which draw 
students even more strictly from the neighborhoods than do the junior high 
schools, that segregation is even more pronounced. 

The point to be made here is that these segregated schools, reflecting segre
gated neighborhoods which are the product of inadequate and segregated hous
'ing, not only inflict a terrible injustice upon the youth of these minority groups, 
·but unbalance and impair the effectiveness of our public school system. At 
least, tbat is the judgment of our Board of Education, as stated December 23, 
1954, when a resolution was adopted directing the establishment of a Commis
sion to study the matter of integration in our public schools. Said the 
statement: 

"The Supreme Court of the United States (in Brown v. Boara of Eaucation, 
347 U.S. 483) reminds us that modern psychological knowledge indicates 
-clearly that segregated, racially homogenous schools damage the personality 
of minority group children. These schools decrease their motivation and thus 
impair their ability to learn. White children are also damaged. Public edu
cation in a racially homogenous setting is locally unrealistic and blocks the 
attainment of the goals of democratic education, whether segregation occurs 
.by law or by fact." 

Furthermore, the above mentioned Commission on Integration, in a report 
submitted June 13, 1958, said: 

"Whether school segregation is the effect of law and custom, as in the South, 
or has roots in residential segregation, as in New York City, its defects 
i:tre inherent and incurable. In education there can be no such thing as sep
arate, but equal. Educationally as well as morally and socially, the only rem
edy for the segregated school is its desegregation." 

Our judgment is: If public schools are to be desegregated, neighborhoods 
must be integrated ; and integration cannot be accomplished until families 
of minority groups are free to move, unrestricted by inadequate housing and/or 
discriminatory policies, into any section of the city their economic means per
mit and their cultural attainments direct. 

Certainly the segregation of families according to race and national origin, 
compelling them to live in slum areas and substandard housing, creates a physi
cal and psychological situation that is inimical to wholesome interracial rela
tions. In addition to setting one group apart from another, segregation, due 
to discrimination or any other cause, deprives a community and a city of the 
coordinated, or collective mind which intergroup living and association can 
produce. A city of segregated communities is a divided city. Furthermore, 
'these divisions are the breeding ground for intergroup tensions and strife; 
impeding the progress of mutual interest and understanding which a democratic 
way of life requires, and in its place creating competitive interests and suspicion. 
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The ultimate and most tragic casualty of segregation is the individual per
sonality and the home. Here is the final test of the standards of a city's 
life. l<'or it is a basic principle of our American life that the moral fiber 
and spiritual well-being of our people depend la rgely upon the qua lity of our 
homes. For in the home tlwells the fa mily which is the foundation of our 
complex American life. It is from the fa mily circle tha t the members of a 
community go out to take their places in our ' '°orka tlay world. And, likewise, 
it is this centra l uni t, the home, that at t he end of the workday these mem
bers of a community r eturn. But when homes a re located in slums and blighted 
areas, wher e people a re compelled to live because of a housing shortage and 
discrimina tion, the bas ic function of family life is impa ired. It is no wonder 
that the r esult so often is thwa rted lives and broken homes. 

V. (A ) STATE AN D LOCAL LAW S, POLICIES, A N D PROGRA~IS, WHICH HAVE BEEN 
ADOPTED TO MA K E P OSS IB LE EQ UA L OPPORTU NITY TO RENT OR B U Y ADEQUATE HOU S
IN G o;,; A ;,;o:s;D I SCRDII ;,/ATORY BASIS; ( B) EXPERIENCES U N DER T H ES E LAW S, PO!r 

I CIES, AN D P ROGRA MS 

(A) The New York Sta te Legisla ture has enacted antidiscrimination laws 
whi ch pr oh ib its di :;crirnination in the fo llowing types of hous ing : 

1. \II hou ing built under t he Sta te's hous ing laws (1938 ) ; 
2. All public a nd publicly assisted hous ing ( Wicks-Austin, 19.,0) . Pub

licly ass isted hous ing includes t itle I projects; housing develop1Ucnts re
sult ing from the use of public hous ing. 

3. :\I ultiple dwellings with Government insurance or mortgage gua r:rntees 
(FHA a nd VA ) fo r the development of 10 or mor e homes (Metcalf-Ba ker, 
rn;:;.i, effecti ve a f te r July 193G). 

New York City has enacted s imila r legislation prohibiting discrimina tion as 
follows : 

1. In urban redevelopment proj ects (1048 ) ; 
2. In public and publicly ass isted housing ( 1951) ; 
3. In lllul t iple dwellings r eceiving Government mortgage insu ra nce after 

July 1, 1054 (1934 ) ; 
4. Any proper ty which r eceived tax a ba tement and exemption for the 

installa tion of central heating, hot water, or other kind s of r ehabilita tion 
(1!)5G) ; 

5. In the r en t ing of a pa rtments in a ll multiple dwellings ( three or more 
falllili es), a nd the selling of priva te homes in de,·elopments of 10 or more 
houses ( 1057) . 

(B) The experi ence under these la ws has been vari ed. 
1. Public housing p roj ects, especia lly those subsidized w ith F eder al, State, 

a nd city fund s, a nd under the control of the New York City H ousing Authority, 
have not turned out to be either r acia lly integra ted or desegregated. On the 
con tra ry, they ha ve become s trikingly segrega ted. 

For exa mple, according to an ana lys is made in 19G7 of 36 low income h ousing 
pro jects of the F edera l progra m, the raeia l di stribution of the tota l popula tion 
cha nged, f rom the ini t ial occupa ncy t o 10G7, from 60 percent whi te, 20 pN cent 
Negro, 11 others (a lm ost excl u. ·ively Puerto Ri cans ) to 40½ pe rcent white, 42 
pe rcent Negr o, and 171/1 percent others ( mostly Puerto Rica ns). 

One proj ect, origina lly occupietl in 1939 with 08.7 pe rcent whi te fa mili es, h nd 
in 1957, 35 percent white, 48 percent Negro, a nd 17 pe rcent others (mostl y 
Puerto Ricans) ; a total of 65 percent nonwhite. Another , origina lly occupied 
in 1040 with 30 percent white fa milies, had a popula tion in 1957 of 00 per cent 
nonwhite (88.6 percent Negro ). Still a nother F ederal project origina ll y occu
pied in 10,l!.l with 01.3 percent ,vhite fa milies, con ta ined in 1057, 48 pe rcent non
whi te (20.8 per cent Negro and 27.1 per cent others, mostly Puerto Ricn ns ) . 

'l'he poin t is t ha t in this type of housing, the antidi scrimination la,Ys ha ve not 
accom plished the desirable results-a ba la nced a nd integrated populntion. Eco
nomics undoubtedly ha ,·e pl ayed a maj or pa rt in this shifted r acia l distribution. 
The impor tant conclusion, however, is tha t neither integraga tion nor desegre
ga tion has been achieved. 

2. Cooperat ive hous ing, providing living accomm oda tion for middle income 
famili es, have demons trated tha t multiple dwelling uni ts ca nnot only be oper
ated on an open-occupa ncy (nondiscriminatory ) bas is, but can achi eve int-egra
t ion. Ma ny fa milie:; of minori ty groups, li ving in proj ects where equal oppor
tuni ty t o r ent and buy has ::;one hand in ha nd with economic s tatus, have be
come integrated as a J)a rt of the tota l popula ti on. 



330 

3. Under tlie recently enacted fair housing practices, law, the city of New 
York is making it possible for families of minority groups to buy and rent 
·dwelling quarters in all sections of the city. It is too. early to assess the results 
·but it is hoped it can be conjectured that there is now going forward in this-city 
a process of desegregation in those areas where the economic status of minority 
groups permit them to buy or rent living quarters.

4. Major factors in the positive results of these laws and programs have been 
the constructive policy of education and the understanding manner of handling
complaints., On the State level this educational program and understanding 
to consider all complaints have been carried on by the State commission against
·discrimination .(SCAD). On the city level, this same process is under the guid
ance of the mayor's Committee on Intergroup Relations. The promising ele
ment in these programs is the item of persuasion and education rather than the 
attitude of coercion and vindictiveness. We wish to commend both these agen
cies for their constructive part in promoting better race relations. 

VI. THE EFFECT OF FEDERAL HOUSING LAWS, POLICIES, AND PROGRAMS ON THE HOUS
ING PATTERNS AND PROBLEMS OF MINORITY GROUPS AND ON THE STATE AND LOCAL 
HOUSING PROGRAMS 

Particular reference is made to the three constituent agencies of the Federal 
Housing and Home Finance Agency: 

a. The Public Housing Adiminstration. 
b. The Federal Housing Adiminstration. 
c. The Urban Renewal Adiminstration. 

The Federal housing laws, policies,. and programs have in general been a 
necessary and welcome compliment to the State and local housing programs. 
However, there have been certain inequities in the operation of the Federal hous
ing laws. 

One of the major problems has been that of relocating tenants from areas 
scheduled for slum clearance and rebuilding. -In the first place, due to the fact 
·of the housing shortage, there have not .been dwelling units available for 
persons who have been compelled to move. Another reason· is that the city of 
New York has followed a special relocation policy which has made it possible 
for some builders to escape their relocation responsibilities. Also, with particu
lar reference to title I projects, many persons operating small businesses have 
lost their locations without adequate compensation. 

Another inequity in the operation of the Federal housing laws has been its 
failure to provide for the middle income family. As a matter of fact, adequate
housing for middle income families. has been called "the no man's land of 

housing."
Middle income families, whose income range from $5,000 to $9,000 are not 

eligible for publicly supported housing for low income families, and cannot afford 
to rent dwelling units in those projects constructed by private capital. The 
result is that families in the middle income category have been compelled to 

live in slum .areas and substandard housing, or with relatives under crowded 
conditions, or move to the suburbs. The trend during the past decade has been 
the third alternative, resulting in an alarming exodus of middle income families 

from the city. 
These families include white collar employees, skilled and semiskilled indus

trial workers ; teachers, police, firemen, and other civil employees ; small shop
keepers, etc. These family groups, it is obvious, constitutes the backbone of 
a city's life. Despite this fact, however, they have been given the least con
sideration in housing planning. It is true there has been some effort to -provide 
by special legislation for these middle income families. However, the resulting
construction is far from adequate. 

In an annual report to Governor Harriman on january 26, 1956, J'oseph P. 
McMurray, commissioner of housing, stated as follows: 

"The shortage of new housing available to middle income families is, of 
course, receiving increasing attention. Vanous studies have pointed out the 
gap between public housing income and rent levels on the one hand, and the 
lowest rents at which any significant supply of ordinary private housing is 
.being built, on the other. In New York City_, no significant supply of new 
rental units is available at below $35 per room per month, or approximately 
-$120 for one-bedroom units and $150 for two bedrooms, gas and electricity 
included. If it is assumed that a family can spend 20 per cent of its income 
for rent, this means that families would need minimum incomes of $7,200 to 
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$9,000 respectively, to be able to afford such housing; if the more prevalent six
to-one income-re-rent ratio is taken. the respective incomes would be $8.640 
and $10,800. This places it well above the paying capacity of even the upper 
limit of the middle-income group as defined above $5,800 in New York City and 
~5,900 in New York State." 

VII. PROPOSALS WHICH THE COMMISSION ON CIVIL RJGJJTS SHOULD CONSIDER IN 

APPRAISING HOUSING LAWS AND POLICIES AND I N MAKINO RECOMMENDATIONS TO 

THE PRESIDENT AND THE CONGRESS 

Public housing for low income families should be continued as a part of the 
Federal housing program. In order to replace substandard housing and rebuild 
slum areas at a rate designed to promote the well-being of family ilfe and the 
stability of communities, the present rate of construction must be consider
ably accelerated. For example, the present rate of replacing worn out, 
obsolete, substandard housing is 6,250 dwelling units per year ( Depart
ment of City Planning, Newsletter, October Hl58). According to this rate 
the total replacement of more than 400,000 slum substandard or overcrowded 
<\welling units will require 65 years. Obviously, unless the rate of new dwell
ing construction is greatly accelerated, the problem of overcrowding, slum 
eonditious, obsolescence, and the evils resulting therefrom will become more 
and more acute. 

2. Provision should be made in the Federal housing laws for a larger propor
tion of housing for middle income families. 

3. The Federa l housing lnws should be rewritten to provide fo r a better bal
ance of the population within the projects so as to overcome the present 
tendency to racial and economi c segregat ion. 

4. Provis ions .·hould be made for a hou.·ing program in any given neighbor
hood to be more comprehensive. That is . the plans for a single project should 
be genrcd to the plans of the neighborhood so that n sense of architectural and 
·service bala nce is achieved, as well as racial and economic balance. 

Mr. Tiffany, would you introduce the next witness? 
Mr. TIFFANY. Mr. Roy vVilkins, executive s0cretary of the Na

tional Association for the Advancement of Colored People. 
Mr. ·Wilkins has been an officer of the NAACP since 1931. He 

was for 15 years editor of the Crisis Magazine. 
Mr. Wilkins. 

STATEMENT OF ROY WILKINS, EXECUTIVE SECRETARY, NATIONAL 
ASSOCIATION FOR THE ADVANCEMENT OF COLORED PEOPLE 

Mr. '\VILKINS. Mr. Chairman and members of the Commission, my 
name is Roy Wilkins, and I am the executive secretary of the Na
tional Association for the Advancement of Colored People. 

I should like, first of all, to express our thanks to the Civi l Rights 
Commission for the opportunity to appear here and to express the 
vie"-s of our association on the important topic of housing and the 
F ederal Government's relation thereto. 

'\Ve are pleased that the Civil Ri ghts Commission, in exercising its 
responsibility to appraise the laws and policies of the F ederal Gov
ernment with respect to equal protection under the Constitution, has 
undertaken an examination of the field of housing. We believe that 
it is upon the attainment of freedom of residential choice and oc
cupancy that the ultimate and complete measure of American democ
racy will depend. 
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During the past two· decades there has been consistent progress iru 
the commitment of the American people to the guarantee of basic: 
human rights, and in particular to the removal of the prevailing 
inequalities in opportunity based upon race. • 

The courts-have firmly established the unconstitutionality of segre
gation in education and, both dir~ctly and by extension, in numerous 
other areas of living. 

The Congress of the United States, in the creation of· this Com
mission, has reaffirmed the Nation's concern for equal protection of. 
the law under the Constitution. , 

American industry, in its increasing acceptance of the need to 
utilize all human resources, has sped the process and has broadened 
its capacity to serve the Nation. 

American labor has revised its policies dealing with the color line; 
and is striving to make their democratic implications a reality. 

Church bodies of the three great faiths, professional societies, and 
other organized groups of citizens have taken forthright stands
against segregatiomand other forms of racial discri:rp.ina#Qn .. 

Our Government has a firm policy of nonsegregation in its -armed 
services and in its vast employment program. 

A growing number of States and cities has enacted corrective legis-
lation in this area.. .. 

Discrimination in housing, then, is the final barrier to a nationwide· 
emergence of a wholesome and democratic way of life in. America. 

Restricted. choice and movement in residence impedes the realiza-
tion and implementation of other aspects of social progress, such as,. 
for example, desegregation of the public schools. • 

Segregated housing perpetuates the ghetto. It is a constant im-
pediment to the professional and cultural communication upon which:. 
our national unity depends. 

During the last decade the inequities of residency patterns and re
stricted housing opportunities have come under serious study by units: 
of Government, by interested community groups and. by organizations. 
of experts. • 

It is fitting, therefore, that the widespread" existence of discrimina
tion in housing, affecting millions of minority American citizens,. 
be reviewed by a commission established by the Congress. 

The Federal Government is now the most active single participant 
in the Nation's housing program and the range and character of its 
activity have received special congressional direction in the National 
Housing Act. 

But the national responsibility implied in this legislation has not 
been met. Indeed, conflict and inconsistency of the Federal housing 
policy may be said to have contributed more to.- continued segrega_, 
tion in housing than any other single factor. 



333 

Let us consider the policies and procedures variously administered 
by the arms of the Housing and Home Finance Agency. 

The Public Housing Administration, despite pronow1cements that 
integration in its projects is in the national interest, still follows a, 
laissez faire policy which allows local authorities to enforce segrega
tion. The weakness of this policy recently placed the PHA in the 
paradoxical position of being a codefendant with the Housing Au
thority of Savannah, Ga., in the case of Cohen v. PHA., et al. This 
instance of PHA defending the local merit of segregated housing is 
incompatible with the spirit of Federal law and is inconsistent with 
the PHA policy administered in other areas of the Nation. 

The F ederal Housing Administration, which in its formative years 
openly endorsed and financed segregated housing, has now revised 
its thinking to conform with the national interest. ·whereas it 
formerly circulated model restrictive covenants so as to insure hous
ing developments against racial infiltration, it now fully supports 
and promotes the principle of open occupancy; but the old philosophy 
has left its scars and, for want of statut.ory support of its open
occupancy policy, the FHA program lacks dirPction and uniform 
effectiveness. In many areas of the Nation FRA facilities and re
sources are still being used by private builders to create vast new 
communities restricted to white people only. 

Now, in the State of New York, where an enlightened citizenry 
has filled the void of Federal action with the Metcalf-Baker laws, 
the regional FHA, in contrast to the national agency, is able to 
make its open-occupancy policy effective by coordinating its program 
with the New York statutes. Builders and developers are put on 
strict notice regarding compliance with State laws on nondiscrimi
nation. FHA funds and facilities are properly withheld upon evi
dence of the violation of State law. 

In this effective implementation of State law by a Federal agency, 
there is still something less than a genuine Federal-State partnership. 
It is, rather, an example of a Federal agency having to rely on 
State law to effect its own program. 

"\Vas it the intent of the Congress in its declaration of national 
housing policy that the goal-and I quote-"of a decent home and 
a suitable living environment for every American family" is to be 
secured exclusively by State action? "\Ve do not think so. 

A brief review of upper court rulings on cases directly concerned 
with residential segregation reveals a consistent opinion that Gov
ernment may not abet the practice of discrimination and segregation 
in housing. This pattern is illustrated over a broad time range by 
cases negating municipal racial zoning ordinances and the enforce
ment of restrictive residential covenants-and I cite only a few: 
Biwhanan v. Warley; Shelley v. Kraemer; Hwrd v. Hodge; and Bar-
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rows. v. Jackson- Each o:f these decisions affirmed the applicability 
to the housing field o:f the constitutional guarantees o:f due process 
and equal protection o:f the laws. 

In the recent case o:f Ming v. Horgan, involving the refusal o:f a; 
private developer to sell FHA and GI mortgage-insured homes to 
Negroes, the Superior Court o:f California in a Sacramento litigation 
ruled against the legality o:f such discrimination. 

Now, gentlemen, notwithstanding this judicial spirit, the·executive 
arm o:f the- Fede;ral Government, through its Housing and Home 
Finance Agency, continues to approve, to participate in and. to 
finance the cpnstruction, operation, and maintenance o:f racially seg
regated housing developments. 

In addition to the PHA and the FHA, it is now apparent that the 
Urban Renewal Administration, :for want of statutory direction, also 
contributes to the furtherance of racial segregation. The URA, a 
relatively new member of the FederaJ housing family, channels Fed-= 
eral assistance to the vast slum clearance and redevelopment pro., 
grams which have been initiated in approximately 600 municipalities 
throughout the Nation. This agency now directs programs in 40 
States and the District o:f Columbia and has certified programs in 
Alaska, in Puerto Rico,-and in Hawaii. 

Through Federal subsidy to compensate :for losses incurred because 
9:f condemnation and through mortgage assistance and tax benefits 
~o the building industry, the URA may soon become the largest 
single factor in the national housing scheme. Its facelifting efforts 
are nationwide. The displacement and mass local.migration it effects 
are gigantic. 

Yet the social and physical changes that this program is bringing 
about have, thus far, aroused little official concern. Families :forced 
by discrimination to reside in slum and blighted areas are being re
located en masse in other restricted areas which are, themselves, in
variably on the verge of deterioration. This accelerates the growth 
of new slums, creates new ghettos and tends to undermine whatever 
progress the community has been able to achieve in intergroup 
relations.< 

The many court decisions, municipal ordinances, and State statutes 
suggest- that a very substantial segment of the whole people wishes to 
progress toward the ideal of unrestricted housing. The adoption of 
nondiscriminatory housing laws on local and State levels has, in each 
instance, reflected the desire of citizens to act in an area where the 
Federal Government has been indecisive. The effort of communities 
and of State and National groups to establish fair housing practices 
is spreadµig. In various parts of the country interested citizens are 
:working toward the goal of open occupancy. 
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A number of genuine, plainly advertised, and sold open-occupancy 
private home developments have been undertaken successfully by 
private builders. One eastern company is presently engaged in so
liciting capital for such enterprises and is finding a gratifying 
response. 

Private middle-income cooperative apartment developments here 
in New York City and elsewhere have had success with open-occu
pancy policies. 

In detached residence communities it is slowly dawning upon white 
and Negro citizens that much of the resistance and tension has been 
stimulated by unscrupulous Negro and white real estate firms. These 
often work in semisecret collaboration to change the racial complexion 
of whole neighborhoods in the interest of profits and bonuses. In 
some localities-New York and Cincinnati have received recent pub
licity-citizens have banded together to combat racist sales methods 
and the resultant panic selling by welcoming and working for stable 
interracial neighborhoods. 

Now, sirs, in connection with these evidences of movement indi
cating willingness to change old patterns, it may be pertinent to note 
that many localities in the South have had a pattern of interracial 
neighborhoods for years and years. While it is certainly true that 
the dominant living pattern in the South is one of racial residential 
segregation, it is also true that in a score or more of southern cities 
Negro and white citizens live not only in the same neighborhoods, but 
often side by side on the same streets. This is true in some spots in 
Virginia, North Carolina, South Carolina, Texas, Arkansas, and 
Oklahoma, and perhaps in other States not surveyed on this par
ticular development. 

Despite the example of laws and court decisions, the leadership of 
State and municipal governments, the inspiration of expert commit
tees and of thinking individuals, most Americans await moral leader
ship and guidance in the admittedly difficult field of housing. 

That leadership properly should be provided by the various Fed
eral housing agencies under legislation clearly incorporating the na
tional policy against discrimination because of race. The continued 
failure of the Federal Government to provide this leadership and 
guidance is tantamount to sanction of whatever policies and concepts 
private interests choose to promote. 

These policies to date have made decent housing the only com
modity that 17 million American citizens may not buy freely on the 
open market. 

Now, thus far I have dealt largely upon the human relations as
pects of housing discrimination and on the violence it does to consti
tutional and moral principles, but there is another and critically im-
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portant aspect involving the economic and fiscal well-being of Amer
ican cities, the centers in which the Nation's financial and industrial 
destinies are worked out. 

Because of the restrictions on minority access to housing, our cities 
are increasingly characterized by broad belts of blighted hoµsing oc
cupied solely by low-income minorities, unable to expand despite their 
tremendous need. Beyond these belts are suburban and other areas 
largely or wholly closed to minorities and constituting a barrier to 
their movement. If this trend continues, the cities may eventually 
become the living area solely of the underprivileged, whose incomes 
cannot conceivably sustain the tax and service structure essential to. 
the city's viability. 
, W!rat then becomes of the property and business values, the capital 
investment and the equities from which depend the very jobs of the 
suburbanites, themselvesi Unless all parts of the metropolis are 
accessible to everyone able to pay for them, the future of the cities 
may be a dismal one. I need not add that this is in no sense a re
gional problem, nor is it conditioned by the parallel issues of school 
and other,desegregation, as so often erroneously claimed. Charleston, 
S.C., Atlanta, and Dallas are as affected by this trend as are Phila-
delphia, Cleveland, and New York. • 

Economic welfare, then, no less than social and moral welfare, thus 
dictates a national policy of open occupancy in housing. 

In the interest of achieving a free market in housing as a basic 
principle of Amedcan democracy, many expert qommissions and 
groups haV£:. submitted recommendations. Much of this effort rep
resents the study and research of professional leaders in the housing 
industry. Groups such as the National Commit~e Against Discrim
ination in Housing and the Commission on Race and Housing have 
contributed invaluable services in this respect. 

The NAACP offers the .following recommendations ·as among those 
most u~gently in need of Federal action: 
'First, to guarantee, by Federal law, that wherever housing is as

sisted by the Federal Government there shall be free and unrestricted 
access for all citizens otherwise qualified regardless of race, religion, 
or national ancestry. 

Second, equip the Urban Renewal Administration with the statu
tory and administrative capacity to police its contract terms relating 
to adequate provision for displaced families. Stiffer penalties should 
be provided for noncompliance or for failure to meet reasonably 
stringent relocation standards, and the standards, the~elves, should 
have constant reappraisal to insure that the operations of the agency 
rrot lead to slum and ghetto renewal instead of sound url?an renewal. 
Serious consideration should also be given to the wider use of pre-
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dominantly open land when this is clearly in the interest of the 
proper achievement of the renewal objectives. 

Third, and last, to promote, through Federal housing programs, the 
construction of more middle- and low-income housing and to take 
steps through Federal lending and mortgage agencies to increase 
substantially the volume of private industry participation at this 
level. Although segregation in housing is not restricted to middle
and low-income families, the availability of adequate facilities for all 
families will promote greater community stability. 

Thank you. 
Commissioner HESBURGH. Thank you, Mr. Wilkins. 
Mr. Wilkins, we had some remarks this morning by Senator Javits, 

in which he addressed himself to this problem which I think you were 
thinking of when you talked about statutory direction withiu the 
Federal housing agencies, and he said he thought it would not be 
passed by way of legislation because he felt that too many people in 
the Congress are of the opinion that if they mix up the problem of 
discrimination with civil rights and t he problem of housing they 
may lose the housing in the process, and there is a great need for 
housing today on all sides. 

Some others that we have talked to have spoken of the possibility 
of Federal action on th is level, the same way the Federal Govern
ment cleared up the problem of discrimination in the Aimed Forces, 
and I suppose without statutory action you could still clear up dis
crimination in public housing and all federally sponsored housillg. 

I was wondering of these two methods, approach through the ex
ecutive or approach through the legislative, which one you favor. 

Mr. ·wrLKINS. Well, Father Hesburgh, it is desirable, of course, 
that the F ederal Government act in whatever way proves to be the 
most effective, and it could a.ct without legislation if it had a firm 
and affirmative policy on th.is in the executive branch and if it would 
move to execute that policy, recognizing, as we all d<>-you must, of 
course-that this is a difficult field in which to operate; but if the Fed
eral Government-and I hope this will not be taken as an a.spe.rsion 
on any other activity-the executive branch, contents itself merely 
with the kind of activity that has gone on, let us say, with respect 
to the President's Committee on Government Contracts, where over 
a period of years, under both administrations, under both parties, 
little progress has been made, then I would say that this is a danger
ous thing. 

Now, with respect to leg islation-I would like to be very frank 
on this--

Commissioner HESBURGH. I wish you would. 
Mr. WILKINS. While recognizing that the problem Sena.tor J avits 

outlined exists-namely, that a good many members do not want to 
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mix the housing ,legislation with civil right&-nevertlieless, the Negro 
citizens of this country look with a -good ·deal of resentment and frus
tration on the. spectacle of hundreds of millions of dollars of the 
public tax mo;ney being made available for housing, public housing 
developments, and they receiving under that program the same, old 
segregated housing that they have been trying to· get·away from ·all 
lo these many .years, and this accounts for their insistence in many in
stances upon provisions in housing legislation against segregation. 

Now, the housing._people rightly say, "Well, this is :a very dangerous 
provision; we don't like to have it in here," but we who have to live 
in the ghettos :and we who feel that our-tax·mob.ey; along with the 
rest .of the tax money, ought not to ·be used to build housing from 
which we are excluded or in which we are segregated feel that if the 
Federal Government -chooses the legislative road'· it must run the 
risk, and those who believe in housing and civil .rights, like Senator 
J avits, will have-to make a choice. 

·Commissioner· lIEsBURGH. He mentioned that he had tried· on oc
casion to w:rite'into these bills some· clause·wrucb: would cover. discrimi
nation, and in almost every case he had--

Mr. WILKINS. It hasn't been successful. 
Commissioner lIEsBURGH. Yes. 
I think Governor -Carlton has to leave to get back to Florida, and I 

think he might have a question. 
Commissioner CARLTON. I don't have any question:, brit I appreciate 

very much your· statement. I am sorry I have to leave so suddenly, 
but I am behind in catching my plane now. I appreciate ·very much 
your statement. 

Mr. WILKINS. Thank you, Governor. 
Commissioner lIEsBURGH. Mr. Wilkins, we have-a few more minutes 

and I'd like to express an idea that has been evolving in my mind 
during the past 2 days. The tremendous, basic problem that has be
come apparent ,in these, hearings is the, need .for in9re housing, espe
cially for low-income and middle-income people. This means drawing 
people out -of· what have been called ghettos into better housing fu 
other sections. 

Some have referred to this as a matter of :scatteration, distributing 
the people· in a ghetto throughout the other areas in a city. You and 
I know that the emotional response to this approach might easily 
impede a solution. It might be far better to cast the solution in terms 
of open housing, open opportunity for all Americans, rather thaill. in 
terms of integration or segregation. Other commodity markets are 
open-why not housing~ . 

This sort of approach-open market, open ·oppo~unity to compete 
on equal economic terms with other, especially in regard to housing 

https://our-tax�mob.ey
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supported with public funds-might work much faster in providing 
a solution to the basic problem of more housing. 

Mr. "WILKINS. Father Hesburgh, I think I understand what you 
are saying, and I think I agree with you. 

I don't think there is anything in the contention o:f our association 
or any person dedicated to this problem or to a solution o:f it which 
says that a policy must be adopted which snatches or scatters or delib
erately enforces the infiltration or the mixing, the salt-and-pepper 
pattern, and so :forth. 

,ve have stressed always open-occupancy housing, because it must 
be remembered that many members of minority groups, either racial 
or religious or ethnic, or what have you, choose to remain together. 
We hr.ve here in New York City pockets in Yorkville o:f people o:f 
German ancestry. vVe have on the lower east side members o:f the 
Jewish faith who have chosen to remain there despite the fact they 
have access to housing in a good many places-not all-in other parts 
of New York City. We have colored people in Harlem who wouldn't 
move out of Harlem i:f you gave them a gold-plated apartment. They 
just like H arlem, and that's their American privilege to stay where 
they like. 

All we're saying is there ought not to be any barriers to such people 
leaving Harlem or leaving lower eastside

Commissioner HESBURGH. That's right. 
Mr. ,VILKINS. Or leaving Yorkville, i:f they choose to do so-
Commissioner HESBURGH. Yes. 
Mr. ,VILKINS. And this open occupancy is the answer to it-not 

open occupancy with strings on it or with boobytraps in it or with 
a higher interest rate or with stricter judgment of mortgage eligi
bility or with the real estate dealer saying, "I don't think you belong 
in this neighborhood; otherwise you qualify; yes, you could carry 
this mortgage"-not with any boobytraps, but with strict open occu
pancy I think we would fiind that eventually the housing problem 
would solve itsel:f. 

Commissioner HESBURGH. That is what I am thinking. The pattern 
would establish itself i:f the opportunities were there, and no one 
could be said then to be imposing this or that pattern. 

Mr. WILKINS. We have here, :for example, if you will indulge me 
for just 30 secondsmore-

Commissioner HESBURGH.. Yes. 
Mr. WILKINS. A popular misconception about school desegregation 

in what the Supreme Court said. The Supreme Court did not say, 
"You have to mix every school in every neighborhood in every city." 
The Supreme Court said, "You shall not have any racially segregated 
school systems in which the children and the teachers are handled on 
a racial basis." 
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The same thing goes for housing. If we had an open-occupancy 
housing, it wouldn't say thrut every apartment house or every neigh
borhood had to have this many Negroes or that many Negroes, and so 
forth, but it sim,ply means there will be no barners to them in school
ing, going to whatever schools they want to go to or can go to, or in 
housing or buying the houses they want to buy. 

Commissioner HEsBURGH. I think we are perfectly agreed on the 
expression in this. The only thing is: In 'the past ·couple· days at 
times there have been expressions that if a person were approaching 
this from A or B it would be said, "You are not trying to solve a 
housing problem; you are trying to solve segregation"-! don't 
mean you--

Mr. WILKINS. Yes; surely. 
Commissioner HEsBURGH. And the thought occurred to me this 

other approach, the approach of equal opportunity for all Americans, 
the approach for equal housing for anyone who has the price of 
getting housing, the idea of letting the pattern establish itself, pro
vided everybody starts out equal, would be a much more attractive 
way of putting the whole problem. 

Mr. Wn.KINS. Of course, you realize the one method is practically 
as difficult as the other. 

Commissioner HEsBURGH. I ·can see that. 
Mr. WILKINS. Sp, we ought to be under no illusions -as to which is 

the easiest. In one you have to create the climate 6£· opinion and the 
pressure on dealers and all handlers of real estate to carry out the 
policy and in the·other you have to enact legislation. 

Commissioner llisBURGH. That is right. 
Mr. WILKINS. It is six in one hand and half a dozen in the other as 

far as the difficulties-are concerned. 
Commissioner HEsBURGH. Dean Storey. 
Vice Chairman STOREY. Mr. Wilkins, as we· lawy,ers say, laying. a 

predicate for sorrie questions, we have had some testimony here for 
nearly 2 days about conditions particularly in New York, and, as I 
understand, by virtue of your experience and your position, you are 
acquainted with conditions in other ar~· of the United States, if ndt 
the world. 

As I understand, you have been with the NAACP since about _193.0 
or 1931, have you not i • 

Mr. Wn.KINs. That's right. 
Vice Chairman STOREY. And you have been with it continuously 

since that timei 
Mr. WILKINS. Yes. 
Vice Chairman STOREY. Giving your full tuµ~ and energies to it~ 
Mr. Wn.KINs. That's right. 
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Vice Chairman STOREY. And, as such, you are familiar with all 
:treas of the United States; is that correct? 

Mr. \VILE.INS. That's true. 
Vice Chairman STOREY. That's correct, isn't it~ 
Mr. vVrLKINS. Yes. 
Vice Chairman STOREY. Now, there have been a good many refer

ences to ghettos here in New York, and you have mentioned the 
word "ghetto." Do you know about how many there are in the 
Greater New York area, numerically, and about how many you would 
classify in that category? 

Mr. vVILKINS. No, Dean Storey. 
You mean by racial or religious or nationality groups? 
Vice Chairman STOREY. No. 
Mr. \Vn,KINS. Or do you mean just with respect to the Negro? 
Vice Chairman STOREY. No. I mean the ghettos. It has been a 

common term here. 
Mr. WILKINS. Well--
Vice Chairman STOREY. It has been defined in various ways. 

\Vould you attempt to define what you mean by a "ghetto ?" 
Mr. \VILKrns. No. I would assume the general defini tion of the 

word "ghetto," and while New York, with 8 million residents, or 
Chicago with 4 million, and so forth, might seem to be the handiest 
targets for ghetto pointing I think, revert ing to your observation 
that I have been all o\·er the country, that the ghettos are by 
no means confined to the large cities, New York notably. 

Vice Chairman STOREY. That is what I am getting at. 
Mr. \VILKINS. Yes. 
Vice Chairman STOREY. But I would like to take it one at a time, 

if I may. 
First--
Mr. \VILii:.INS. I have no way of counting ghettos in New York. 
Vice Chairman STom.;Y. One of the previous--
Mr. vVrLKINs. And, of course, we don't call them that officially. 

That's what they a.re. 
Vice Chairman STOREY. I know, but it is a common term. 
Mr. \VILKINS. Yes. 
Vice Chairman STOREY. At least most all of the ;,itnesses, includ-

ing yourself--
Mr. \VILKINS. Yes. 
Vice Chairman STOREY. Have used that term. 
Mr. \VrLKI NS. Yes. 
Vice Chairman STOREY. But there are several you would so classi

fy in Greater New York? 
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Mr. Wn,KINS. Oh, there are several in Greater .New York and 
there are several elsewhere. 

Vice Chairman STOREY. You mentioned Chicago. Are there any 
therei 

Mr. Wn,KINs. I would say yes; definitely. 
Vice Chairman STOREY. All right. Tell us some o:£ the other cities 

in the Nation where you found similar conditions that you would 
describe and define as ghettos. 

Mr. Wn,KINS. Oh, I found them in South Carolina and I :found 
them in Texas. I found them in Dallas. 

Vice Chairman STOREY. I was going to get to that, because you 
mentioned it awhile ago. 

Mr. Wn,KINs. Yes. 
Vice Chairman STOREY. But, i:£ you don't mind, in South Carolina 

would you mind telling us where they are and about how manyi 
Mr. Wn,KINs. Some of the larger cities. 
Now, I have been to Columbia and I have been to Charleston, and 

;I've been to Sumter. Incidentally, it is in Sumter where they have 
Negroes and whites living side by side, or did when I was there sev
eral years ago, and Negroes and whites are living in all friendli
.ness side by side there, whereas they're not living in all friendli
ness side by side in Long Island. 

Vice Chairman STOREY. Now, as we lawyers say, let's stay with 
the ghettos until we finish that, and we'll be glad to come to the 
other. 

Mr. Wn,KINS. Yes. 
Vice Chairman STOREY. You mentioned some seven or eight in 

South Carolina. 
Mr. Wn,KINS. I mentioned the towns where I had seen these 

housing-- G 

Vice Chairman STOREY. Yes. Those towns you indicated. Now, 
going along with the geography in that area, are there any others 
you know o:£ before you get over to southwestern Dallas in my 
home cityi 

Mr. WII.,KINs. There is, of course, the industrial city of Birming
ham. 

Vice Chairman STOREY. You wouldn't designate the entire city 
as a ghetto, would you i 

Mr. WILKINS. No; no. I am saying only the cities in which they 
exist. 

Vice Chairman STOREY. I see. 
Mr. Wn,xINs. No. I wouldn't be able to go to Birmingham and 

say, "From here over to here, in that block, is a ghetto, and from 
this block to that block is a ghetto." 
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Vice Chairman STOREY. All I am trying to do-I am not being 
facetious-is pinpoint this because, as I mentioned to the previous 
witness, some of us have seen ghettos on the other side, particularly 
the ·warsaw ghetto, and I ,-..ant to see your interpretation. 

How many are there in Birmingham, for example? 
Mr. W'iLKINS. ·well, there are a number of areas in Birmingham. 

I haven't been to Birmingham for a long while, but my recollection 
there and the reports I had-we once had a regional office located 
in Birmingham, and we have rather good information on the city, 
and they do have there a number of areas, as they do in any large 
industrial city, where the housing-not only the quality of the hous
ing, but the restrict ions which keep the people in a certain area
may be said to create a ghetto. 

Vice Chairman STOREY. In other words, the ghetto has the conno
tation that they can't break out, that they are in effect doomed by 
present conditions? 

fr. ·WILKINS. If they could break out, as I have tried to indicate 
here, they simply jump over into another ghetto. 

Vice Chairman STOREY. Yes, sir. From there, and going on to
ward Dallas, are there any in the intervening area? 

Mr. \VILKINS. vVell, sir, I'm not certain now. I've been to Okla-
homa City, and I have been to--

Vice Chairman STOREY. That is right north of Dallas. 
Mr. WILKINS. Yes. 
Vice Chairman STOREY. Any between Birmingham and Dallas? 
Mr. ,vrLKINS. I don't know of any--
Vice Chairman STOREY. Tell us about those in Dallas that you 

know. 
Mr. , v1LKINS. Well, Dallas, of course, is not a city of multiple 

dwellings. It's a one-family-dwelling city, except in the downtown 
areas and the new areas. So, in Dallas the Negroes will be found
and these are the only ghettos I know of in Dallas, those housing 
minori ty groups; there may be some for Latin Americans-I'm not 
cer tain, but they'll be found in certain areas in Dallas, and here the 
axiom holds true as elsewhere since the removal of restrictive cove
nants. If they move from these areas, they move to similar areas, 
or they spread, and some of the area in which they live, both by 
the quality or the lack of quality of the housing and by the fact they 
aren't able to escape from it, qualifies as ghettos. 

Vice Chairman STOREY. Just so ,ve can pinpoint it and so I may 
understand it--

Mr. vVILKINS. Yes. 
Vice Chairman STOREY. What areas in Dallas "ould you say are 

the ghetto areas? 
510547-59-23 
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Mr. WILKINS. My geography is such I can't recall street names. 
I am trying to recall now. I think of only a number off-in fact, 
I can't remember-I remember Dowling in Dallas. Isn't there a 
street named Dowfo_1g in Dallas~ 

Vice Chairman STOREY. I think so, but I don't identify jt myself. 
Mr. WILKINS• Sir, if you, who live there, can't remember the 

streets, how about me g 
Vice Chairman STOREY. I am not talking about the streets. I am 

talking about the areas, whether in northeast Dallas or downtown 
Dallas. I am trying to locate them. 

Mr. WILKINS. Oh, now,, I'm glad you mentioned the areas. There 
is an area in Dallas where you cross the viaduct and come by the 
Cotton Bowl on the way from, I think, South Dallas, back over-

Vice Chairman STOREY. That is the Fairgrounds area. 
Mr. WILKINS. Right in there. 
Vice Chairman STOREY. Yes, sir. 
Mr. WILKINS. Well, sir, there's: sorrie housing there for a space of

my guess, my recollection, is-8 to 10 square blocks, in the bottoms, 
right off the viaduct, which qualify in anybody's language as a ghetto 
or as undesirable housing. 

Vice Chairman S'I:OREY• I don't want to· labor the details ; but, of 
course, right beyond that is a very fine housing development

Mr. WILKINS. That's right, in south Dallas. 
Vice Chairman STOREY. Where they are breaking out-
Mr. WILKINS. Yes. 
Vice Chairman STOREY. And there used to be one up in northeast 

Dallas, and there is a very fine housing unit there that has replaced 
that; isn't that trueg 

Mr. WILKINS. Yes; that's right. 
Vice Chairman STOREY. And as to the Mexicans, of course, there 

is what is known as Little Mexico that replaced one of these areas 
you told about near downtown g 

Mr. Wn,KINs. This would be, then, a rebuilt ghetto g [Laughter.] 
Vice Chairman STOREY. I want to see if you define it as a rebuilt 

ghetto. The people seem to be very happy there in Little Mexico. 
They have a garden area. They take part in civic matters. The 
white people and the Mexicans and the Negroes all have community 
projects. 

Now, you wouldn't define that as a ghetto, even though it is re
built, would you g 

Mr. Wn,KINs. Well, Dean Storey, as I also attempted to indicate 
here, no; I believe there are a good many people in the so-called 
racial or nationality groups who like to be together and would be 
together if they were free to move anywhere. 

Vice Chairman STOREY. That is the point I make. 
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Mr. vVILKINS. Now, if they--
Vice Chairman STOREY· In other ·words, they are not doomed by 

their o,rn decision, are they, Ur. T\ ilkins ? 
Mr. vVILKINs. It become~ a que tion as to why they a.re there. 

Now, it may very "ell be tha t a good many of them, say 50 percent, 
are there of their O"\\n free choice and ,rnulcln't change, but there may 
be as many as 50 or as few as 5 percent ,,ho want to get out and who 
can't. 

No"-, so long as the conchtion exists, Dean Storey, " ·hich prevents 
their leaving, then I feel the term "ghetto," with its implications of 
ringing in, applies. 

If it is a voluntary settlement, I have nothing to do with it and 
I wouldn't want you to have anything to do with it either. 

Vice Chairman STOREY. You mentioned some of the colored people 
wouldn 't move away from Harlem regardless of the changes. 

Mr. ,vlLIUXS. That's true. 
Vice Chairman STOREY. Do you designate all of Harlem in this 

great New York: area as a ghetto by virtue of that fact? 
Mr. W1LKINS. ,vell , Harlem, of course, extends in very definite 

limits . It runs from about 110th Street to a.bout 160th Street or 170th 
Street and from the river to about 8th Avenue. So, this is H arlem. 

Vice Chairman STOREY. ,vell, you ,vouldn't call your German com
mmlity you mentioned a ghetto, would you, where they want to live 
there? 

Mr. ,v1LKIKS. I didn't refer to it as a ghetto, but merely as a settle
ment where people of German origin had settled and remain. They 
are not all there, now. There a.re some others there now along with 
the Germans. 

Vice Chairman STOREY. ,v e could talk about that all afternoon, but 
I want to jump to another question. 

Mr. vVILKINS. Yes. 
Vice Chairman STOREY. It has been indicated with reference to the 

Puerto Rican migration, there has been a voluntary organization which 
helps the immigrants who come from the island to New York City 
and to various parts of the country, and apparently it has had a good 
effect. Has your organization or any organization in behalf of the 
Negroes, particularly those immigrating from the South to the North, 
done anything along the same line that the Puerto Rican group has 
done? 

Mr. vVILKINS. Our particular organization has not. Tllis has not 
been, up until now, one of our declared functions. vVe were not set 
up for that. 

Vice Chairman STOREY. Do you lmow of any among your race, sir? 
Mr. WILKINS. I believe the National Urban League and the New 
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York Urban League more properly, the one that functions here in the 
five boroughs, renders some such service. 

Of course, Dean Storey, since we don't have a language barrier 
with respect to those who come from the South to New York,. our 
established social agencies here, which function without regard to race 
or religion, are able to answer and meet a good many of the problems 
.of those who come. 

Vice Chairman STOREY. But what I am getting at-I am not 
-criticizing. 

Mr. Wrr.KINS. Yes. 
Vice Chairman STOREY. I am just asking for information. 
Mr. WII.KINs. Yes. I know. I appreciate that. 
Vice Chairman STOREY. Is there any organization giving special 

attention to that i For example, in the Federal Government people 
have been talking about civil rights a long time, and until they came 
along and drafted some of us I don't believe anybody was giving 
specific attention to the general problem. 

Is there any organization that you know of giving its, shall we say, 
exclusive-

Mr. Wrr.KINs. Exclusive attention i 
Vice Chairman STOREY. Attention to this problem i 
Mr. W II.KINS. Not that I know of. That includes the Puerto Rica,n 

organization. That is not exclusive attention on their part. 
Vice Chairman STOREY. I understand, but it is looking after-
Mr. Wrr.KINs. Yes; that's right. 
Vice Chairman STOREY. The immigrants primarily-
Mr. WII.KINs. That's true. 
Vice Chairman STOREY. That is what I am getting at- assisting in 

location, housing, understanding, the transition, and all of those 
problems. 

Mr. WILKINS. Very true. 
Vice Chairman STOREY. With the large exodus from the South, and 

especially to the urban centers, even from some of the northern areas, 
that is a very worthy project, wouldn't you think i 

Mr. Wrr.KINs. Indeed it is. 
Vice Chairman STOREY. I believe that is all. 
We could ask a lot more questions, but thank you very much. 
Mr. WILKINS. Thank you, sir. 
,Commissioner HEsBURGH. Thank you very much, Mr. Wilkins. 
Mr. WILKINS. Thank you, sir. 
Commissioner HEsBURGH. Mr. Tiffany, will you introduce the next 

witnessi 
Mr. TIFFANY. Mr. Algernon D. Black. 
Mr. Black is here as the chairman and the spokesman for the New 

York State Committee on Discrimination in Housing, which coordi-
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naites the housing act1v1t1es of some 39 c1v1c organizations in this 
State. Mr. Bhck is also acting cha irman of the National Committee 
Against Discrimination in H ou ing, which is the national coord i
nating committee of many of the groups interested in this problem. 

He is a religious leader of the New York Association for Ethical 
Culture. H e is on the H ousing Advisory Council of the New York 
State Commission Again t Discr imination. 

With him today is the chairman of the Legal Commi ttee of the New 
York State Committee on Discrimination in Housing, Mr. Joseph B. 
Robison, who also happens to be the assistant director of the Commis
sion on Law and Social Action of the American Jewish Congress. 

Mr. Black and Mr. Robison. 

STATEMENT OF ALGERNON D. BLACK, CHAIRMAN, NEW YORK 
STATE COMMITTEE ON DISCRIMINATION IN HOUSING AND ACT
ING CHAIRMAN OF THE NATIONAL COMMITTEE AGAINST DIS
CRIMINATION IN HOUSING, ACCOMPANIED BY JOSEPH B. ROBI
SON, CHAIRMAN OF THE LEGAL COMMITTEE, NEW YORK STATE 
COMMITTEE ON DISCRIMINATION IN HOUSING AND DIRECTOR, 
COMMISSION ON LAW AND SOCIAL ACTION, AMERICAN JEWISH 
CONGRESS 

Mr. BLACK. I am very happy to appear here as chairman of the 
New York State Committee on Discrimination in Housing and acting 
chairman for the national committee. 

The New York State Committee on Discrimination in Housing 
represents 39 organizations cooperating throughout the State. This 
group, it may interest you to know, represents religious, labor, civic, 
welfare, many di fferent kinds of agencies. Those in civil rights par
ticularly are joined by those for whom civil rights is not a central 
issue, but who have found in their work on housing, on city planning, 
on child welfare-in other words, on other issues-that they couldn't 
help but become involved with the problem of discrimination
segregation. So, I am pointing out that the NAACP, the U rban 
League, the Jewish committees, the Puerto Rican groups are right in 
this, but with them are groups for whom this issue is fringed, but 
they are inevitably drawn into it. 

This group dates from right, after the war, and it may interest you 
to know that we ,Yere formed as a State committee because we felt 
that, with the increase in population after the war, the migration to 
the cities, and the fact that much housing had become obsolescent 
and that there was no new housing being built during the war, there 
would be a housing shortage and, foreseeing that in the postwar 
period in the construction of housing the Government, would have to 
play a major part, we felt it was important that the Government play 
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a constructive part and not perpetuate the segregation and discrimi
nation of the past. 

I might also say that our group would be united in the thought 
that, no matter how much you educate people out of their prejudices 
or attempt to, nor how much you attempt to educate them for better 
intergroup relations, you cannot really succeed if the Government, 
itself, if the law of the land, legislation and administrative policies, 
every day give children and people generally the experience of living 
separately and unequally. Thus, £or us, legislation became an im
portant instrument to supplement and support whatever educational 
work that was being done. 

Our first efforts were very local. Some of us have worked on these 
problems £or many years in relation, let us say, to Harlem, itself, or 
in relation to the metropolitan project called Stuyvesant Town; but 
we found we couldn't get anywhere unless we had a city approach. 
The more we worked on the city problem, the more we saw we had to 
have a State approach; and some of you know-and I think it has 
been reported by a number o:f witnesses-that we in New York State 
have made very constructive gains in legislation-not only on public 
housing administration without discrimination throughout the State, 
but also on all forms of public assistance. 

The Wicks-Austin law, the Metcalf-Bal,:er law, the FHA-VA laws, 
as well as the city law of last year outlawing discrimination in private 
housing was actually the work of these groups working together with 
the best housing and legal talent, people concerned, and with the push 
of tremendous numbers of people of large consistency in the State. 

We found, however, no matter what we do, if the Federal policy 
isn't strong in this matter we are not going to get anywhere, even in a 
good State, and this is why I am testifying today not only £or the 
New York State Committee, but £or the National Committee, and we 
are particularly ~oncerned about the Federal policy and we have some 
strong things to say about it. I am sorry if they repeat what other 
people said, because I know you have listened a good deal about that. 

I£ I may read it, though, part of it, the New York State Com
mittee on Discrimination in Housing is concerned that Federal au
tlmrity and funds and powers must not be used to further discrimi
nation and segregation. The Government has, through legislation and 
administrative policy, recognized such responsibility with regard to 
voting, employment and the Armed Forces. It has not, however, ac
cepted such responsibility in its varied housing activities. 

The .Federal Government should not be party to any arrangement 
wb.ich gives sanction to discrimination in any private or non-Federal 
governmental program; that is, we are concerned not only for pro
grams of the Government, itself, but wher~ the Government touches 
•the industry and its policies. 
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,ve do not beli ern that printte prejudice should become public 
policy. In a democracy you ,yilJ ham many priYate prejudices, but 
it should ne,·er be the policy of the Gornrnment, itself. 

I would like to call your attention to a, quote which I think no one 
else here has given and which is probably unlmown to most of the 
people of America, and ma.ybe ernn to the Congress, itself. On 
April 9, 1866, the Civil Right Act rea.d: 

All citizens of the United States shall ha,e the same right in every State and 
l'erritory as is enjoyed by wllite citizens thereof to inherit, purchase, lease, 
sell, hold, and convey rea l estate and persona l property. 

This \\·otild mean it is actually the law of the land tha.t there shall 
be no such discrimination in the holding, et cetera, of property. 

Rega.rdless of constitutional provisions, guarantees of la,"·, pro
nouncement of the Executive and administrative official s over many 
decades, it is an inescapable fact that the Federal Government, 
through its farflung housing operations, is today supporting and rein
forcing the spread of residential segregation. Urban renewal devel
opments, which include plans for new segregated housing, continue 
to receive Federal approval and funds. In Federal public housing 
the majority of the projects are segregated. FHA and VA continue 
to underwrite racially exclusive suburbs. In the matter of FHA, 
FHA has continued to insure loans with the full kno,Yledge that 
builders and de,elopers were excluding racial and religious minorities. 

" Thole new cities-the Levittowns of Long Island, Pennsylvania, 
and New J ersey; Lake,Yood, near Los Angeles; Park Forest, near 
Chicag~and the myriads of all-white suburbs that ring our cities 
and tom1s bear eloquent wi tness that FHA's hands-off attitude, in 
fact, fosters and subsidizes the construction of segregated housing. 
Less than 2 percent of the total number of new homes insured by FHA 
since 1946 ha.Ye been arnilable to minorities. 

FHA has concluded cooperative ag reements with the five States 
which have passed legislation barring discrimination in FHA housing, 
but the construction of the latest Lev ittom1 in Kew J ersey, on a segre
gated basis, bears wi tness to the fact that this cooperation is ineffective 
to prernnt FHA.-sponsored all-white cities even in States which rule it 
out by legislation. 

As for urban renewal, far from helping the housing plight of 
minority families, this program is actually hurtino- them. It is re
·sulting in both the curtailment of living space available to minority 
families and in increasing segregation. Ent.ire Negro neighbor
hoods are being cleared to make room for housing restricted to whites 
only. Even some presently integrated areas are being renewed on a 
segregated brrsis. The Urban Renewal Administration apparently 
takes no responsibility whatever for the racial occupancy or helping 
to solve the ra,ce problem. 



350 

In New York City, where discrimination is barred by State and city 
law in renewal housing, the prohibitively high rentals for these ac
commodations have, in effect, restricted their occupancy by any sig
nificant number of minority families. In our town the majority of 
housing provided under urban renewal is in the luxury class of $50 
a room per month and, so, out of reach also. 

I might also speak of the public housing, itself. I believe that 80 
percent of the public housing of this country is segregated housing. 

Well, these are just a few of the facts. You have had them re
peated by many people. 

Our concern is that you, as Commissioners, g ive this country, if 
you possibly can, in clear conscience, the kind of policy, the kind of 
sense of direction that we believe came out of the last Civil Rights 
Commission with regard to certain matters involved with civil 
rights-the tremendous impulse, the tremendous movement and faith 
as regards in terest in voting, employment, contracts by the Govern
ment, Armed Forces. Your recommendations will count, we believe, 
tremendously, and I think you will have the support-I believe and 
l think we believe-of the overwhelming majority of the people. 

When you analyze-and I know it is difficult-what the community 
of America believes about race and about equality, you might say at 
one end are--

·what would you say ?-5, 10, 20 percent of those who are people 
of good will, who are secure enough and outgoing enough to live 
with all kinds of people and even to treasure differences; at the other 
end you might have the same percentage who are prejudiced, indoc
trinated, conditioned, and who have not outgrown their prejuclices 
and have all kinds of fears and myths, but in between is the great 
body of people who need education, who need direction, who believe 
in ,vhat is decent, who believe in the idea of democracy, who believe 
in the democratic tradition, who understand we are living in a his
torical, political period where the survival of this Nation depends 
on how we solve our own domestic problems of human relations. 

The fact that 5 States have passed these laws, 12 States in other 
ways have passed laws against discrimination by the FHA and VA, 
dozens of cities have been concerned and acted administratively and 
legisla tively on this; the fact that 9 States have this month intro
duced legislation outlawing discrimination in FH \. and VA housing, 
and Rhode Island covering all housing, the fa ct that New York City, 
itself, passed a law outlawing discrimination in private housing, of 
all things, which we never would ha:ve dreamed of certainly 10 years 
or 20 years ago, and now Pittsburgh has followed the example; the 
fact that even in the South ,,hen it came to the showdown between 
havin<Y a hospital or no hospital and having that hospital on an inte
grated basis they've taken the hospital, and the same for the airport; 
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the fact that when we " ·ere confronted with the conflict in Korea, 
despite all the fears and prejudices with which we have all been 
brought up, the troops were integrated with a minimum of friction 
or trouble is part of what we mean by the readiness. 

'We think there is a rapid change in the climate of American opin
ion. vVe think America is ready to live more than it ever was before 
on an integrated basis. 

vVe think the educational work, the legislative work 1s important, 
but we think that whatever we do at the grassroots level-and I 
might say to you our New York State Committee became a national 
committee not because it was a group of very aggressive, trouble
making people, but the New York State Committee received so much 
mail, so many requests for literature, for guidance by communities 
all over the country that we began to serve as a national committee, 
:ind that is why the National Committee was formed, and now there 
is a Kew Jersey State Committee, and we believe that committees of 
this sort "·ill arise in many communities by other names possibly, but 
this is all a part of what we mean by the evidence of the readiness. 

I ,rnuld like to close by listing particularly our specific recom
mendations. 

,ve urge, as has been said here before, that the President of the 
United States immediately issue an Executive order setting forth a 
policy of nondiscrimin,ition and nonsegregation through all F eJeral 
housing programs; that the President establish a committee to elimi
nate discrimination in all Federal housing programs, the functions of 
such committee to be similar to those of the Committee on Equality 
of Treatment and Opportunity in the Armed Forces; that, as ealled 
for in the report of the Commission on Race and Housing, this com
mittee present to the President its recommendations for a complete 
program and a time schedule looking toward the elimination of dis
crimination in the Federal housing programs and the withdrawal 
of the Federal Government, if necessary, where it cannot get that kind 
of cooperation. 

,ve believe the Racial Relations Service should be restored in all 
of the arms of the Housing and Home Finance Agency so that there 
can be a racial check, as you might say, on all programs to be certain 
that the Federal authority and Federal funds are not party to what 
we consider basically an undemocratic practice and, in a sense, a 
danger to the future of the Nation. 

Thank you. 
Commissioner HEsnURGH. Thank you very much, Mr. Black. 
Mr. Black, I would like to ask you a question that has been coming 

up here on occasion and has been voiced several times in the past. 
The question has been asked: If there were such an Executive crder 
or if this were written into congressional legislation on all Federal 
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housing programs, if this were passed, would this mean the end of 
all housing programs in the Southern States, which would, one would 
assume, refuse the open-housing arrangement and thereby also deprive 
minority groups there of housing, which they may now be obtaining, 
although I admit it may be a small amount i 

Mr. BLAoK. I am glad to have that question, sir. 
I was, in a sense, trying to talk to that point when I spoke of readi

ness, and I know there are different degrees of readiness in different 
parts of the country and in different communities, but I believe there 
is more readiness even in the southern communities than we have 
been given evidence of. 

I don't think the papers and the events that ·are in the headlines 
really reflect that middle group who would go a.long, as I say, in the 
Armed Forces or in relation to hospitals or airports. 

I think, also, that if any small-and I believe small-group of die
hard, racist, segregationist people, made it impossible for us to have 
housing for the people, housing for the low-income people and hous
ing which would use the Federal authority on ·a democratic basis, if 
that is what the Nation is-well, then, let's know it, and face it, and 
maybe go down with it, ·but then let it be known who did it. 

I don't think it's right to blame or hold responsible the people 
who stand for the basic principles of this Nation for the frustration 
of a program. It's the people who frustrate that program that 
should be held responsible for it. 

I don't believe that the people of good will and the moderate people 
will permit that; and, if I may put it not even on a moral basis-and 
I do believe in people ·and believe they can be helped to stand for 
what they, inside themselves, know is decent -and right, but I also 
believe, on a cold cash basis, as Mr. Scheuer indicated, as Jackie Rob
inson indicated and ·as the real estate man speaking today indicated, 
which many of us would not believe he would stand up and say after 
what last year represented a tough battle against the outlawing of 
discrimination in private housing, that the housing industry of this 
country today cannot afford to permit the defeat of a housing pro
gram-it has too much ·at stake, too much profit at stake-and I think 
even in the southern communities that the housing industry might 
well come to the rescue of the principles of nondiscrimination to save 
the housing program from the segregationists. 

Now, that is a view, and it is hard to prove, but I believe that is so 
and I should think that would give you and give us reassurance that 
it would not mean the death of the housing program. 

Mr. ROBINSON. May I add just two things to what Mr. Black has 
said~ 

Commissioner llisBURGH. Yes, Mr. Robinson. 
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Mr. Ronrnso~. First, I think today is particularly an appropriate 
day to make this point that we think these things can be accepted, 
even though there is some resistance. After what happened-after 
what the newspapers report today as to what happened-in the Vir
ginia schools, I think all of us can take a great deal more courage as 
to what is possible in this fight for equality. 

I just want to mention one other point in connection with the need 
of the building industry for the Federal housing program. Mr. 
W'illiam Levitt, who is a rather well-known builder, who I believe 
was invi ted to come up to this hearing, testified at a Senate committee 
hen r ing not too long ago and he said, in so many words: ",Ve are 100 
percent dependent on the Federal Government." Those ,vere his 
exact words. 

I think there is hardly any question the housing industry would 
itself proYicle the strongest drive for maintaining a Federal housing 
program regardless of what qualifications were put into it. 

Mr. BL.\CK. Could I add a word? 
Commissioner H ESRORGII. Go ahead. 
Mr. BLACK. This may not seem realistic, but I think some people 

would hold it, and I ,Yould think that possibly a developer or an in
vestor might hold it-that your property values can be more secure if 
buil t on the actual reali ty of diversity in the community than they are 
if they are built on homogeneity, which every night you would have 
to worry about who ,ms going to break it up. I think the fu ture prop
erty Yalues, as well ns good human relat ions, depend more on recog
nizing the dirnrsity than trying to fight it. 

Commissioner HEsnURGH. You mentioned Mr. Levitt and his oper
ation in New Jersey. I t was said earlier here in some other depositions 
that if a person did not cooperate with FHA and the local laws FHA 
would no longer deal with him. Is this true in the case of Mr. Levitt? 

Mr. RomsoN. The FIL-\.'s policy is if a State agency finds that a 
builder has violated the law it will withhold its benefits. 

A complaint has been filed against Mr. Levitt. It has been tied up 
in the courts. There has not yet been an official finding by a State ag
ency, but I presume when that findin g comes they will so act. 

Commissioner l-IESBURGH. Thank you very much. vVe appreciate 
very much, Mr. Black and Mr. Robison, your coming here today. 

Mr. BLACK. Thank you. 
Commissioner I-lEsnURGII. Mr. Tiffany. 

PREPARED STATE~!F.NT OF ALOERXON D. BLACK, CilAIRMA N, NEW YORK STATE 
C OMMITTEE ON DISCRUIIN ATION I N HOUS ING 

The New York State Committee on Discrimination in Housing is the agency 
through which 39 civic, housing, civil rights, and labor organizations ha ,·e co
operated during the past 10 years. On parti cular issues the number of organiza
tions joinin~ in united action has been even greater and has represented a sub
stantial constituent of the people of the State. 

https://STATE~!F.NT
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The NYCDH is not concerned f or a ny one group or a ny , ested inte rest. It is 
concerned that equa l t reatment a nd oppor t uni ty be accorded to a ll indi \'idua ls 
a nd gr oups who wa ke up the American communi ty, so that disc rim inat ion a nd 
segr ega tion may be eliminated from Ameri ca n life. Its pa r t icula r in te rest is tha t 
fa ir h ous ing practi ces be brought about through educa tion, legisla tion , a nd re
sponsible democratic adminis tra t ion of governmenta l and nongovernmenta l in
s ti tu t ions a nd agencies. This mea ns freedom of residence fo r the individua l a nd 
family. It mea ns free access to the genera l housing market. It mea ns enfor ce
ment of ci vil rights in t he sale, purcha se, the lease a nd ren ta l of a ll forms of 
hous ing. 

The NYCDH is concerned that F edera l a uthority, funds , and powers not be 
used to furth er discrimination. The Government bas, through legisla tion a nd 
a dministra ti ve policy, recognized such a respons ibility wi th rega rd to voting, 
employment, a nd the Armed F or ces. It bas not, however, a ccepted such r e
spons ibility in its va ried h ous ing activities. 

Under our Cons titu t ion, the Feder a l Government should ne,er p rac tice r acial 
or r eligious discriminat ion in any faci li ty it offers-whether to those working on 
Government projects, milita r y insta lla t ions, a tomic plan ts, or point 4 proj ects. 
So the F edera l Government should not be pa r ty to any a rrangement which g ives 
sanction to discrimina tion in a ny priYate or non-Federal goYernmental program. 
Indeed, the F edera l Government has a positive r espons ibility to use its a uthority 
a ga ins t d iscrimina t ion, and in the direction of integra tion. 

The evils of discrimina ti on in h ous ing have been f ully described and docu
mented in the recen t report of the Commission on Race a nrl H ousing, "Where 
Sha ll We Live?" T ha t report under lines wha t civil r igh ts groups have long 
known a nd sa id : Tha t segrega tion in housin g is the most pen-asive of a ll fo rm s 
of bias based on race, religion, or na tiona l origin. It necessarily brings in its 
train segrega tion and discrimina tion in schools, employment, playgrounds, a nd 
other places of public r esort. Indeed , it sha pes and dis tor ts a lmost every aspec t 
of our da ily lives. 

In New York, as elsewhere, segregated li,ing pa t te rns a r e appa ren t. In most 
urban areas the nonwhi te population is increas ing more ra pidl y than the white. 
'.l'he new subur bs surrounding our cit ies a r e genera lly restricted for occupa ncy 
by whi tes only. Housing opportunities ava ilable to nonwh ites a re la rgely in 
the old, a lready overcrowded ghetto a reas or in t ra ns ition neighborhoods. F or 
example, t he New Yo rk-;\'or tbern New J er sey met ropoli tan a rea experienced a 
50-percent increase in nonwhi te households from l!J50 to lDfiG. This increase 
was accommodated by the transfer of 100,000 old dwelling units to nonwhite 
occupancy. Only 12,000 nonwhi te fam ilies found new homes in other than public 
hous ing- out of a tota l of 737,000 new homes built in this a rea. 

One of New York 's major fa ilures has been supply. The re is gener a l agree
ment tha t in New York City we need at least an annua l construction rate of 
between 45,000 to 50,000 new accommodations t o eYen make a sta rt a t elim inat ing 
slums and taking ca re of inmigra tion, new fa mily fo rmations , etc. B ut our 
current gr oss new building is between 20.000 a nd 25,000 units annuall y. The net 
ga in to our city 's housing supply is much lower. During the 8 month period, 
J anua r y through August 1958, exactly 2,045 hous ing uni ts were added to the 
ci ty's suppl y. The demoli t ions are la rgely low rent. Yet, the new housing, 
wit"h the exception of public hous ing, is in the luxury class. 

There is no city officia l or agency r espons ible fo r establish ing a relationship 
between supply a nd need in t he hous ing field. Urban rene\\' a l is des t roy ing 
low-ren t housing a nd putting up high-rent hous ing. Relocation of fam ilies dis
placed by Gover nment operations is ha ndled by a mul tiplicity of competing public 
i,nd private agencies. B y displacing more fa milies than t hey are r ehousing, 
J,y destroying low-pr ice accommoda tions to make \\'ay for lux ury sui tes and 
cul tura l cen ters, i t may \Yell be that Federn l urban rene,va l progra ms in New 
York City a re creating mor e blight tha n they are elimi na t ing. 

New York, h owe,-er , ha taken legislative steps to open hou ing oppor tunities 
to a ll . Its a ntidi scriminat ion laws h:we sen ed as a model fo r the Nat.ion. 

It would be unrea listic to expect these la ws to be fully effect ive as yet. 
Twenty-five years of Government- ponsored segr ega t ion a nd t he con ti nued sup
port ancl sanctioning of hous ing segregation by t he Federa l Government have 
lef t t heir ma r k. T here is a n importa n t r ole for State and local legisla tion
to ba r d iscrimination in pri,ate hou ing-but this must be accompan ied by non
d iscri mination by the F edera l Governmen t. We ha ,·e prepared a supplementa ry 
memora ndum on the r ole of State and local legis la tion \\'hich accompanies this 
sta tement. 
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The Federal Government has become the single most important fa ctor in the 
country 's housing pi cture. Government policies have had, and continue to 
have t remendous influence on commun ity plarmi n" and residential patterns in 
every secti on of the i\' a ti on. Yet the Federa l GoYernment , in the a dminis t ra ti on 
of its tremendous housing progra ms, has been both the architect a nd enforcer 
of segrega ted com munities. T hrough the year , a ho t of organ iza tions a nd in
diYiduals have urged tha t the benefi ts of F ederal housing programs which are 
suppor ted lJy the tax moneys of a ll citizen be dispen ·eel wi thout discrimination 
hased on race, religion , a nd na tiona l or igin. 

'l'estimony ha s been presented to congre • iona l committees ; letters have been 
written to the Pres ident ; meetings and discu ' ions ha \·e been held with various 
Government housing officia l . Each year , 'IYe a re fo rced to say once more tha t 
we a re appalled by the fa ct tha t r acia l d iscrimin a tion continues in federa lly aided 
h ousing programs. Th is ha s been so de;;pite the fa ct t hat the gua ra ntee of equal 
oppor tuni ty fo r all cit izens i • a11 established policy of this Nation. F rom the 
d rafting of the Constitu tion down to the present t ime, this basic doct rine has been 
r estated by the :\"ationa l Congress, by the cour ts, a nd by the E xecutive. In the 
field of hous ing, as fa r back ns 1866, t he CiYil Righ ts Act of April 9 decla red : 
"All citizens of the Uni ted States sha ll have t he sa me right, in every State a nd 
Terri tory, a s is enj oyed by white citizens thereof to inherit, purchase, lea e, sell, 
hold, and convey rea l es tate a m! pe rsona l property." 

More recently, President Ei senhower in his lDG-! hous ing mes ·age to Congre s 
stated : " • • • the ad minist rative policies governing the opera ti ons of the 
severa l hous ing agencies must be, and they will be ma teria lly strengthened and 
augmented in order to a ssure equal opportunit y for a ll of our ci t izens to a cquire 
within th ei r mea ns, good a nd well-loca ted homes." 

In Feb rua ry 19~, the t hen I-ffll>'A Administra tor Albert Cole promised tha t 
proced ures would be tightened "to make doubly sure that all citizens, regard
less of r ace, a re giYen an even break ." 

I11 a press rel ease dated ~Jay 22, 19:iS, FHA Commissioner Norma n P. Mason 
said in pa r t, " \, heneYer a Go\·ernment agency is concerned wi th the public 
welfare, it is its r e pons ibili ty to see t hat no elements in the povulat ion are ex
cluded from its progra m and, indeed, to make sure tha t all elements have the 
same cha nce of inclus ion.'' 

H owe,·er, r ega rd le ·s of constitutional provisions, guarantees of law, pro
nouncements of the E xecutive a nd administra tive officia ls over ma ny decades, 
it is an inesca pable fa ct that the F ederal Government, through its fa rflung hous
ing opera tions, is today supporting and reinfo rcing the spread of residential 
segregation. Ur ba n r ene'\\·a l developments which include pla ns f or new segre
gated hou ing continue to receive F ederal a pproval and funds . In F ederal 
public housing, the ma jority of the proj ect s a re segregated. F II \. a nd VA con
tinue to underwri te racia lly exclus ive suburbs. According to the New York 
Times of November H, 1958, HHFA Adminis trator Albert Cole ju t itled this 
position by stating : "It is not incumbent upon th e F edera l Governmen t to impose 
in tegration in any form of Federa l hous ing that receives Government aid." 

This i t he genera l s it uation; a more deta iled view of t he va r iou Federa l 
housing programs indica tes th e extent a ud results of this policy. 

The F edera l Housing Administration bega n its career by r equiring im posi
tion of r es t ricti ve coYenants as a prerequis ite fo r mortgage insura nce. Li tera lly 
thousands of communi ties were developed across the Na tion, r es t ricted aga ins t 
occupancy by all types of "undes irables"- American Indians, Sy ria n ·, J ews, 
Negroes, etc. F HA, in its underwriting ma nual, had a model r estrictive 
covenant that it suggested be included in a ll deeds. It stressed tbe importance 
of excluding " incompatible rac ial a nd social g roups" from new subdivi ·ions. It 
stimulated the blanketing of la rge a reas with race r estrictive coYcna nts. The 
Supreme Court ac ti on in the S lt elley v. li.ra em er case in 1948, prohibiting the 
judicia l enforcement of r ace restrictive covenants, brought about a cha nge in 
l<'HA policy. In 1949, it a nnounced tha t thereafter it would not insure loans 
on property which had a racial covenant r ecorded after February 15, 1950. In 
a ddition, l•' IIA remo\·ed a ll racia l considera tions from its va lua tion procedures 
and has moved to a s ta ted policy of encouragement of open occupa ncy. 

But these changes have left the major problem untouched. FliA has con
tinued to insure loans wtth the f ull knowledge tha t builders and developers 
were excluding r acia l or r eligious minorities. Whole new cities-the Levit
towns of Long I sland, P ennsylvania , and Kew J er sey; Lakewood, near Los 
Angeles; P a rk Forest, near Chicago--and the myriads of all-white suburbs 
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that ri ng ou r cit ies and towns bea r eloquent witue. s tha t F IL\. 's hands-oJI atti
tude in fact fo te rs and subs idizes th e constructio11 of segregated hou:; ing. 

E,·en as fa r a:; production of segrega ted homes fo r mi nor ity fa mi lies i • con
cerned , Fl-L-\. 's record is a sorry oue. Le:;s t han 1 percent of t he totn l number 
of new home:< in:;uretl b~· FHA ,;iuee lDJu have been arnil a!Jle to mi nori ties. 
The Ya s t rna j orit~· of these are in a ll-);egro deYelopments in the South. 

The official att itude has !Jeet1 t hat GoYernment is powerless to control the 
r acia l policies of !Juilders aud de,·elope r,; who avail thernseh·es of the ad va ntages 
of its mortgage iusu r:HH'e system. Yet, la s t year, a Ca li fornia court ruled 
that th e degree of Government inYolYement is so g- re:tt in the case of FHA and 
VA housing that t he builder is uot free to refuse to se ll or r eut such housing 
f or r acial reasons. FIIA ha s tak en uo cognizance of t his decision. 

FIIA ha s roncllHlecl coopera ti on agreements with the live States whi r h h a ve 
passed leg islation barring di scrimination in FHA hous ing. But the construction 
of the la tes t Le,·ittown in New J ersey, on a seg- regatecl basis, !Jears witness to 
the fact that this cooperation is ineffe<:tive to prevent FHA-sponsored all-white 
citi es even in a State with such an antibia s s ta tute. 

Urban renewal is tod ay the mos t elllphas ized of the Federal housing programs. 
This is a program of partner i;hip among the l•'etl eral Government, loca l govern
ments, and priva te indus try, in au attempt to renew ancl r eYita lize our r iti es. 
But, far from helpiug the hous ing plight of minority families, this program 
is actually hurting them. It is resulting in both the curtailment of living space 
available to minority famili es and in increasing segregation. Entire Negro 
neighborhoods are being clea red to make room for housing restricted to whites 
only. E,,en some presently integrated areas are being "renewed" on a segre
gated basis. The Urban Renewal Administration takes no responsibility what
soever for the racial occupancy of new urban renewal housing. 

In New York City, where di scrimination is barred by ·State and city law in 
renewal housing, the prohibitiYely high rentals for these accommodations have 
in effect res tricted the ir occupancy by any significant number of minority 
families. In our town, the majority of housing provided under urban renewal 
is in the luxury class. l\Iost of these apartments iu New York City are renting 
at $50 a room and more. 

The nationwide impact of this program on minority families is reYealed by 
the latest urban renewal reports, which show that 55 percent of the families 
displaced are nonwhite and that the program has decreased the Kation's housing 
supply by 66,191 homes. 

It has been pointed out that the Urban Renewal Administration r equires 
special assurance that minority families displaced by urban renewal activities 
be relocated in housing of good s tandards, and that the overall housing oppor
tunities of minority famili es are not lessened by the urban renewal programs 
in the community. We believe enforcement of these safeguar<ls is imposs ible 
as the program is now being operated. Urban renewal is reducing the supply 
of low-rent housing at a time when there is a critical shortage of this kind of 
shelter; a majority of those displaced by urban renewal are nonwhite; a re
stricted housing market forces a large percentage of these families to seek 
shelter in already overcrowded ghettos, extending their fringes and automa
tically creating new slums. There is evidence that even in New York City, 
with its nondiscrimination laws, urban renewal-because of the philosophy on 
which it is operated, the type of housing provided, and the h aphazard and 
compe ting administration of relocati on operations-is creating more slums than 
it is eliminating, with its mos t deletorious effect on Kegr oes and Puerto Ricans. 

Urban renewal ha s become the keystone of Federal housing activities. But 
as the program has expanded, its race relations sta JI has decreased from five 
specialis ts to one. There is no r ace relations expert on the Administrator's 
staff nor in the regional offices. 

Before a city is eligible for urban renewal a ssistance it must present a "work
able program '' for the con t rol of blight and for ca rrying out a ll its s ta tutory 
r espons ibilities, including that of relocation of all fa milies to decent, safe, and 
sanita ry houses a t prices which they can afford . 

The HHFA Adminis trator has the sole responsibility for certifying workable 
progra ms and yet, despite the importa nt race relations questi ons inYolved in 
urban renewal, no race r ela tions s ta ff is attached to t he Admini strator 's office 
to a1hise him in this area. The lack of ca reful r ace relations r eview of work
able progra ms, a nd the unsupported accepta nce of the ci t ie ' cla ims is r esulting 
in intensifying r acial segregation and slum condi t ions. We do not believe, for 
example, that New York City is enforcing a p la n to control blight, nor is it fully 
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carry ing out its r esponsibili t ies to di splaced fa milies. Although some questions 
have been ra ised by the regional urba n renewal di rector, no cha nges have been 
insti tu ted, our worka ble progra m certification continues, a nd we receive funds 
for a dditional projects. 

The opportunity fo r development of good housing a nd sound human rela ti ons 
under this program is a coutinuing cha llenge. If the oppo rtuni ty is to be rc
a lizccl, the Urban Renewal Adminis tra tion must prohi bit a ll racia l restrictions 
in the program; rea li stic s ite selection polic ies must be fo ll o\\' Cd , including use 
of open and predominan tly open la nd; and there must be thorough race rela t ions 
re,·iew of a ll worka ble ]lrograms a nd a ll pla ns fo r renewa l projects. Further, 
there should be a requirement th a t the ])rice range of the housing provided 
bears a rela tion ship to t he needs of t he communi ty. 

'l'he Public Housing Admini stration's record is probably the most shocking. 
In feclerally sponsored low-rent public hou. ·ing t here ca n be no question of t he 
F ederal Government's in volvement a nd responsibility. Since the Supreme 
Court's a nt isegrega tion decis ions of 1%4, the courts ha ve uniformly held that 
segregation in public housing is unconsti tutiona l. Yet , PHA continues to dis
pen e F ederal fu nds for segregated housing. 

It is t rue t ha t public housing, where t he locality ha s established an open 
occupancy policy, has been a lmost the onl y source of nonsegrega ted new housing. 
But 80 percen t of all projects rema in segrc"ated. New segregated projects con
tinue to be pla nned, approved , a nd constructed. In additi on, the displacemen t 
by slum clea ra nce, t he use of a high percentage of s lum sites, the restrictions 
in the private housing ma rket, a nd lo\\' in comes a rc resulting iu a hea vy con
centra tion of non\\' hi te fa milies in public hous in g, \\'hich threatens in tegra tion 
where it pre ently exists. 

There is no que tion but tha t t he needs of minori ty fa milies cry out f or a full
scale public housing program, but t he emph as is should be shifted f rom clea ring 
slums to increasing t he hou~ing ill\·entory. T here is need for more open a nd 
predomina ntly open la nd developments. Fur ther , there is a clea r moral and 
consti tutional manda te for prohi bit ion by l'l:-IA of the use of it s funcl s fo r segre
gated projects. 

Recommendati ons 
The New York Sta te Commi t tee on Discrimina ti on in Housing respectfully 

submits tha t the time is long past due for the Government of these United States 
to assume responsibili ty for th e manner in \Yhich its own housing programs a re 
carried out. We further submi t that the record of Governm ent pa r tnership in 
the extension a nd per petua ti on of segregated ho u ing nega tes our Nation's most 
basic principles of freedom and equality, a nd makes our democratic decla ra tions 
suspect throughout the world. 

We offer the fo llowing basic and m inimum recommendations to bring the op
eration of the Federal housing programs in li ne wi th constitutiona l req uirement:;: 

Tha t the President of the Un ited States immediately issue an ExecutiYe 
order setting for th a policy of nondiscrimination and nonsegregation fo r a ll 
F ederal housing pro"rams. 

'l' ha t the P re ident es ta blish a committee on the elimina tion of di crimina
tion in a ll Federa l housing progra ms. The fun ctions of such a commi ttee 
should be s imil ar to t hose of the Committee on Equa lity of T rea tment and 
Opportuni ty in the Armed F orces, which brought a bout integration in our 
l\lilitary Esta bli shm ent. 

As called fo r in the recent report of t he Commission on Ra ce a nd Housing, 
thi s P residential committee "should present to the President its recommen
da tions for a complete program a nd tim e schedule looking towa rd the elimi
nation of discrimination in the distribution of F ederal housing benefits at 
the ea rliest t ime practica ble." 

Tha t the Racia l R ela tions Service in the F ederal housing agencies imme
dia tely be reYi ta li zed a nd strengthened. 

Concomi tan t \Yith such action by the F ederal Government, there is need for 
legisla tion by Sta te and cities to ba r discrimina tion in prirn te housing, and 
thus open the entire housing market . 
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STATEM EN T 0:-1 LEGISLATION, SUBMITTED WJTIT THE TESTD!ONY OF TITE NEW YORK 
STATE CO~IMITIEE ON IJISCRDID1ATION IX ROUSING 

Law has been used for over 50 years to bar practices of racia l di scrimination. 
The civil rights laws of the 19th century dealt chiefly with hotels, ra ilroads, the
aters, a nd other places of public accommodation. The laws adopted since 1945 
in more than a dozen States and a larger number of citi es have exten••ecl the 
principles of equal rights to new fi elds; notably, employment, education, and 
hous ing. Housing ha s been the la test fi eld to be brought under antidiscrimina
tion laws, but at least a beginning has now been made in the use of legi slation 
to level this major barrier to the rea lization of full civil rights for all. 

Of course, even in the absence of any specific statute, public housing and other 
housing assisted by the Federal Government is subject to the requirements of 
the 14th amendment to the U.S. Constitution, which prohibits di scrimination in 
Government enterprises. The F ederal h ousing agencies, however, ha Ye not acted 
to carry out thi s principle. 

The States and cities have now begun to implement and supplement this con
stitutional prohibition of di scrimination. Up to the present time, 12 States 
have leg is lated against discriminat ion in some kinds of hous ing. Co nnecticut, 
Massachusetts, New J ersey, New York, Oregon, and w·ashington ba r discrimina
tion in publiely assisted housing, including housing assisted by FHA and , • .A.. 
Minnesota, Pennsylvania, and Wisconsin cover public a nd redevelopment hous
ing. Michigan and Rhode I s land ban discr imination only in public housing; 
Indiana, only in redevelopment housing. 

Most of the legis lation enacted befo re lOG0 dealt only with special forms of 
discrimination, such as restrictive covenants, racial zoning, and pla nning. Laws 
specifically barring discrimination in the occupancy of hous ing accommodations 
dea lt chiefly with public housi ng. Starting in 19G0, however, the trend has been 
towa rd broadening the area of coYerage, beginning with housing that receiYes 
Government aid, usually from the Federal Government. 

The drive against discrimination in publicly assisted hous ing r eceh·ecl great 
impetus from the furor a r oused by the announcement that the vas t StuyYesant 
Town redevelopment project in New York City, built with substantia l assistance 
from the State and city, would be limited to white families. The resulting 
public debates focused national attention on the assistance Government was 
giving to private ins titutions to build segregated housing. The project was ap
proved by the city in 1043 over widespread objection, but the following year the 
city adopted an ordinance prohibiting discrimination in future redevelopment 
projects. 

In 1950, New York State adopted the Wicks-Austin law, the first comprehen
sive law barring discrimination in publicly ass isted housing. It applied to 
housing receiving such substantial forms of public aid a s tax exemption, land 
writedown, or exercise of the power of condemnation. In the same year, New 
Jersey adopted simila1· legisla tion. 

The Wicks-Austin law, like the 1944 New York City ordinance, applied only 
prospectively; hence, Stuyvesant Town was still free to bar Negroes. In 1951, 
however, the city passed the Brown-Isaacs ordinance which applied to existing 
publicly assisted housing. Since then, Negro families have been a dmitted to 
Stuyvesant Town. 

In l!)fi3, Connecticut adopted an amendment to its general civil rights law, pro
hibiting discrimination in "public-assisted" housing. 

By 1954 it had become increa singly evident that public and redevelopment 
hous ing that was the principal subject of these laws was only a very small 
portion eYen of the publicly assisted housing that was being constructed. It 
was the h ous ing aided by the F ederal Hous ing Administration ancl the Vet
erans' Administration that formed the great bulk of the h omes going up with 
Government assistance. That hous ing accounted for the major portion of all 
hous ing constructed ince the war. 

In 1954, Kew York City adopted the Sharkey-Brown-Isaacs law, explicitly 
barring discrimination in new r ental hous ing receiYing FHA or VA mortgage 
insu rance. The foll owing year, the New York Sta te Legislature adopted the 
1\letca lf-Baker Law 1 which banned discrimina tion in new apa rtment houses 
and also in for-sale hous ing in projects of 10 or more, a ided by Government
insured mortgages. At thi s time also, the Connecticut CiYil Rights Commission, 

1 The cons titutionality of this la w was upheld by a New York court. 
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which administers the Connecticut law barring discrimination in "publicly 
a ssis ted" hous ing, ruled that it applied to housing receiving FHA and VA 
ass ista nee. 

In l!JG7, four additi onal Sta tes adopted laws prohibiting di scrimination in 
publi c:ly ass istc(I hou,-ing, includ ing FHA- and VA-a ssisted proj ects. Ma ssa
chusetts adopted a law closely pa tte rned on that of Kew York. An Oregon 
statute extended to de,·elopments of s ix or more houses and to buildings with 
at lea st fh·e a1n1rt ments. :\'ew J ersey and Washington adopted laws applying 
to all hous in l,! reeei,ing FHA and VA a ssistance. An important feature of the 
\\"ashington State statute prohihits discriminati on by lin,rncial institutions in 
making loans on housing coYerecl by the law. 

Civil ri gl!ts groups are fully aware that the bas ic problem of discrimination 
in l!ous ing will not be so lYed a s long as major parts of the general hous ing 
market r emain unaffected by antibia s laws. Consequently, th ey ha Ye begun 
the mu c:h need cl task of pressing f or legisla tion barring discrimination in 
hous ing genera lly. 

:\' o State h:1 a · yet ena cted such a law. However, two cities have. A little 
o,·e r a ~-ca r ago, :\'ew York City ad opted the Sha rkey-Rrown-l sa~1cs law of 
l!)G7. Tha t law prohibits discrimination in exis ting as well a s new multiple 
dwelling,-. th a t i ·, buildings having three or more apartments. It also applies 
to f or-sa le hous ing in projects of 10 or more homes. This pas t December, 
Pittsburgh aclo11tcd an ordinance prohibiting discriminat ion by t he owner of 
fiy e or more hous ing units or pareels of property intended for res idential u ·e. 
The am e law prohibits rli sc: rimination by real estate broker s and by fina ncing 
institution in dea ling with any housing unit. 

As this commi ssion meets, campaigns are underway in at least nine S tates 
for new Iegi~Jation on hou ·ing discrimination. In Rhode Island , for example, 
the Democra t ic a nd Hepublican leade rs in both houses of t he leg i ·la ture have 
sponsored a bill barring di. crimina tion in all hous ing, with exemptions only 
for r oomers and religious ins titutions. 

The effect of thi s e1Iort to dea l with the problem of discriminati on in 
hous ing by invoking th e sa nctions of law has been uniformly good. In public 
hous ing. wh ere the laws ha Ye been on th e books for the Ionge t peri od of 
time, there can be littl e doubt thar subs tantial gains have been a c:hieYed. The 
change from a pa tte rn of s trict segregation to effective integra tion has been 
successfull y a ccomplished , eYen in such border cities as Washington, Baltimore, 
St. Louis, Louisville, and Wilmington. 

While the laws dealing with FHA and VA hou s ing havp been in effect only 
a short while, many ga ins have already been recorded. Significant progress 
has also been made in redeYelopment housing. 

l\Iore important, enough time has elr. psed to show that none of th e evils 
f eared by those who were doubtful of the success of th ese laws have material
izecl. We haYe heard of no ins tances of tension. There has been no diminuti on 
whatever in the construction of new redevelopment and FHA h ousing in 
States ha ving la ws prohibiting discrimination in such housing, a s compared 
with States not having such laws. 

Thus, in the 3 years following July 1, 1055, when the New York Sta te Com
mission Again. t D iscrimination was first given jurisdi ction over publ icly as
si sted hou sing, $423 million wa s inYested in 13 Title I urban renewal devel op
ments in New York. Almost. $20 million was inYes ted in 21 limited dividend 
proj ects. FHA and VA housing covered by the Commission's jurisdicti on built 
in this same period is estimated to cons ist of over IG0,000 dwelling units on 
which $1 ,350,763,022 was loaned by mortgage lending ins titutions. 

It is estimated that the title I program in various cities in New York in 
various stages of planning will amount to well over half a billion dollars in 
private capital im·estrnent. With the recently liberalized FHA and VA terms, 
it is expected that at least another $2 billion will be invested in the next 2 
years in hous ing co,ered by the New York law against discrimination. 

The use of legislation to deal with discrimination in housing was carefully 
considered by the Commission on Race and Hous ing in its recently com1)!eted 
study, financed by the Fund for the Republic. In its 77-page report, "'Vhere 
Shall We Live?" this 17-man body, which included builders, lenders, and 
other persons close to the homebuilding indus try from all parts of the Nation, 
aptly described the basis for such l f>gi slation (p. 45): 

"Most contemporary students of the subject hold that law can be a potent 
force for changing social habits and indirectly can modify attitudes. Laws 
against racinl rlil"crimination, even when running counter to customary prac-

510547-59--24 
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t ice, are con istent wi lh the mora l and political idea ls held by mo t Americans 
and may expect public support for that rea son. l\IoreoYer, it is e sential to 
note that Alllerica n laws in t his field, as in others, do not require any persons 
to hold or cha nge any attitudes but only to r efrain f r om certain acts (discrimi
na tion) • • •·• 

'l'he fin a l r ecommendation of the Commission include the following (p. 06) : 
'· \\" e reeommend that State legi. la tnres foll ow t he example of the seYeral ,·tates 

which ha Ye e1rncted legislat ion prohibiting discrimination in housing. Sue; h laws 
shou ld , at the minimum, apply to all housi ng bui lt or financed by any form of 
puhli c aid. Expe rien<:e under the Kew York City law covering a ll multiple-unit 
and cle,·elopment hous ing shou ld be carefully stud ied for guidance in the extension 
of State lc~islat ion." 

The experience with State and local legisla tion dealing with discrimination in 
h ousing shows that lega l sa ncti ons can be used effect ively to combat th is evil. 
T hus, there are 110 prac-tica l rea sons why the Federa l Go,·ernment should not 
honor its obliga ti on to use it s powers to see to it that discrimination is firm ly 
excluded from a ll aspects of its own hous ing programs. 

Respectfully submitted. 
JOSEPH B. RonrsoN, 

Chairman, L egal Committee, New York State Go1n1nittee on Discrimina
t-ion in Housing. 

Mr. TIFFANY. The next witness is Mr. Stanley Lowell, representing 
the American .Te,, ish Congress. 

Mr. Lowell is a lawyer. He is president of the Riverside Neighbor
hood Assembly. From 1950 to 1953 he was assistant to the president 
of the Borough of Manhattan. In this position he was responsible for 
all minority rights problems coming under the borough president's 
jurisdiction. He has also served as assistant to the mayor of New York 
and acting deputy mayor. 

Mr.Lowell. 

STATEMENT OF STANLEY H. LOWELL, CHAIRMAN OF THE EXECU
TIVE BOARD, METROPOLITAN COUNCIL, AMERICAN JEWISH CON
GRESS, AND PRESIDENT, RIVERSIDE NEIGHBORHOOD ASSEMBLY 

Mr. L OWELL. Thank you very much. 
Mr. Chairman and gentlemen, my responsibilities as the person who, 

in acting for Mayor vVagner, was responsible for the areas of minor
i ty rights and discrimination, and one of those who was very active 
in helping in the passage of the Sharkey-Brown-Isaacs bill, which 
you heard so much about during these 2 days, I am sure, were while 
I was assistant to the mayor and not while I was assistant to the 
borough president, even though the principal in both instances 
happened to be Robert F. Wagner. 

I am chairman of the executive board of the Metropolitan Council 
of the American Jewish Congress. The American Jewish Congress, 
as you gentlemen know, is an organization committed to the principle 
that the destinies of all Americans are indissolubly linked and tha,t 
any act that necessarily injures one group necessarily injures all. 
Belie,·ing, as we do, that J ewi sh interests are inseparable from the 
interests of justice, the Ameri can Jewish Congress ca.nnot remain 
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silent when persecution, discrimination, or intolerance is inflicted upon 
any human being because of his race, religion, or national origin. In 
the years of our Jewish history we have leamed one lesson well: Per
secution of one minority ma,y at any time extend to similar persecu
tion of all minorities. More broadly, we have a. special interest in the 
preservation of huma.n rights, deriving from an immemorial tradition 
proclaming the common origin and end of all mankind and affirming, 
1mder the highest sanction of faith, the common and inalienable rights 
of all men. 

We, therefore, welcome this opportunity to testify and thank you 
for the invitation to speak. 

Our concern with discrim.ina.tion in housing is in two areas-and, if 
I may, gentlemen, I am going to touch on the first one briefly and then 
fly across the second area so that I can comment on some of the things 
which have been said. Much of the material which you have heard 
here today and yesterday, I am sure, has all been repetitious, and I 
have been in a position where I have had to listen to repetition and 
I know \\"hat it is like. 

First, I say I am going to try to speak about the Jews who, in 
some instances, do face discrimination in housing and, second, the 
general public problem you are concerned with. 

·with respect to discrimination against Jews, our files in the Ameri
can J ewish Congress do contain many instances of discrimination 
against Jews. It is a melancholy fact that any Jewish family seek
ing a home must wonder, each time they inquire about a house or an 
apartment, whether this is the particular time they'll receive the 
cold response that betrays concealed bia.s. 

Only recently the American Jewish Congress, right here in New 
York City, filed a complaint with the new agency which you heard so 
much about ye.5terday, the Commission on Intergroup Relations, on 
beha,lf of one of our own employees, cha.rging discrimination based on 
religion at a cooperative housing apartment in New York City. The 
complaint rests on explicit statements repeatedly made over the 
telephone that the building in question was "restricted with respect 
to Jews." vVhile such open expressions of bias are rare, there can 
be no question that they r eflect a substantial amount of hidden 
discrimination. 

'iiVe made inquires among the Jewish communities of a number of 
cities, and the responses uniformly show that discrimination against 
Jews is a persistent, though not a severe problem. 

In Cleveland there are reports of extensive use in the suburbs of 
club arrangements, the gentlemen's agreement and the so-called Van 
Sweringen Covenant to exclude Jews from residential developments. 
Here, in the case of these devices, the original developer-you are 
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more familiar with it than I am-retains the power to veto sales of 
homes at a subsequent date to specific purchasers. 

In San Franci co and Kew York, as I said before with respect to New 
York, there are reports of a high rate of discrimination against Jews 
in cooperati,e apartment houses. These are hiO'h-income apartment 
houses, gentlemen, not the type of development which is used as a 
device for reduci1w the renta l per room of some of our lower incomr, 
federally aided housing and Stn.te- and city-aided housing. St. Louis 
reports occasiona 1n(hcrti ements expressly limiting rental or purchase 
to Christians. Phihdelphia tell s of the refusal by developers to sell 
homes to Jews in at least four suburban developments. 

A detailed drscription of the forms taken by discrimination against 
J e,Ys was prepared by the ,Jewish Community Council of Metropoli
tan Boston, and some of the case histories which they have described 
haYe been submitted as an addendum to my statement here, and I won't 
bothcl' "·ith them now. 

Let's turn for a moment to di scrimination based on race and nation
ality. This means in our country, first of all, Negroes and, in some 
parts of the country, persons of oriental or Mexican and, here again 
in our area, of Puerto Rican extraction. To these groups, discrimina
tion is far more than a social affront and an inconvenience, which it is, 
to a large measure, as far as the Jews are concerned in some areas. It 
compels these people to live in narrowly confined areas, with severe 
overcrowding and all of its resultant evils-and I say, Mr. Commis
sioner, that sentence probably defines, as best as I can, what a ghetto 
is, which is a question I heard you direct to several of the prior 
speakers. 

The social damage done by racial segregation has been fully de
scribed and discussed by these people who have come before me and by 
a di st inguished group of people fully familiar with the housing in
dustry, the Commission on Race a.nd Housing, whose report, ''Where 
Shall "\Ve Live ?", was so ably done and ,Yith which I am sure you are 
also familiar. The report, itself, presents the harm, social harm, which 
is done to some of the minority groups who are required to live in these 
narrowly restricted areas. 

Let me break in at this point again to comment on what you asked, 
I think it was, Dr. Gardner Taylor. Either you or the Governor, one 
of you gentlemen or the Governor, had mentioned the fact he had read 
a good deal about juvenile delinquency, in the New York area, I assume, 
a.nd when I was assistant to the m.ayor it was my task frequently to 
speak to groups who were New Yorkers, who assumed the same kind 
of thing that the questioner in this particular instance from the Com
mission assumed. 

It is my judgment that the incidence of jtIYenile delinquency in 
the New York area is no greater than it is in many other areas or that 
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juvenile delinquency in some of these restricted areas and ghetto 
areas is not necessarily higher than it is in many other parts of the 
country which are not restricted areas in ghetto areas, but what we 
have had, unfortunately, and very unfortunately, is a situation 
whereby the groups have picked on this particular subject, and maybe 
properly so, and played it up. If you take the percentage, let's 
assume, in a city of a hundred thousand, if the percentage of 
delinquency which was committed in that city over a period of a 
year were four cases involving juveniles, four cases involving juve
niles involved in a crime which would be either a felony or a crime 
involving force, and then you projected that same percentage onto 
the city of New York, just the city of New York, its 8 million people, 
not the metropolitan area of 15 million, which all these newspapers 
do cover, but if you took only the 8 million, and ,Yhile my arithmetic 
may not be very good, my judgment would be, we would be entitled 
here to 320 incidents as the equivalent of the 4 incidents in a city of 
a hundred thousand; and if the newspapers are going to play up on 
page 1 each one of those incidents, as the newspapers perhaps in a 
town of a hundred thousand might play up those incidents, 1 every 
3 months there, you would have one here on the front pages of the 
newspapers almost every single day. 

So, you get the tremendously widespread impression, sent out 
over the country by the wire services-as Mayor Wagner said yester
day, when it happens in New York City it is news; when it happens 
someplace else it is not-that ,ve have a higher incidence of juvenile 
delinquency. 

Then, of course, as far as the whole problem of race relations is 
concerned, it goes a little deeper, and it is used as an expression and 
an explanation of the fact that these groups, minority groups, living 
together, create these things, these conditions, themselves, living 
among themselves. It is my judgment this is not so and this does 
not r esult from these people and the minority groups, themselves, 
but from the conditions in which they live and the slum areas in 
which they must be required to remain. 

Now, if I can, in the next few pages of my report, cover in a 
great sense what you have heard from a number of organizations, I 
will summarize in a very few sentences. 

Essentially what I say here-what we do say here-is that this is 
the responsibility of the Federal Government. We cite for you some 
of the statutes and some of the previous actions of the courts, which 
indicate, as far as the American Jewish Congress is concerned, that 
this is a responsibility of the Federal Government. 

In the area of public housing we say, in one sentence, that we think 
the Federal Government has, in effect, encouraged segregation rather 
than discouraged segregation. In the area of publicly assisted 
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housing, again the Federal Government has failed to take on its 
responsibility which we think is properly theirs. 

I do not agree with some of the previous speakers who implied that 
we would require a Federal statute in order for this Government, for 
our Government, to act in this particular area. It:s our feeling that 
you have enough law on the books today, enough statements of prin
ciple on the books today, so that, as several of us have said, a committee 
can be established by the President of the United States which will 
be charged with the responsibility of inquiring into bias and discrimi
nation in housing. The housing market needs a special, affirmative 
effort to protect against discrimination. Now, when the Federal Gov
ernment acts, for example, in marketing or in transportation, it can 
much more readily not take on an affirmative responsibility in order 
to make sure that discrimination is not practiced; but here, in the 
housing market, because of the very nature of it, we think there is a 
special responsibility. If builders are left free to discriminate, the 
e.conomics of the housing market will strongly impel them to do so. 

I read in the paper this morning-and I had the privilege of 
debating him last year during the discussions on the Sharkey-Brown
Isaacs bill-that Mr. Andrews this morning appeared before you 
representing the Real Estate Board. Mr. Andrews' position is very 
simple, gentlemen: He says that property rights will be impinged if 
any action is taken by any governmental agency-he doesn't care 
whether it is city, State, or Federal-which would limit the right of 
that person owning the property to rent to whomsoever he wanted to 
rent, and he says it is in the interest of democracy and freedom. 

This is an intelligent position which he would like to pursue-may
be intelligent in the sense it is logical-but what he does carefully 
do is avoid the real issue, the issue which I think is the one upon 
which America is based, and the reason why we are in this fight, in 
which we are battling against another alien philosophy, and hope to 
be able to succeed as against that philosophy. It is the fact that 
America is based, in my judgment, as the Cardinal said this afternoon, 
quoting the Declaration of Independence, the provisions of our own 
Constitution, all the legal history, on a code which says that human 
rights are more important than property rights, and in a given situa
tion, conceding :Mr. Andrews' argument as of this morning that the 
property right could, in some way, be qualified by a limitation of law, 
administrative or otherwise, the point that you raised before, Father, 
by a limitation of law, I say-and the Congress' position is-that 
human rights must prevail. 

Now, what we propose is an Executive order establishing a Presi
dent's Committee on Housing Discrimination, and we have gone a 
little bit beyond some of the other speakers in that we have here before 
you and attached to the appendix-and what I will review a few mo-
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ments is-an actual proposed Executive order containing all the pro
visions. 

vVe're making it a little easier for the la,ryers on your staff, sir, to 
come up with something like this ; but the essential point in this, and 
this is very important, because I read the New York Times' report 
today of what occurred yesterday, Mr. Sclnrnl t's testimony and that 
of others-the New York Times indica ted that Mr. Schwulst and 
others supporting his own comm ission hncl en ll cd for the establi shment 
of a President's Committee on Housing Discrimination, but the Times 
implied that Commission was supposed to study the question. Now, 
the American J ewish Congress position is that the matter has been 
studied thi s time and past times and Yrn don't need a commission in 
order to study it and, therefore, the firs t part of our order, and the first 
part of our order is, and the most essenti al part of it ,,ould be, the 
establislunent of this committee with a firm statement of Federal pol
icy barring discrimination in the F ederal housing program. 

So, section 1 of our proposed order would clearly proYide that the 
various statutes shall be administered so as to insure equality and that 
this policy shall be effectuated by prohibiting discrimination by all 
F ederal and State agencies and private concerns and corporations that 
receive any assistance whatsoever from the F ederal Government. 

Now, let me int erpolata at this poin t just to say once ag:Lin, with 
respect to the point that Senator J avits made and that you queried 
Roy 1Vilkins about, it is our position that this can be done without the 
necessity of going ahead and getting legislation on the subj ect, that 
there is enough law on the books, and that we would not ,,ant to be 
caught in the trap of going back to the Congress of the United States 
and trying to pass legislation which would follow through on this. 

11/e think the Congress has made it perfectly clear, and, as far as 
the point of view that you made, si r, wi th respect to-I am not sure 
whether it was Father I-Iesburgh or you who made the point a few 
moments ago- whether or not there "-ould be parts of the South 
which would not take advantage of housing which "·ould be avail able 
to them with Government-aided funds in the event that snch a posi
tion were clea.rly, explicitly evolved in the F ederal admini stration 
of its own g iving of money, I say the time has come, because we have 
heard this-I, myself, have heard this in this period since I left col
lege, and it is a good almost two decades-time and again, in each 
instance, when we have a balancing of equit.ies, that we should always 
give in on the equity which involves civil righ ts and freedom for the 
equity which involves materi ali ty and where somebody is going to 
live-I can tell you, frankly, 10 years ago, in an organization which 
I was a member of, I supported the position we needed the housing 
and we should not support what then, I think, 'lvas the Powell amend
ment; but the time has come since then-I have reversed my own po-



366 

:sition-I am sure thousands of others who also felt the need was for 
housing have reversed their position-because, if we do accept this 
.argument, 20 years from now and five decades from now we'll be 
::faced with the same argument. 

So, at this point we have to fish or cut bait, and at this instance I 
think we must put the responsibility on those small areas of the soul 
which will preserve this position. I have a brother who lives in 
Houston, Tex., sir. I am sure he as well as thousands of other good 
Texans are prepared to accept this housing on the basis of some of 
the other things that have been said here. 

Now, section 2 would direct the Housing and Home Finance Agency 
.and its constituent agencies, as well as the Veterans' Administration, 
.and any other agencies affecting housing to adopt appropriate regu
.lations to carry out the policy. 

Section 3 would establish the committee with a membership, 12 
:members, and a chairman appointed by the President. It would be 
.:financed by the FHA, VA, the General Services Administration and 
-others. The committee would be authorized, under section 4, to ex
amine into the practices of all Federal housing agencies and to make 
-recommendations for effectuating the policy of the order. It would 
.also be empowered, under section 6, to receive and resolve complaints 
-concerning practices inconsistent with the policy enunciated in para
_graph 1; and under section 7 it would be empowered to encourage 
.an educational program with respect to discrimination in housin_g. 

We have also proposed for you here regulations for the eiimina.tion 
of discrimination. Elimination of discrimination in housing requires 
.also that appropriate regulations be issued by the various Federal 
housing agencies. Separate regulations are required for each of 
these, and to facilitate the discussion we have drafted a sample resolu
tion on rental housing. 

Now, here those who accept from FHA the help that it makes 
.available by way of insurance, or help in other instances from some 
-of the agencies which insure the mortgages and the like, must certify 
·that they will not discriminate against faimlies because they have 
-children. The proposed regulation which we submit here requires a 
;similar certification that the mortgagor will not discriminate in se
lecting tenants on the basis of race, religion, or national origin. 

Now, let me shift for a moment, because I was asked to do so by 
your Commission, to another position which I hold as the president 
-of the Riverside Neighborhood Assembly. This is a local civic or
ganization, gentlemen, on the west side of Manhattan in the area from 

.approximately the Lincoln square development to Columbia Univer
.sity. We consider it one of the best integrated ·areas in the city of 
New York. 
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I might say parenthetically I am also chairman of the newly cre
ated Park-Hudson Urban Renewal Citizens Committee, which will 
function in the same geographica l area, and th is particular citizens' 
group is working in close cooperation wi th the U rban Renewal Board, 
\Yhich is administering Urban Renewal \dministra.tion fw1ds here 
in the city of New York. 

,,..ould l ike to correct, for the record-I hope the stenog rapher 
,vill take th is-all those ,,;-ho, not, I know, with in tent, have, when 
they have discussed either Negro movement or Puerto Rican move
ment within the confines of the United States territorially and other
wise, used the word "immigrant." I was an assistant U .S. attorney, 
and " immigrant" is a word of art and refers to people who come 
from outside the Uni ted States and not from other parts of the United 
S tates. \Ve would like to say "migrant," and ,rn wouldn't care who 
said " immigrant" or "migrant" except by those--

Vice Chairman STOREY. I stand corrected. 
Mr. LowELL. \\ ho know better. 
Vice Chairman STOREY. Thank you. 
Mr. LowELL. I wasn't directing it to you necessaril y, but sometimes 

people try to get an implication in respect to the word " immigrant," 
and we think it is best to use the word "migrant" in these situations. 

Now, very roughly, the ethnic or racial makeup of the area which 
I described before, running from Central Park to the Hudson River, 
is approximately 20 to 25 percent Spanish-speaking origin, 10 percent 
of Negro, and about 65 to 70 percent cont inental .,hite. Our schools 
and our housing in this area have felt the impact of the influx of 
migrants from Puerto Rico as much as any other locality in the city 
and certainly, of course, in the Nation. I don't pretend that we have, 
in any way, completely solved the resulting problems. There has been 
overcro.,ding, both in the schools and in the housing. During the first 
4 or 5 years of the influx of Puerto Ricans there was, ,Yi thout any 
question, a flight to the suburbs of a portion of the continental white 
population. 

The Riverside Neighborhood Assembly and other community or
ganizations here in this west side area have been working diligently 
during the last 10 years to halt the changeover in the population which 
began to snowball at the outset. I am proud to state during the last 
5 or 6 years the relative percentage of the various racial groups has 
remained almost constant. 

This has been due to a combination of circumstances, many, of 
course, over which we had not control. For example, the Riverside 
Drive-to-Central-Park area is one of the best residential locali t ies in 
the city of New York. The apartments, !)9 percent of them rent con
trolled, are hard to come by, and hence low- or middle-income families 
have undoubtedly had a strong incentive to stay. 
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These factors, however, have been reinforced by the efforts of par
ent association groups and a wide number of local civic and neighbor
hood improvement associations to maintain the standards of the com
munity, residential, educational, recreational, and otherwise, while 
giving a willing welcome to the newcomers who have arrived during 
this time from Puerto Rico. 

Recently a new low-cost governmentally aided public housing proj
ect was built in the area. It is called Frederick Douglass Houses. 
It is located between 100th and 103d Streets, from Amsterdam Ave
nue to Central Park West. The inhabitants on the land prior to 
public housing were at least 50 percent continental white. I am cer
tain this Commission is aware of the factors that would normally 
encourage this project to be tenanted by Negroes and Puerto Ricans
you heard it yesterday from Chairman Reid and others-up to 90 per
cent of its capacity, perhaps even higher. However, our association, 
together with other community organizations; undertook an inten
sive campaign to stimulate interest on the part of longtime residents 
of the west side, who qualified financially and otherwise for this low
cost public housing, to take apartments in this public housing project, 
Frederick Douglass Houses. The results of this activity are now a 
matter of record. The percentage of families in this public housing. 
is 25 percent continental white, 35 percent Negro, and 40 percent 
Puerto Rican, and while it is not perfection in any way, nor does it 
reflect the rest of the neighborhood, it is certainly infinitely better or 
much better than it would have otherwise been. These figures are 
especially significant in the light of the fact that there are financial 
limitations which are strictly enforced for tenancy in low-cost public 
housing. 

As you are aware, the economics of our society are such that a dis
proportionate number of Negroes and Puerto Ricans are found in the 
low-income brackets whic,h qualify for this housing. If more Gov
ernment housing were available at $22, $24, and $26 per room, for 
which the income limitation would be much higher, the percentages 
I just read would be better and would demonstrate more clearly that 
it is a myth that flight must inevitably follow upon the arrival of 
minority groups innew neighborhoods. 

In conclusion, let me say the American Jewish Congress believes 
that discrimination in housing can and must be ended. I tried to 
include a paragraph in here about the importance of this on a purely 
pragmatic level-I am sure others have done it-which the profes
sionals from the American Jewish Congress insisted I take out, 
about the importance of all this to us in the battle which we have with 
the Kremlin and about what it means as far as Africa and Asia are 
concerned for Americans, and what it means for our foreign policy. 
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Since they made me take it out, I am saying it this ,Yay. I am sure 
you understand the point I am trying to make. The obstacles which 
we :face are real and substantial, but far from insuperable. Many of 
the apparent difficulties prove, on examination, to rest on myths, such 
as the one I described before, that have Jong gone unchall enged. 

\Ve are submitting with this statement our recent publication, "The 
Myths of Racial Integration." It analyzes such misconceptions as 
the belief that property values go down when Negroes move into a 
restricted nei «hborhood; that Negroes do not maintain their property 
in good condit ion; that it is somehow desintble for neighborhoods to 
be homogeneous ; that there is a loss of prestige when Negroes move 
into a neighborhood and that such move-ins cause an increase in 
crime and delinquency. 

·vve believe this hearing can help dispel these misconceptions and 
thus aid in lo,Yering the walls that shut minority groups off from full 
part icipation in their commw1ities. 

It is our fervent hope, gentlemen, that these hearings will help to 
educate and reeducate our fellow Americans, in the North as well as 
in the South, to the meaning of equality and that they "-ill also assist 
this Commission in arriving at recommendations to the President and 
to the Congress on effective means of leveling-and here it comes 
again, sir-the ghetto walls that still disfigure our country. 

Thank you ,ery much. 
Commissioner HESBURGII. Thank you very much, Mr. Lowell. \Ve 

appreciate your statement with all its detail. It will all be included 
in our record. We are running terribly far behind in time-

Mr. LOWELL. That is all right. 

PREPARED STATE,! ENT OF STANLEY H. LOW F.L L ON BEHALF OF A,IERI CA:\' JEWISH 
CONGRESS 

The American J ewish Congress is an organization committed to the principle 
that the des tinies of a ll Americans a re indi ssolubly linked and that any act tha t 
unjustly inj ures one group necessa rily injures all. Believing as we do that 
J ewish in teres ts a re inseparable from the interests of justice, the America n 
J e\'\·ish Congress cnnuot remain si lent wh en pe1·secution. disni111in:1ti on, or 
humiliation is in fl icted upon any huma n being because of his r ace, r eligion, or 
national origin. In the thousands of years of our history we have learned one 
le. son well: Persecution of one minority may at any time extend to similar 
persecut ion of a ll minorities. l\!ore broadly, we have a specia l interest in the 
presenation of hum an rights, deriving from an immemorial tra di tio n proc-laim
ing the common ori gin and end of a ll mankind a nd amrmin~. under the highest 
sanction of faith, the common and inalienable rights of a ll men. 

We therefore welcome this opportunity to a ppea r before this Commission and 
express our appreciation for the invitation extended to us. 

Our concern with discrimination in hous ing- is twofol<l. First, ,Ye speak as 
members of a minority group, J ews, who themselves face discrimination in 
housing-. Second, we spea k a s members of t he general public concerning with the 
evils of discrimination aga inst a ll minority grou11s. 

Discrim-iim t·ion aga in st Jc1cs 
Onr files conta in many insta nces of di scrimination ag-a inst Jc\Ys. It is a 

melancholy fa ct that auy J ewish family seeking a home must wonder, each time 
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they inquire about a house or a n apartment, whether this is the time they will 
receive the cold response that betray concea led bias. 

Only recently, the American J ewish Congress tiled a complaint with the New 
York City Commi ion on Intergroup Ilelations in behalf of one of our em
ployees, charging di scrimin ation based on reli?ion at a cooperative housing 
apartment in Kew York City. The complaint rests on explicit statements re
peatedly made over the telephone tha t the building in question was "restricted 
with respect to J ews." While such open expressions of bias are rare, there can 
be no ques tion that they refl ect a substantial amount of bidden discrimination. 

Iu the preparation of this s tatement, we made inquiries among the Jewish 
communities of a m1mber of cit ies. 'l' he responses uniformly show that dis
crimination against Jews is a persistent though not a severe problem. 

Thus, Cleveland reports e.,tensil·e use in the suburbs of club arrangements, 
"gentlemen's agreement" and the so-ca lled "Van Sweringen covenant" to ex
clude J ews from res identia l developments. The "Van Sweringen covenant" 
gives the original developer power to veto sales of homes to specific purchasers. 
It has been used either to exclude Jews altogether or to limit them to specific 
quotas. 

San Francisco a nd New York both report a high rate of discrimination agains t 
Jews in cooperative apartment houses. St. Louis reports occasional advertise
ments expressly limiting rental or purchase to "Christians." Philadelphia tells 
of the refusal by developers to sell homes to Jews in at least four suburban 
developments. One Philadelphia finance company is reported as asking appli
cants for mortgage money to s tate their religion. 

A detailed description of the forms taken by discrimination against Jews was 
prepared by the Jewish Community Council of Metropolitan Boston as part of 
a statement submitted to a legislative committee considering legislation against 
discrimination in housing. We ha,·e attached hereto the case histories as they 
appear in that statement. We believe the Commission will find in these histories 
a vi\·id showing of the impact of this evil on individual human beings. 

Discrimina.tion based on race a.nd nationality 
The preceding paragraphs show that discrimination against Jews is sufficiently 

widespread to be a matter of continuing concern. Nevertheless, it must be 
recognized that it differs greatly in extent and, more important, in effect from 
that faced by other groups-particularly Negroes and, in some parts of the 
country, persons of Asian, Mexican, and Puerto Rican extraction. To these 
groups, discrimination is far more than an affront and an inconvenience. It 
compels them to lh·e in narrowly confined areas, with severe overcrowding and 
all its resultant evils. The social damage done by racial segregation has been 
fully described and discussed by a di stinguished group of persons fully famili ar 
with the housing industry, the Commission on Race and Housing, whose re
searches were financed by the Fund for the Republic. Its recently issued Report, 
"Where Shall We Live?" cogently presents the harm clone to majority and 
minority gToups alike by the exclusion of families from suitable homes, solely 
beca use of their origin ( see particularly 3~). 

Responsibility of the Federal Government 
Other witnesses have described to this Commission the tragic role that bas 

been played by the Federal Government in aggravating the problem of housing 
discrimination. In that large part of the total housing market that is affected 
by the various forms of Federal assistance, racial segregation has been accepted, 
encouraged, and fostered. This disastrous state of affairs is specifically within 
this Commission's area of concern as defined by Congress-appraisal of "the 
laws and policies of the Federal Govermuent with respect to equal protection 
of the laws under the Constitution" (Civil Rights Act of 1957, 71 Stat. 634, sec. 
104(a)(3)) . 

It is essential that the Federal Government reverse its policies and find ways 
of assuring that its powers are used against rather than for racial di scrimi
nation . It has an obligation to do so und('r what Justice Cardozo, in 1932, de
scribed as "the mandates of equality and liberty that bind officials everywhere." 
(Nixon v. Condon, 386 U.S. 73, 88. ) This Commission should make that obli
gation plain in unequivoca l recommendations to the President for prompt and 
effective action. 

Public housin17 
Particularly shocking is the continued support given by the Federal Govern

ment to segregated public housing; that is, public housing subject to an express, 
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official State or municipal policy of racial segregation. Even under the old 
"separate but equal" doctrine, it was plainly unconstitutiona l for a State or 
any other governmental agency to discriminate on the basis of race in a public 
housing program. Thus, a State could not build public housing for whites only 
and make no provision for similar housing for !\'egroes. Recognizing this prin
ciple, 1mblic agencies for many years built segregated housing which was, in 
theory at least, equal.

'l'oday, however, there can be no pretense that such segregated housing meets 
constitutiona l requirements. Since the Supreme Court's decis ions of 1954 con
demning racial segregation in public schools, every court to consider the question 
has held that any segregation in public housing is likewise unconstitutional. 
Moreover, the Attorney Genera l, chief legal offi cer of the U.S. GoYernment, has 
formally taken the position, in briefs before the Supreme Court, that all forms 
of official segregation are equally unconstitutional. 

The Department of Justice firs t took that position in behalf of the U.S. Gov
ernment in the brief it tiled in the univers ity and railroad dining car segrega
tion cases of 1950 (Sweatt v. Painter, 339 U.S. 629 ; McLaurin v. Oklahoma State 
R egents, 339 U.S. 637), in which it sta ted flatly , "Racial segregation imposed or 
supported by law is per sc unconstitiona l." The principle was reitera ted in 
the first Government brief filed in the pubilc school segregation cases (Brown 
v. Top eka., 347 U.S. 483) in December 1!)52. At the reargument of those cases 
before the Supreme Court in December 1953, the present administration took the 
OPl>Ortunity to make clear that it adhered to the position taken by its prede
cessor. 

Since 1954, one city after another has abandoned segregation in its public 
housing program, recognizing the force of the constitutiona l command. In too 
many other cities in our land, however, particula rly in the Deep South, public 
housing is still being constructed und operated under a formal policy of racial 
segregation. In applications to the Federal Government for financial assistance, 
specific projects in such cities are designated us "white" or "colored." On the 
busis of these applicutions, Federul money is disbursed. Thus, the Federal Gov
ernment is supporting operations which it bas itself condemned as illegal. It 
hardly needs any argument that this practice should be brought to a bait 
immediately. 

Publicly assisted housing 
Even more widespread harm has resulted from Federul policies in those a reas, 

like urban redevelopment and the FHA and VA programs, where the Govern
ment gives various forms of ass istance to the construction of housing by private 
interests. As this Commission bas been told, particularly in the statement sub
mitted by the New York State Committee on Discrimination in Housing, some 
policies of the F ederal Government have actually encouraged discriminatory 
pra ctices. Yet even where there is no such direct encouragement, inequality 
inevitably results from any policy under which Federal aid is made available 
to builders without regard to their policies as to race. The theory of such a 
policy is that assista nce is available to all qnulified builders who upply, whether 
tlley build for whites, Negroes, or botll, a nd that, by following that policy, the 
Federal Government discharges its sta tutory and constitutional obligations. 
That theory is fallacious both in concept and in practice. 

'\Ve wish to stress tha t the purpose of the Federal housing program is to make 
homes available to people, not to uid builders and lenders. The end product is 
not construction, but living accommodations occupied by American families. 
The intended beneficiaries are the occupants. 

It is true that the building und financial industries benefit from the program. 
As William Levitt, the builder, hu s said, "We are 100 percent dependent on the 
Government. Whether this is right or wrong, it is a fact." (Testimony be
fore House Committee on Banking and Currency, hearings on Housing Act of 
1957, 85th Cong., 1st sess., p. 566.) But the express purpose of our housing 
statutes is "the realization as soon as feas ible of the goal of a decent home 
and a suitable living environment for every American family," a policy that 
is laid down for all Federal housing programs by the Housing Act of 1!)49 (03 
-Stut. 413, sec. 2). The same declaration of policy declares that Government 
assistance to private industry is provided only "to enable private enterprise to 
serve some of the total need." Nothing in this policy statement suggests that 
the purpose is to aid builders. 

Since it is the supply of homes that is the encl product, it is at the point of 
distribution of homes that the Government's obligation to insure equality of 
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treatment takes effect. All agencies that participate in the tlistribution of the 
benefi ts must be held to that obligation. And those agencies, u11der the statutory 
scheme, are not only the HHFA a nd its consti tuent pa r ts but also the builders. 
and others tha t determine the flow of benefits to the ultimate conswner. 

T he ho11si11g marke t 
In most Federal programs, no special efforts are needed to achieYe equality 

in di stribut ing benefi ts. If the Government supports, let us say, a marketing 
operation or a means of transportation, it can assume that its facili ties will be 
ayailable to all and th:i t there will be no resul ting discrimination. But here 
that assumption is contrnry to the fact, la rgely because of the nature of the hous
ing market. 

If huilclers a re lef t free to discriminate, the economics of the housing market 
will strongly impel them to do so. It is a s imple fact today that virtually all 
housing is rented or sold with a racial la bel on it. Given a choice between 
building for whites and building for Negroes, a builder is vi rtua lly compelled to 
appea l to the large r market. Only in very unusual circumstances will he build 
housing specifically for Kegroes. When he does, it will only be in the few a reas 
where there is a large Negro market and the resulting housing will, of course, 
be strict ly segrega ted. 

This is not a matter of abstract theory. The record shows that virtually all 
of the new housing built under the Federal housing program has been available 
only to white families, with most of the r emainder open to Negroes only in 
segregated projects. 

At no time has the F ederal Government or any of its agencies recognized any 
obliga tion to prevent this perversion of governmental processes. Its adherence 
to a lai ;sez faire policy has mean that Federal housing, whether it be F'I-:IA, VA, 
redevelopment, or urba n rene\\'a l, has come to be popula rly associated with "jim 
crow" housing. It has come to mean all-white suburbs, and the ousting of non
white fa milies to make room for expensive apartment buildings limited to 
whites. In Cha rles Abrams' phrase, slum clearance has become ''Negro 
clearance." 

This policy subyerts both the principles la id down in the 194D Housing Act and 
the GoYernment's broader obligation to preven t racial segregation in its opera
tions.' Thi s conclusion was also reached by the Commission on Race and 
Hous ing when it said ( "Where Shall We Live'/" pp. 63-64) : 

"Studies carried out for this commission demonstrate that realiza tion of these 
goals of national policy is seriously hampered by racial segregation and dis
crimination in the distribution of housing facilities and benefits provided under 
Federal laws. l\loreover, the policies of the Federal housing agencies which en
courage or permit racial dis tinctions in the distribution of Federal housing 
benefits are inconsistent with the Constitution of the United States and the spirit 
of the housing acts of Congress." 
That commission C"a lled upon State and local governments, the housing industry, 
and voluntary citizen groups, to ta ke specific steps to end hous ing discrimination, 
but warned tba t these steps would ba\'e little chance of success " unless the 
Federal GoYernment 1110Yes to cure the ills of its own program by expediti ous yet 
sound measures" (p. 6-!). 

Proposc<l Rxecuth;e 01·der to cs tabl'ish President's Committee on Housing 
Discr imination 

One of the key recommendations of the Commission on Race and Housing was 
that the l're,; idcnt establish "a Committee on the Elimination of Discrimina tion 
in F ederal Housing and rban Renewal Programs" ( repor t, p. 6-!) . It suggested 
that this Commi t tee be modeled on earlier Presidential Committees on Discrimina
tion in Employment and in the Armed l!'orces. 

1 We seek to show h ere only the bas is and jus tification for di scretiona ry Executive 
action aga inst di sc rimination rather than the kind of lega l a rgument th at might be 
In voked in a judicial proceedin • to compel adherence to constitutiona l requirements . 
The _decision las t June by Ca li for nia Superior Court Ju dge Oakley in Min g v. Ho.-gan,
(decided June 23, 1958, not ~·e t officmn y r eport ed, 3 Race Rela tions Law Report er 603)
fully detail s the a uthoriti es fo r the proposition that, since ''the Go,·ernment i st rictly
prohibited by the fundamen ta l law from doing s uch things [i. e., a nswering h ousing 
n eeds] upon any other tha n a n equal basis," those persons "who opera te under that 
la w a nd eek and gain the advantage it confers ar e as much bound t11ereb,· as the 
ndminis trative agencies of the Go,·e rnment which have function s to perform in connection 
therew ith. " The con r t in that case prohibited racial di scrimination by builders enjoying
the benefits of the FHA and VA progra ms. The defendan ts did not a ppea l the decision: 
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We strongly support th is recommendntio n. To f :t cilitate d iscussion of this 
proposa l we ha ve prepa red a d raf t of such a n Bxecut iYe order which we a re 
submit t ing to this Com mis ion in the append ix to thi s sta tement. 

The essentia l pa rt of any such order would be, not t he establishment of the 
commi ttee, but a tirm s tatement of a Federa l policy ba rri ng discrimina tion in 
the F edera l housing program. H ence, se<:t ion 1 of our proposed order would 
declare tha t the va rious statu tes providi ng for Federa l ass istance to hous ing 
sha ll be administered so as to insure equ ali ty a nd t ha t thi s policy sha ll be 
effectuated by prohibit ing d iscriminat ion by a ll Federal a nd State agencies a nd 
private persons and corporations tha t r eceh ·e assistance fr om the F edera l Go1·
e rnment. 'l' he second section would direct t he Hous ing and H ome F ina nce 
Agency a nd i ts va rious agencies, as well as t he VA a nd a ny other agencies a ffectin g 
h ous ing, to aclopt appropriate regulations to ca rry out tha t policy. Section 3 
would establi h a P resident's Commi ttee on Hous ing Discrimina tion to be com
posed of 12 members wi t h the Cha irman a pvointed by the President. SeYeu 
members woul d be a ppointed by t he Presid ent a nd five would be des ignated as 
r epresentatives of t he Depa r t ments of Defense and Just ice, Ule General Sen-ices 
Admini tration, the HHFA a nd t he VA. 'I'he Commi ttee would be an in ter
depa r tmenta l comm ittee. It would be fin anced arnl staffed by the HHFA, the \'A, 
the General Sen- ices Administra tion a nd the Defense Depa r tment and the De
pa r tment of ,Justice would be directed to supply lega l assistance (sec. 8) . 

The Committee would be a uthorized , under section 4, to exn.mine in to the prac
tices of a ll Federa l hous ing agencies a nd to make recommendations for effectua t
ing the policy of the order . It 1Yould a lso be empowere(l under section 6, to r eceive 
and resol\·e compla ints concerning practices incons istent wi th t hat policy. Under 
section 7. it would be empowered to encourage a n educatioual progra m on d is
crim inat ion in housiug. 

Proposed r cg11 lat io11s 
Elim ina t ion of d i:;crimination from the Fecl era l hous ing program requires a lso 

tha t appropri ate regulations be issued by t he va rious F edera l hous ing agencies. 
Separate regulations a re required fo r each of t he va ri ous progra ms. 

Aga in to fac ili tate di scussion, we ha ve dra fted a sampl e regulat ion, one 
which 1vou ld be applicable to the F H A program 0 11 r ental hous ing. Thi s draft 
a ppea rs in the append ix to this s tatement. It would a mend the l<'HA rules on 
r enta l housi ng insura nce by adding a paragra ph, to be section 232.20 ( cl ) , 
s imila r to the exi sting section 232.20 (a) which r equires a prospective mor t
gagor to ce r t ify t hat he will not discri mina te aga inst fa milies beca use they have 
children. The propo ed regulat ion would r equire a s imila r cer t ifica tion tha t 
the mortgagor will not d iscrimina te in selecting tena uts on t he basis of race, 
r eligion, or na tional origin. 

Wes t Slde S t ory 
I would like to conclude this s t atement by outlining to thi s Commission 

some of my experiences as president of the Ri vers ide Neighborhood Assembly, 
a local civic orga nizat ion which services the West Side of i\Ia uhattan in t he 
a r ea from the new L incoln Squa re development to Colum bia Univers ity. T his 
is one of the be t in tegrated areas iu the city of Ke,v York. I might par en
theticall y sta te that I am a lso cha irman of the newly crea ted P ark-Hudson, 
Urban Renewa l Cit izens Committee which will function in the sa me geographica l 
area. 

\'ery roughly, the ethnic or racia l makeup of the a rea from Cent ra l Pa rk 
to the Hudson River is 20 percent of Spanish-speaking orig in, 10 percent Negro, 
and 70 percent cont inenta l whi te. Our schools and our hous ing ha ve f elt the 
impact of the influx of migrants from Puerto Rico a s much as a ny other 
locali ty in the city. 

I do not pretend th a t n-e h ave in a ny way completely solved the r esulting 
problems. There have been overcrowding, both in sch ools a nd in h ousing. 
During the first 4 or 5 years of the influx of Puerto Ricans , there was un
questiona bl y a " flight t o the suburbs" of a portion of the continenta l white 
popula tion. 

The River side Neighborhood Assembly and other community organizat ions 
h a ve been working diligently during th e last 10 yea rs to halt the cha ngeover 
in the population which bega n to snowba ll a t the outset. I am proud to sta te 
tha t, during the la st 5 or 6 yea rs, the r ela tive percentages of the various racia l 
groups ha s r ema ined almost consta nt. 'l'his has been due to a combina tion of 
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ci rcumstances, o,er many of which we had no control. For exa mple, the 
Ri\·e rside D ri ve to Centra l Park area is one of the be t r esidentia l loca lities 
in the city of Xew Yor k. Apa rtments, 99 percent with contr olled ren ts, a re 
hard to come by; hence, the lower middle income famili es ha , e undoubtedly 
had a trong incenti ve to stay. These factors, h owe, er, have been reenforced 
by efl'orts of parent a · ocia tion groups and a wide numbe r of local civic and 
n eighborhood irnpro,·ement a sociations to ma inta in the standa rds of the com
munity, r esidential, ed ucational, recreationa l and otherwise, while giving a 
willin "' \Yelcome to the newcomers who have arri,ed during this time. 

Recently a new low-cost go,ernmenta lly a ided publi c hous ing project was 
built in the a rea. Called Frederick Douglas Houses, it is located between 
100th and 103d Streets, from Amsterdam A,·enue to Central Park West. In
habita nts on the land prior to publi c hous ing were at least 50 percent conti
nental white. I am sure this Comm ission is awa re of the facto rs that would 
normally ha,e cautied t his project to be tena nted by Negroes and Puerto Ricans 
up to 90 pe rcen t of its ca pacity. However, our association, together with 
other comm unity organizations, under took an intens ive campaign to stim ulate 
interest on t he part of long-time r esidents of the " 'est Sicle, who qua lified 
financia ll y and otherwise for public housi ng, to take apartments in Frederick 
Douglass Houses. The r esult of this activity is now a matter of record. The 
percentage of families in this public housing is 25 pe rcent continental white, 
35 percen t Negro, and 40 per cent Puerto Rican . 

These figures are especially s ignificant in the light of the f act that there a re 
fin ancia l limita tions, which are strictly enforced, for tenancy in low-cos t public 
hous ing. As you a re a wa re, the economics of our society a re such that a dispr o
portionate number of Negroes and Puerto Ricans a re found in the low income 
brackets which qualify for this housing. If more Government hous ing were 
available at $22, $24, and $26 per room, for which the income limita tion would 
be mtH:h higher , the percentages would demonstrate even more clearly that it is 
a myth th a t "flight" mus t inevitably follow upon the a rrival of minority groups 
in new neighborhoods. 

CONCLUSION 

The American Jewi sh Congress believes that discrimination in housing can 
a nd mus t be ended. The obstacles we face are real a nd subs tantial but far from 
i11snpera ble. i\lany of the a ppa rent difficulties prove on examinat ion to r est 
on myths tha t ha ve Jong gone unchallenged. 

We a re submitting with this sta tement our recent publication, "The Myths 
of Ra cia l Integration." It analyzes such misconceptions as the belief that 
property values go down when Negroes mo,·e into a restricted neighborh ood, 
that :\'egroes do not mainta in their property in good condition, that it is some
how desirable for neighborhoods to be homogeneous, that there is a loss of 
11res tige when Negroes move into a neighborhood a nd that such move-ins cause 
a n increase in crime and delinquency. ,ve belie,e this hea ring can help d ispel 
these misconceptions a nd thus aid in lowering the w a lls tha t shut m inority 
g roups off from fnll participa t ion in their communities. 

It is our fe r vent hope that these hea rings will help to educate and r eeducate 
onr fellow America ns, in the Nor th as well as the South, to the meaning of 
eq ua li ty and that they will a lso assist this Commission in a rri ving at r ecom
menda tions to the President and to the Congress on efl'ective mea ns of 
leveling t he ghetto walls that still disfigure our country. 

Respectfully submitted. 
STA N LEY H. LOWELL, 

Chairman, Executive Board, M etropoli tan Council, American J ewish 
Cong1·ess. 

JA NUARY 27, 1959. 
APPENDIX 

P ROPOSED EXECUTI VE ORDER ESTABLISHI NG A PRESIDE::l'T
0

S COMMITTEE ON 
HOUSING DISCRB!Il\ ATIO:', 

Whereas the Congress in the Hous ing Act of 1940 declared that the purpose 
of the pro,is ions contained therein fo r F eder a l ass istance to hou ing was to 
achi eYe th e goal of "a decent home and suita ble li ving en,ironment fo r every 
Ameri ca n family" as well as to bring about "the eli mination of substa nda rd and 
bli gh ted a reas" (Publi c La ws 1940, ch . 338, sec. 2, 63 Sta t. 413) ; and 
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Whereas full r ealization of these goals is prevented by the exis tence of prac
tices of discrimina tion based on r ace, r eligion, or na tiona l origin beca use those 
practices exclude minority gr oup famili es from the benefits made a vailable by 
the Feder a l housing laws a nd force them to li ve in circumscribed sections in sub
s ta nd a rd, unhea lthful, unsa nita ry, and crowded living conditions ; and 

Wh ereas the segrega ted pa tterns of hous ing crea ted by this discrimina tion re
sult in oth er fo rms of segregation a nd discrimina tion that impa ir the na tional 
defense program and frus ta te implementation of the cons titutional command 
of equa lity ; a nd 

Whereas th e nationa l housing program seeks to achieve its goa ls in part by 
ma king hous ing a va ilable to the people through the instrumenta lity of persons 
engaged in th e hous ing industry with th e r esult tha t discrimination by such 
pe rsons ca uses exclusion of minority groups from the benefi ts of the program, 
with corresponding fru stra t ion of the goals of the progra m : Now, therefore, by 
virtue of the a u thor ity ves ted in me by the Constitution and statutes, and as 
President of th e United Sta tes, it is 

Or der ed as f ollow s : 
1. In compl iance with the Constitution a nd the stated aims of the Housing 

Act of 19~9, the rn rious statutes providing for F ederal assistance to housing, 
includ ing the Kat iona l H ousing Act of 1934, the United States H ous ing Act of 
1937, t he Hous ing Act s of 1948, 1949, 1950, 1952, 1954, 1956, a nd 1957, the Hous
ing Amendm ents of 1953 a nd 1955, and the Defense H ousing and Community 
l•'aciliti es and Sen-ices Act of 1951, a ll as a mended, sha ll be a dministered in such 
a way as to in ure equa l oportunity fo r all to enjoy the benefits of the sa id sta
tutes, wi thout d iscriminat ion based on race, color, r eligion, na tionnl origin, or 
am:estry. This poli cy shall be effectuated by preventing such discri mina tion by 
agencies of th e Federal Government, by agencies of Stn te and local goYernments 
011era ting hou ing ass is ted by the F ederal Government, and by pri,·a te persons, 
corpora tions, a nd othe r agencies in the hous ing industry tha t receive a ssistance 
from the Federa l GoYernmcnt, directl y or indirectly, wheth er in the fo rm of 
subsidy, mortgage insura nce, commitment for mortgage insurance, ndvice anc\ 
a pproYa l on th e selection of s ites a nd method s of constructi on, or otherwise. 

2. The Vetera ns ' Admini st ration a nd the H ous ing and H ome Fina nce Agency 
a nd its cons tituent agencies, includ ing the l~ederal Hous ing Administration, 
the Public Housing Au rnini s tra tion, t he Urban Renewa l Administ ra tion, the 
Cu1urnuuity F acili t ies Administ ra ti on, t he Federal Na tional i\l or tgage Associa
tion, and U1e F edera l Flout.I Indemni ty Administration, a nd a ny other depa rt
ments or a gencies of the Federa l GoYernm cnt having powers, fun ctions, or duties 
under a ny law perta ining to hous ing, sha ll adopt appropria te r egula tions to 
ca rry out this policy. Such regulations sha ll include proYis ions prohibi ting dis
criniina tion on the basis of race, color , r eligion, nat iona l orig in, or ancest ry in 
the sa le or ren ta l of a ny hous ing receiving a ss istance from the Federa l Govern
ment a nd r equiring a ny State governmenta l body, priva te per son, cor pora tion, 
or other agency a pplying to the Federa l Government fo r assis ta nce or benefits 
under t he F ederal H ous ing progra m to agree that it will not engage in such 
di scrimination in the sa le or ren ta l of a ny hous in g affected by such applica tion. 
When a Sta te gove rnmenta l body makes suc:h a n applica tion, it sha ll be r equired 
to ag ree furth er that it will include in any contract, deed, or other ius t rnment 
t r ansferring the affected housi ng to a private per son, corpora tion, or other agency 
a provi s ion prohibi t ing such discrimina tion by such agency. 

3. There is hereby es ta blished the President's Commi t tee on H ousing Dis
crimi na ti on. hereinafter referred to a s the Committee. The Committee sha ll be 
composed of 12 members, as follows: 

(a) One represen ta tive of t he fo llowing named agencies, t o be designa ted by 
t he respectil·e heads of such agencies : The Department of Defense, t he Depa rt
ment of Jus tice, the General Services Administration, the H ousing and H ome 
Fin:rnc:e Agency, and the Veter a ns· Adm inistra t ion. 

( b) Seven other members to be a ppo inted by the Presiden t. 
T he Cha irman a nd Vice Chairma n of the Commit tee sha ll be designa ted by 

the !'res iden t. 
4. The Committee is directed to examine the rules, procedures. and practices 

of a ll agencies of the F ederal Government respons ible fo r the F edera l hous ing 
progra m a nd sha ll ma ke r ecommenda tions to those agencies for effectuating the 
policy set forth in section 1 above an d ca rrying out the provis ions of section 2 
aboYe. All a gencies of the F eder a l Government a re directed a nd authorized to 
cooperate with the Committee a nd, to the ex tent permitted by law, to furni sh 

510547-59--25 
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the Committee such information and assistance as it may require in the per
forman ce of its functions under this order. 

5. The Committee shall establish such rules as may be necessary for the per
formance of its function under this order and sha ll make an annual report 
on its progress to the Pre.· ident and such additional interim reports as it deems 
appropriate. 

6. The Committee may receive complaints of practices that are inconsistent 
with the provi ions of sections 1 and 2 above. It shall investigate such com
plaints and bring about complia nce with the policy set forth in the said sections. 

7. The Committee shall foster an educational program by Federal agencies 
and by voluntary nongovernmental groups in ·order to eliminate discrimination 
in housing forbidden by this order. 

8. The H ousing and Home Finance Agency, the Depa rtment of Defense, the 
Veterans' Administration and the General Services Administration shall defray 
such necessary expenses of the Committee as may be authorized by law, including 
section 214 of the act of May 3, 1945, 59 Stat. 134 (31 U.S.C. 691). The Gen
eral Services Administration sha ll provide necessary space and facilities for the 
Committee. The Department of Justice shall render necessary legal services. 

PROPOSED AMENDMENT TO FHA RULES ON RENTAL IIOUSINO TO PROHillI'l' 
DISCRIMINATION 

The FHA Administrative Rules and Regulations under section 207 of the 
National Housing Act, dealing with rental housing insurance, should be amended 
by adding a paragraph to section 232.20, to read as follows: 

"(d) The mortgagor must certify under oath that, in selecting tenants for the 
project covered by the mortgage, the mortgagor will not discriminate against 
any person or group of persons because of the race, color, religion, national 
origin, or ancestry of such person or persons; and that, the mortgagor will not 
sell the project while the mortgage insurance is in effect unless the purchaser 
also so certifies, such certification to be filed with the Commissioner." 

CASE IIISTORIES OF DISCRD!I:'(ATI0:-1 AGAI NST JEWS IN THE BOSTON AREA, PREPARED 
BY nm JEWISH CO~DIUNITY COUNCIL OF METROPOLITAN BOSTON 

Case 1.-In November 1946, a physician not long out of military service nego
tiated for the purchase of a house in Newtonville. To secure his intended 
purchase, the physician paid down $GOO. He obtained a key to the house, 
brought some of his books there, ordered lockers sent out and arranged to have 
a phone put in. At this juncture of the proceedings, the builder phoned to say 
that the sellers had changed their minds. The reason given was the builder 
"would not sell to .Jews." 'l'he house bore a sign r eading: "Heconversion 
Housing Program. During Construction and For Thirty Days After Comple
tion 'l'his Dwelling Will Be Held For Rent or For Sale to a Veteran of World 
War II (Form G.A.-2073, U.S. Government Printing Office." The physician 
had served his country in the war but was denied Government-affected 
habitation because of hi s faith. 

Case 2.- ln July 1950, another World War II veteran, this one a J ewish 
prisoner of war who was a survivor of the Bataan Death March and had been 
subjected to sla,e labor 12 hours a day in the steel mills of Japan, sought to 
purchase a house in Keedham. Shown a dwelling that met his family's needs, 
he offered to make a deposit and enter into a contract for purchase. It was 
clearly stated in his com·ersation with the builder that the house was still open 
for sale. However, following a brief private conversation between the real estate 
agent and the builder, the retu rned ,eteran was asked: "Are you Jewish?" He 
answered: "Yes." Thereupon the builder told the prospective purchaser that 
"by reason of pre,ious commitments he had made to people in the neighbor
hood to whom he had sold property, it would be impossible for him to sell the 
house" to the Yeteran because he was Jewish. 

Case S.-In July 194-1, a young husband, while still in the service of the 
U.S. Army as a lieutenant, found an apartment he ,,.-ii.bed to rent. " Then 
he ga,e his name to the owner , he was told: "We rent only to Ch ristians." 

Case 4.-0,·er a period of years, our records conta ined entries concerning 
a widely know real-es tate agency in Newton with interchanges over the phone 
like the following: "You a re a Chri stian family, aren't you? No, we are 
J ewish. Sorry, we don't handle that section." "Is your family Gentile? 
·what difference does that make? Then the phone was hung up--Silence." 
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"Are you J ewish? Yes. "\\"e do not go into tha t pa rt of Newton." "We try 
to confine ourselves to gentile clientele." "Wha t do you mean by 'restrict'? 
No J ews a nd dogs." "Property cannot be sold to J ews." 

Gase 5.-In July HHH, a member of the J ewish community indicated that 
be bad been in touch wi th a Brookline real-esta te dea ler concerning an adver
tisement appearing in the Boston Tra veler and conta ining the sentence, "The 
owner retains the right to approve the buyer ." "\Vhen this prospective pur
chaser a sked the real-estate man the meaning of the sentence, he received this 
reply: "'l'he ad sta tes pla inly that the property is not for sale to Jews." 

Gase G.-In West i\'ewton, in April 1954, a woman whose house was up for 
sale told a prospective J ewish purchaser: "I ca nnot sell to Jews as there is 
an agreement on this street not to sell to J ews, and I might want to come 
back to this neighborhood sometime." 

Gase 7.-A. Dedha m property up for sale in September 1955, a ttracted the 
attenti on of a prospective J ewish purchaser. Inquiring about thi s line in the 
adver tisement-"Owner reserves right to approve purchaser," the prospective 
purchaser was told that this meant the real estate agency would not sell 
the home to J ews. 

Gase 8.- A J ewish resident of Dorchester, inquiring for a Cambridge apart
ment, in October 1955, was asked by the la ndlord: "Are you J ewish ?" Replying 
affirma tively, he was told: "Sorry, no J ews; only gent iles." 

Gase 9.- A J ewish resident of Wellesley, repor ted in November 1955, that 
be sought to buy a home in the Westgate a rea in ·w ellesley in compa ny with 
a non-J ewish neighbor . He later sta ted that his neighbor was sold a house 
but that he was turned down because he was J ewi sh, adding tha t the developer 
said : "I ha ve a ha lf million dollars invested here." 

Gase J 0.-1<, ollowing up a compla int received in November 1955, from a 
member of the Greater Boston J ewish community who sought to purchase a 
home in "\Vellesley bu t was turned down because of her faith, a representative 
of the J ewi sh Communi ty Council spent some time wi th the r ealtor in the 
case. The rea ltor stated that she h ad !Jeen urged !Jy prospective sellers not 
to sell to Ita lia ns, Greeks. and J ews. 

Gase 11 .-In May l!J;:i ;:i , a member of the Greater Boston J ewish community 
approached a Lynn rea lty company relative to renting a summer cottage on 
the ~ orth Shore a nd was a ·ked: "Are you J ewish or American?" 

Gase 12.-A J ewish resident of Ca mbridge reported in March 1957, that 
when she went to look a t a model house in the Winchester Estates, Winchester, 
she was told by a representative of the project that Jews would not be able 
to purchase there. 

SUPPLEMENTAL I N FORMATION Sunl!ITTED IlY .AMERICAN JEWISH CONGRESS 

THE MYTHS OF RACIAL INTEGRATION 

M11th 1: Property values go down when Negroes or Puerto Ricans move into a.n 
all-w hite neighborhood 

Facts.-Of all the myths concerning racial integration that have developed, 
none is more general or more firmly established than the belief tha t p roperty 
va lues immediately decline when minori ty groups move into a neighborhood. 
Yet every scientific analysis of this problem, whether done by government offi
cials, housing experts or even real-esta te appraisers, flatly disproves this con
clusion. These surveys show that the occasional decline in real-estate prices on 
such "move-ins" is temporarily caused by panic selling of homes by old-time 
r esidents. A writer in the "Review of the Society of Residential Appraisers" 
concludes: 

"It is the mass exodus tha t temporarily gluts the market with offerings that 
depress prices-not the influx of the minority groups. It is like a bank run 
engendered by fears. The f ears produce an unwa rranted condition avoided 
if people would sta y put." 1 

This same analysis points out that even in areas where panic selling occurs
"* • • after the first hys terical selling phase passes prices become stabilized 

then gradua lly increase under pressure of Negro bidding • • • it is usually 
found tha t sales activity is greater in racially mixed areas especially in low 

1 Belden Morga n, "Values In Transition Arens." "The Review of the Society ot Resi
dentia l Appraise rs," vol. 18, No. 3, March 1952, pp. 9-10. 
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and moderate price ranges and that the high efl'ective demand among Negro 
buyers not on ly sustain price levels but often increase them." 2 

Many other studies substantiate this conclusion. A San Francisco study in 
1951 • compared the property value of homes in a group of test areas into which 
nonwhites bad moved with a compa rable group of restricted white a reas and 
concluded tha t "the prices in the neighborhoods undergoing raci al cha nge did 
not fall; in f ac t in some cases they rose." The author summarized his data as 
follows: 

"The bulk of all sales in the test areas [areas into which nonwhites bad 
moved] brought prices slightly above those in the white control areas • • • 
whether these sales were to whites or nonwhites. • • • 

"These results do not show tha t a ny deteriora tion in market prices occurred 
following changes in the racial pattern." 

A study on home buying in a Baltimore district came to the same conclusion: 
"In other words, these homes are now being sold to Negroes for as much as 

150 percent above the 1940 market value, and at least 75 percent above the 
present market value. Real-estate operators readily admit tha t they are buying 
homes now occupied by whites as rapidly as they become vacant to sell to Negro 
buyers at a much greater profit than they could obtain elsewhere."' 

The experience of public housing authorities enforcing a mix ed occupancy policy 
also discredits the myth that property values fall when minority groups move in. 
Charles Abrams, one of the Nation ·s lead ing housing experts, writes: 

"Negroes have been placed in the new projects in substantial numbers. Often 
there was no Negro occupancy whatever before construction of the project, yet 
values in the surrounding areas tend ed to rise after project occupan cy. Gen. 
Thomas F. Farrell, then chairman of the New York City Housing Auth ority, com
mented: 'There bas been no tendency for neighborhood people to move away 
beca use of the projects • • • business in the neighborhood improves.'" ' 

This conclusion is supported by a study of the New York City Housing Authority 
on the effect of mixed projects on va lues of surrounding property. One project 
studied was in a densely occupied area; another on sparsely-occupied land sur
rounded mainly by one and two family houses. The Hous ing Authority concludes: 

"In the instance of both types of projects, we found a definite increase in 
assessed va lua tions for a depth of about 2 blocks surrounding the project. The 
effect was most marked within a depth of 1 block snrrounding the project wh ere 
a good number of commercial es tablishments either had been opened or expanded 
because of the population introduced by the public housing project. 

"The increase in valuation was smaller in the second block and there was no 
change in the area beyond it. From observation, the same effects were noted in 
projects built on vacant land, and a research committee of the National Associa
tion of Housing Officials found tha t 'the experience in New York City, as shown 
in the few studies we bad made, bad been duplicated in studies conducted in other 
cities.'" 0 

In Portland, Oreg., a study of price fluctuations around a public hon ing project 
of 400 units in which there were 20 nonwhite families showed increases in the 
surrounding areas of from 45 to 9G percent. Building activity spurted around the 
racially integrated Tasker Homes in Philadelphia a nd within a few yea rs 200 
houses represen ting more than $1 million of new iuvestment had been built in 
the adjoining section. In Atla nta, Ga., the mouthly rate of private co nstruction 
in the vicinity of a Negro housing project showed a ga in of 500 percent, eight 
tim es the gain for the city as a whole. The land a round Parkway Village in 
Jamaica, N.Y., trebled in value after this mixed project for United Nations per
sonnel was built by 15 New York city savings banks.7 Numerous other author
ities from various cities confirm these findings. 

It may be concluded, therefore, that property Yalues will not go down merely 
beca use a Negro mo,·es into a restricted a rea , that onl y panic selling or a general 
fli ght of white residents will lower prices by flood ing the market with sa le offer
ings, that this panic selling and not the infiltra tion of the Negro dis turbs the 
dictates of supply and demand, and that even the temporary falling-off caused 

2 Article cited above, pp. 8--9. 
• Luig i ~1. Laurenti. '"Effect s or Nonwhite Purchases on Market Prices of Residences,"

"Tb e App r nl.-a l Journal," Jul~· 1952. 
'Clifton R . .Tones, "lm·nsioa nncl Racial Att!tu(ies: A Study of Housing In n Border 

.City.•• ··social For ces," ~l a rch 1949. p. 288. 
• Charles Abra ms. "Forbidden Neigh bors." Harpers, New York, 19:i5, p. 289. 
• " F orh!dcl eo Nei" hbors ." cited above, p. 289. 
7 "For lJ lclclen l\"e!gll bors," cited auovc, p. 289. 
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by a panic market will gradually stabilize itself and the prices of homes in inter
racial areas will become firm and stable. 

Coriclttsion.-In short, panic selling, not racial integration in housing, causes 
a decline in property values. An intelligent community that understands this 
issue-that will not be panicked or misled by fear or hysteria-has nothing to 
fear economica lly from integration in housing. 
Myth 2: If one Negro or Puerto Rican moves into a neighborhood, a multitude 

will follow 
Facts.-If residents behave normally and "stay put," the neighborhood will 

not change radically. It is unfortunately true, however, that many real estate 
men, because of the higher prices they can get by selling to Negroes, often 
try to urge white persons to move. Sometimes they deliberately promote hys
teria and panic selling. Some real estate agents have been known to urge home
owners individually, after one minority group family has moved in, to sell 
"before the bottom drops out of the market." Repeated calls are made in which 
the property value myth and the undesirability of living with such families are 
stressed. l\egro agents have frequently been hired to visit homes, offering to 
buy and displaying large sums of money. Negro families have been employed 
to inquire about sales and even to wheel baby carriages back and forth on the 
block. Only a little more subtle was the agent who, whenever he sold a home 
to a family with an obviously Jewish name, in a neighborhood occupied 
exclusively by non-Jews sent postcards to the other residents reading: 

"DEAR NEIGHBOR: We have just sold a house at 1522 Blank Street to Mr. 
Joseph Cohen. We hope you will get acquainted with your neighbor. For best 
results and highest prices in selling your property call Chrome Realty, 
UN 9-9999."' 

As the Ka tional Community Relations Advisory Council concluded in an 
analysis of this incident: 

"Plainly, these tactics are not resorted to out of love for the human race. 
The immedia te effect is to promote a large number of sales, which will inevi
tably be made at reduced prices."• 

Many gronps have successfully resisted such pressures. In a block in a 
previously all-white neighborhood near the edge of Philadelphia, old residents 
defended themselves against the harassment of real estate men by putting 
signs in their windows reading: "This house is not for sale." Those who 
wished to start panic selling in the hope of buying houses cheaply and reselling 
them at higher prices, were not ma de welcome. Such a neighborhood will keep 
its values, economic and moral, and in the process will gain some excellent 
new citizens. 

It is important to remember, too, that if there were a free housing market 
for Negroes in the United States today there would be no reason to fea r whole
sale invasion. Negroes represent less than 5 percent of the total population in 
the North today. If they were not restricted in the choice of their homes to a 
few ghetto areas, they could easily disperse throughout the country and there 
would be little reason to fear that they might inundate any single community. 

Even in today's segregated housing ma rket, the chances of Negroes invading 
suburban a reas "en masse" are highly unlikely. Despite the increased earning 
capacity of l\egroes today, only a tiny fra ction can afford to buy homes in 
suburban com munities. There are relatively few Negroes moreover-even 
affluent Negroes- that are ready today to move into a strange and hostile white 
community and expose their children to the difficulties of adjusting to such a 
community. "Like all people, he ( the Negro) usually wants to move when 
and where he finds himself welcome. He will not gamble on embarrassing his 
family or risking his investment in an a rea wbere he knows he will be unwel
come or his wife and children feel discomforted." 10 The fear therefore that 
vast numbers of Negroes will invade any given white community en masse 
ignores completely the normal reluctance of people to leave the security of their 
•·own group" and face hostile strangers. 

Conclusion.-The movement of one Negro or Puerto Rican into a neighborhood 
will not necessarily change the neighborhood. Only hysteria and panic selling 

8 "Gulde to Changing Neighborhoods," a manual on Intergroup relations problems In 
n eighborhoods undergoing change. Published by the National Community Relations 
Advisory Council. 55 West 42d St., New York 36, N.Y. , 1956, p. 38. 

• "Guide to Changing Neighborhoods," cited above, p. 38. 
10 "Forbidden Neighbors," cited abo,,e, p. 275. 
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can cause a neighborhood to radically change its face. If residents "stay put" 
and if they do not succumb to the high pressure tactics of some real estate pro
moters-their neighborhood will retain its value and status. 

Myth S: N egroes do not mai ntain their property 
Facts.-The best way to disprove this myth is to look at those areas or hous

ing developments that have been inegrated, such as Germantown, Pa. (a wealthy 
suburban community) ; Queensview Houses (a nonprofit cooperative in Queens, 
N.Y.) ; Parkway Village, N.Y. (an interracial development primarily for UN 
personnel) ; Windermere Place, St. Louis (a street of large and comfortable 
homes in what was once the most fashionable section of St. Louis) ; Concord 
Park, Pa. (an interracial housing development of 139 homes in the $12,000 to 
$16,000 class) ; to mention just a few. In all of the areas the minority group 
families have kept up their property as well as or better than the oldtime 
residents.11 The Philadelphia Human Relations Commission in discussing this 
problem states: 

"Our most important evidence that Negro homeowners keep up their property 
well is right here in Germantown. We can think of many blocks where Negro 
homeowners have kept up their properties far better than the previous white 
owners." 12 

Another basic way to explode this myth is to realize that it is based on 
"stereotype thinking"-thinking that considers Negro occupany as exclusively 
"slum occupancy" and believes that the Negro has created slum conditions. 
'l'hose who a.re prone to such views fail to recognize that slums were not caused 
by the Negro but rather by the failure of landlords in slum areas to make repairs 
in deteriorated houses and the failure of the city to enforce its own housing 
and sanitary regulations to prevent the overcrowding and filth that accumulate 
in these areas. Usually, it is the "advancing age of the structure coupled with 
lack of maintenance by indifferent or greedy absentee owners who know it is 
not necessary to maintain the properties to hold tenants who have no other place 
to go that is the primary cause of slum conditions-not the dwellers. Whites 
observing Negroes living under these conditions are prone to blame the Negroes 
for it-whereas as the Negro is the victim not the cause." L3 

Where the Negro bas been given the opportunity to live in decent well-kept 
housing projects, it has been observed frequently by housing experts that "the 
housing projects inhabited by Negroes are in fact outstanding for their neatness 
and spruceness."" 

Negroes who move into suburban communities are as determined as their white 
neighbors to "keep up" their homes and neighborhood. They, too, have a property 
interest and have as much or more to gain by protecting their investment. If they 
can afford the price of a suburban borne, moreover, they are generally of the same 
or higher economic class (professional or white collar) as the other residents of 
their community and as such have acquired the same standards of such class. 
To stereotype all Negroes as "maids, bootblacks, and porters"-enjoying the filth 
of the slums and incapable of keeping their own homes clean (there is no question 
that they can keep the homes of white employers clean)-is to fall prey to the 
worst kind of stereotyped thinking. 

Conclusion.-An examination of interracial housing developments and inter
racial neighborhoods pro,es that Negroes maintain their property as well or 
better than their white neighbors. They, too, have a property interest in their 
homes and a civic interest in their neighborhoods. It is wrong to blame the 
Negro for the filth and poor condition of the slum areas where he is forced to 
live. These conditions are not caused by Negro occupancy. The Negro moves in 
after the area bas begun to run down. He is the victim, not the cause. 

Myth 4: N egroes 1cm not be able to keep up their mortgaoes and thus will be 
forced to sell th eir homes at lower prices to a poorer class of people. This 
will eventually lower th e economic standing of the n eighborhood 

Facts .-Census figures show that the nonwhite population is steadily advancing 
to better paid occupations and to greater security in jobs, as well as to higher 
educational levels. llfore and more Negroes are going through high school, col• 

1.1 "They Say, That You Say," published by the American Friends Committee, 1957, p. 9. 
""They Say, That You Say." cited above, p. 9. 
""Values in Transition Areas," cited above. p. 6. 
""Forbidden Neighbors," cited above, p, 268. 

https://residents.11
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lege, and professional schools; more and more Negroes are entering the pr~fes
sions and white collar jobs. Their salaries are increasing. They are classified 
today as "good credit risks."" 

Albert M. Cole, U.S. Housing and Home Finance Agency Administrator, wrote 
recently: 

"Recent studies in a la rge number of our cities indicate a very substantial 
waiting market for Negro housing ranging from $40 to $90 in rents and from 
$6,500 to $15,000 for sales housing, with a fair number of minority families able 
to enter the luxury market." 1 

• 

Credit experience with Negro home buyers has been excellent. The president 
of one of Philadelphia's biggest mortgage companies has written: 

"Over the yea rs a grea t segment of the Negro population has obtained the re
spect of lenders, simply and quietly, by paying their bills when due. Actually 
there is no difference in our delinquency r ecords between white and Negro loans 
and we take pride in our below-average mortgage delinquency record."" 

Conclusion.-The nonwhite population is advancing to better paid positions 
as well as to higher educational levels. Recent s tudies indica te that Negroes 
are good mortgage risks a nd there is no evidence of a ny difference in delinquency 
records bet,Yeen white and Negro loa ns. 

Myth 5 : X eigh borhoc,ds sh o11lcl be hom ogcneo11s w ith r esidents having the same 
cultural and eco nomic ba.ckgro11ncl 

Fa cls.-Educ:ators and psychiatrists agree that neighborhoods containing per
sons of only one racia l, r eligious, ethni c, or economic backgr ound are not good 
for children or for ad ults. A town of all bankers or a ll shop clerks or all middle 
income professionals is s imilar to a one-industry company town. People have 
little oppor tuni ty for cultural enrichment if they do not have the opportunity 
to meet people of different backgrounds and experience. Their horizons become 
narrow a nd limi ted by the meagerness of their experiences and a ssociations. 
"A sprinkling of poor artists and frustrated poets, plus a f ew good restaurants 
run by some foreigners with culinary talent, might be a tonic relief, to a neigh
borhood of ba nk clerks and shopkeepers, though their intrusion might violate 
the concept of homogeneous neighborhood~." 10 

H omogeneous neighborhoods a lso breed homogeneous schools. Educators are 
convinced that heterogeneous schools in which children of all races, r eligions, 
and ethnic bac:kgrounds work. s tudy, ancl play, are far better for the education 
of a child. It is t he purpose of educa tion in a democra cy to provide a child with 
an opportunity to associate with children of diverse backgrounds and thus stim
ulate a spirations not limited to those provided by his own family. If a child 
never associa tes with a Kegro, a .Jew, a Protestant, or a Catholic, he w:11 be 
more apt to develop erroneous ideas and unfounded fea rs about such persons 
who do not belong in his real world. A child of upper middle-cla ss pa rents who 
never associates with children living in poverty and ha rdship will never under
stand the problems of our society. The best private schools attempt by schol
a rships and other inducements to attract children of a ll backgrounds, so that 
the school may be t ruly representative of the American cultura l scene. 

Conclusion.-Homogeneous neighborhoods and homogeneous schools are not 
good for adults or children. They provide limited opportunity fo r broadening 
one's horizons ancl litt le or no opportunity for cultura l enrichment. 

Myth 6: If Negroes are perm,i, tted to l iVe in the same areas as w hites and go to 
the same schools, intermarriage will inarease 

Facts.-For the Jew, the problem of intermarriage has a special dimension. 
Jews want their children to ma rry wi thin the Jewish faith so as to perpetuate 
the ideas of Juda ism. The J ew recognizes tha t when he left the ghettos of 
Europe he naturally exposed himself to the clanger of interma rriage, either 
racial or religious. Any t ime that people of different backgrounds are thrown 
together then' is al,ntys this pos><ibility of intermarriage. "Race mixture has 
been goi11g on during the whole of recorded history." 10 

1• "They Say. 'l'hnt You Say," cited above, p. 10. 
1 "Housing With out Racial Barriers," published by the Council of Social Action Unltect• 

Church of Chri st, 1957. 
17 Maurice R. Massey, president, People's Bond and Mortgage Co., "Correlator," a 

puhlicntion of the Nationa l Association of Home Builders, March 1954. 
""Forbidden Neighbors," cited above, p. 282. 
19 Dunn and Dobzhansky, "Heredity, Raee, and Society," 1952, p. 115. 
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But the J ew recognizes, too, that for him the best defense against such inter
marriage is obviously not to confine people, either hi mself or the Negro, to the 
isolation of the ghetto. On the contr ary, his only clefense is to develop a love 
for and pricle in the Jewish heritage among his children so that intermarriage 
is unlikely to occur. In other words, an affi rmative program of Jewish educa
tion, not religious ghettoizing, is the only truly effective defense against inter
marriage and the best means of assuring .Jewish survival. 

In any e\·ent, the lead ing psychiatri sts in the country today state unequivo
cally that no evidence exists to proYe that desegregation of the schools a nd the 
mixing of white and Kegro children that occurs thereby in and of themselves 
leads to interma rriage. 

The Group for the Advancement of Psychiatry (GAP), a society of distin
guished psychiatrists, has stated: 

"'l'he expectation voiced by many people that school desegregation will result 
in a great rise in the rate of intermarri age seems to be an expression of their 
bias and fear, rather than a r eli able prediction. As a matter of fact, the in
formation on which to base predictions with regard to racial intermarriage is 
extremely sparse and rather confusing." '0 

This same report concludes: 
'"l'he many factors that determine fluctuat ions in the rate of racial inter

marriage are far from clear. In Boston, where legal school desegregation has 
been in effect for decades, there was a relat ively high rate in the yea rs imme
diately after 1900 and a marked decrease in the next decades despite a constant 
ratio of Negroes to the total population. In urban New York State, other than 
New York City, the ratio climbed between 1916 to 1924 and then dropped 
steadily for the next 10 years. No satisfactory explanation for this shift has 
been established. The facts conclude that legal s.::hool desegrega tion per se 
does not influence the rate of intermarriage in ways tha t are yet predictable." 21 

The Committee on School Desegregation of the Society for the Psychological 
Study of Social Issues, arrives at the same conclusion: 

"One ungrounded fear is that intermarriage will result from desegregation. 
Statistics show that in parts of the United States where there has been no 
segregation, intermarriage is a rare thing indeed. * • * Fear of something new 
and different makes many otherwise reasonable people believe such myths and 
discount contradicting facts. • • *" 22 

There are many complicated psychological and social factors that determine 
marital choice; for most persons, similarity of social, religious, and economic 
backgrounds is the determining factor in the choice of a mate. Under the social 
conditions of today, such similarity between Negro and white is rare. It is 
unrealistic to conclude, therefore, that closer association in school and neighbor
hood will of itself provide the simJarity of background conducive to 
intermarriage.

Conclusion.-Intermarriage will not necessarily increase if Negroes and whites 
live in the same a reas or go to the same schools. Leading psychologists, psy
chiatrists, and sociologists support this conclusion. For the J ew this problem 
has a special dimension. His best defense against intermarriage is an affirma
tive program of J ewish education, not racial or religious ghettoization. 

Myth 7: Social vrestige will be lost of N egroes or Pu erto Ricans live in your 
n eighborhood 

Facts.-Basically, a neighborhood gains prestige from its appearance, from 
the stature of those who live in it and the quality of its community life. A 
man's stature is earned by his professional standing, his economic level, his 
leadership in civic activities-not from the color of his skin. When Ralph 
Bunche moved into Cambridge, Mass., no one doubted that the prestige of the 
town hacl been increased, rather than decreased. 

Those people fearing loss of status because of the influx of the Negro are 
confusing cause and effect. They see social deterioration and decline in many 
areas where the Negro li,es and incorrectly blame the Negro for this social 
decline and loss of neighborhood prestige. 'l'hey then erroneously conclude that 
the purchase of a home by any Negro, even an affluent Negro, will cause the 

"'"P sychiatric Aspects of School Desegregation," Group for the Advancement of 
P sychiatry. 19:\ 7, p. 2!). 

:, "Psvd1iatrlc Aspects of School Desegr eg-a tlon." cited ahove, p. 29. 
22 J ean D. Grambs. "A Gulde to School Integra tion ," a Public Affairs Pamphlet, No. 255, 

printed in cooperation with the Society for the P sychological Study of Social Issues, 
1957, p. 4. 
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same decline in their own neighborhood. The Negro who is rich enough to 
purchase a home in the suburbs belongs to a class that will not threaten a com
munity's status or prestige. His professional standing, his economic level, 
and his intellectual achievements will generally equal or surpass those of bis 
white neighbors. 

In urban areas, like the west side of Manhattan, for example, it is equally 
erroneous to blame the Negro for the loss of social prestige tha t bis presence 
allegedly brings to a neighborhood. While this neighborhood has undoubtedly 
become physically less attractive during the past decade, it is important to re
member that this decline began before the Negroes and Puerto Rica ns began to 
move in. A study of this area shows that the conversion of one- and two-family 
town houses on the west s icle into rooming houses began as far back as 1930-
before the Negroes and Puerto Ricans bega n moving in. During this same 30-
year period-before the mass infiltration of the Negroes and Puerto Ricans
doorman and elevator service decreased steadily in the area, famili es of wealth 
began to move out and the telltale signs of deterioration set in. Only when 
an area has begun to "run down" and rents begin to fall can the bulk of Negroes 
and Puerto Ricans afford to move in. The American public has badly confused 
cause and effect. The Negroes and Puerto Ricans are blamed for causing the 
deterioration, but actually they inherit and do not cause this deterioration. 

The way to preserve a neighborhood's appearance and status is not by barring 
Negroes or Puerto Ricans, but by insisting that health and housing regulations 
are obeyed, that zoning ordinances are enforced, tha t overcrowding is prohibited, 
that landlords keep their houses in proper repair and maintenance and that city 
planners strive to protect the neighborhood. Only by a widescale program of 
planning, enforcement and education can a neighborhood retain its 
attractiveness. 

Conclusion.-A neighborhood's social prestige will not be los t if Negroes or 
Puerto Ricans move in. A neighborhood gains prestige from its appearance, 
from the stature of those who live in it, from the quality of its commUllity 
life-not from the color of its inhabitants' skin. 

Myth 8: Negro children are innately less intelligent than white ch-ildren--Inte
grat ed schools therefore w ill result in lower e<lucat-ional standards and will 
hold back the intellectual development of white chil<lren 

Facts.-The assumption that there are innate differences in the intellectual 
potential between Negroes and whites or between Puerto Ricans and other 
Americans is flatly denied by all scientists."' It is. however, recognized tha t 
there are differences in the educational motivation and aspiration and the levels 
of educational attainment of Negro and white children. Eighty years of dis
crimination and segregation must of necessity affect the learning capacities a nd 
motivation of a people. Culturally and economically deprived families (white, 
Puerto Rican, or Negro) are characteristic!llly low in social morale and in in
centive to learn, to aspire and to develop individual votentials. 

The impact of segregation on minority ch ildren has clone much to lower their 
aspirntion and inhibit their learning. Segregation prevents them from sharing 
equally in the benefits and rewa rds of American society. "Without the neces
sary motivation and desire, they are unable to utilize and exploit the available 
social and cultural resources that enhance opportunities for personal develop
ment, mobility, and achievement.""' 

In other words, if many Negro students do tend to rank below many white 
students, (there are some ·egro children who do better than the average white 
child),"' it is not because of any innate biologica l difference but "because of lack 
of incentive and feelings of inferiority and because they come from homes and 
communities where there are few if any cultural advantnges." '0 

It is important to recognize, too, that genuine integration of 10 helps the Negro 
student to make up previous educational clifTerences. "A study, for example, of 
Negro migrant children in Philadelphia showed that while these youngsters 
were markedly inferior to white classmates when in first grade, by the time they 
reached the sixth grade there was no difference between the Negro and white 

P "Soclnl and Psychological Factors In Integration," "The Journal of Euucatlonal 
Soclolog-y, " October 1957. p. 61. 

"'Naomi LHlne and Don Hager, "Children, Together" (1957), p. 38, a pamphlet
puhl!shNI by the American J ewish Congress. 

:.s "Children , Tog-ether." cited nbove, p. 41. 
"'"A Gulde to School Integru tlon," cited above, p. 23. 
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groups. It may be concluded from this that the difference between Negro and 
white students will be markedly decreased as integration proceeds.""' 

Planned programs for school integration, moreover, anticipate and plan to re
duce the gap likely to exist between Negro and white children. Smaller classes, 
improved facilities, more experienced teachers, better remedial work, more ex
tensive guidance and motivation resources, special classes for gifted children, 
special classes for children with language difficulties, enriched curricula-all of 
these might be part of a good integration program. Thus conceived, a real inte
gration program becomes indistinguishable from the general effort to advance the 
goals and promise of public education. 

The program for integration proposed by the New York City Commission on 
Integration includes these steps and many more. In addition, the Integration 
Commission has asked for several million dollars to build new schools, improve 
the old buildings, and generally improve the physical condition of all the schools. 
In the long run, therefore, such an integration pr-Ogram will improve educational 
standards for all children. 

In suburban communities the fear that permitting a few Negro children into 
the schools will lower the standards of the schools is completely fallacious. The 
children of Negro families able to afford suburban homes generally have the same 
aspirations and motivations as white children. They do not suffer from the 
limited educational horizons of children from economically depressed areas. 

There is still another dimension to the problem of integration in education, a 
moral dimension, that cannot be ignored. No objective observer denies that the 
level of educational attainment in a segregated public school is generally not 
equal to that prevailing in an integrated school. Even if a segregated school were 
equal in the physical facilities it provides, the mere fact of "segregation" hu
miliates minority children-a humiliation that retards educational motivation 
and achievement. The fear that integration can only be achieved by lowering the 
quality of education for the white child is a tacit admission that segregated edu
cation (and segregated society in general) is in fact responsible for providing 
nonwhite children with substandard education. Otherwise there would be no 
need to express concern about nonwhite children holding back the educational 
process. Desegregating the schools has merely brought to the attention of the 
whole community the problems that were "safely bottled up inside the segregated 
school system." 28 It is morally indefensible to demand the best educational 
facilities for white children and at the same time to ignore or remain indifferent 
to the damage we are inflicting on Negro children by confining them to ghettoized 
schools. It is this ghettoization in housing and in education that helps to breed 
and create the maladjusted child, the delinquent and the criminal. The alterna
tive to providing integrated schools, therefore, even at the risk of a temporary 
decline in the standards of a white school (a decline which need not even take 
place or can be quickly overcome)-is to perpetuate a system of inferior edu
cation for a tenth of our citizens. This type of racial selfishness cannot be con
doned. 

Oonclusion.-Negro and Puerto Rican children are not biologically less intelli
gent than white childen. Segregation and discrimination, however, have lowered 
their aspiration, social morale and their incentive to learn. A genuine-integration 
program, therefore, makes provision to reduce this gap wherever it exists, by 
requesting smaller classes, improved facilities, more experienced teachers, better 
remedial work and more extensive guidance and motivation resources. Thus 
conceived, a real integration program improves the educational standards for all 
children. 
Myth, 9: If Negroes or Puerto Ricans move into a white neighborhood, crime and 

delinquency win increase 
Facts.-In discussing this myth, it is important to distinguish between the 

movement of a few Negroes into a suburban community and the creation of 
"black belts" in formerly allwhite urban areas. No one believes that crime and 
delinquency wil result from the first movement; it is the second that produces 
this fear. It is a justifiable fear. For, there can be no question but that slum 
conditions-crowded, filthy apartments, poor schools, lack of recreational facili
ties, dirty streets, and the inadequate home life they reflect-go hand in hand 
with crime and delinquency. Such slums, peopled by those who are denied edu
cational opportunities and discriminated against in employment, do produce 

:n "A Gulde to School Integration," cited nbove, p. 24. 
25 "A Guide to School Integrntlon," cited nbove, p. 22. 
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criminals and delinquents. But, the way to protect a community aga inst such 
crime and delinquency is not by running away from it. The criminal or delin
quent cannot be confined to his slum. ,vhat stops him from traveling two blocks 
or 2 miles to rob or molest ? To keep the Negro or Puerto Rican locked in bis 
slum, subj ect to the social diseases tha t slums breed will not provide protection 
for anyone anywhere. Real protection lies in destroyiug this ghetto, in 1,ro,·icJing 
f air hous ing markets so tha t a nyone can choose better places in which to raise 
bis children, in giving him better schools and a labor market that will accept him 
on merit a lone. 

Conclu sion .-Ther e can be no question but that slum conditions do go band in 
hand with cri me a nd delinquency. The way to protect a community from these 
socia l diseases is to pro,·ide fa ir housing markets for all people, to give all people 
better ed ucation a nd employment opportunities and to ri gidly enforce housing, 
hea lth , sa ni ta ry, and police regulations so that every part of the city is conducive 
to decent liYing. 

Commissioner HEsBu nGH. But you ans,,,-ered most of my questions 
en route. 

I " ·a.s going to question you about your different approach to Sena-
tor J aYi ts, but I think you answered that very specifically. 

Mr. LowELL. Thank you. 
Commi ioner HF. Buncn. Thank you for coming, Sir. 
Mr. Ti ffa ny, would you kindly call the next witness ? 
Mr. TrFFA ::-l"Y. Mr. Ramon Martinez. 
Mr. Mart inez is representing the Council of Puerto Rican and 

Spanish-America n Orga niza t ions. Mr. Martinez was born in Puerto 
R ico. H e t:wght at the 'Gniversity of Puerto Rico. He is a member 
of the Dar of the U.S. Supreme Court. 

·with him is ~Ir. P ed ro Canino, who will tell about the day-to-day 
work of the hon ing cli nics established by the Council of Puerto 
Rican and Spani. h-. .:\meri can Organizations. Mr. Canino is also a 
nat ive of Puerto Rico. H e is President of the Parents Association 
of Public School 108. 

Comm issioner H ESBURGII. Go right ahead, Mr. Martinez. 

STATEMENT OF RAMON MARTINEZ, REPRESENTING THE COUNCIL 
OF PUERTO RICAN AND SPANISH-AMERICAN ORGANIZATIONS 
OF GREATER NEW YORK 

Mr. M,rnnNEZ. Mr. Chairman, the Council of Puerto Rican and 
Spanish-American Organizations of Greater New York, represent
ing 54 civic, social, cultural, religious, and fraternal organizations, 
has taken with interest and with enthusiasm this opportunity to share 
with the Commission on Civil Rights some of its concerns and 
experience in housing. 

It is not a mere coincidence that there are now approximately 
750,000 Puerto Ricans in the l;ni ted States struggling for better 
housing and for better human interaction with their fellow 
Americans throughout the Nat ion. 

This migration, like all migrations of people all over the world, 
does not occur in isolation. People from Puerto Rico, like people in 
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general, move to those places that afford them better economic future~ 
The Puerto Ricans come to New York and other areas in the United 

States because they are needed to fill jobs. They are part of total 
internal migratory movements which, according to the Census Bureau,. 
equals 5 million persons a year, Americans who each year move their 
homes from one State to another in search of better economic oppor
tunities and because they are needed to fill existing job openings in 
other States. This mobility is of tremendous economic importance 
to the country as a whole since it is by this means that the high 
productivity of our industrial society can be maintained. 

During the past 5 years Puerto Ricans have equaled less than 1 
percent of the total internal migration taking place within the United 
States, and they dramatically illustrate the fact that migration is 
directly motivated by existing job opportunities. Thus, for example, 
the number of Puerto Ricans migrating to the mainland during the 
past 3 years continues to drop as a result of the drop in job oppor
tunities. 

In the year 1956 52,315 Puerto Ricans migrated to the United 
States, of which 34,000 remained in the city of New York; that is 
to say 65 percent of the total. 

In 1957 37,704, of which 22,600, or 60 percent remained in New 
York. 

In 1958 29,400, of which 17,600 remained in New York City, that 
is, 60 percent. 

Mr. Chairman, you will notice that the figures are diminishing 
with the years. 

This relationship between migration and job opportunities has been 
recorded since 1908 as far as the Puerto Ricans are concerned and 
clearly demonstrates this relationship. 

In this connection, we Puerto Ricans, who represent the smallest 
part of the total internal migration within the United States, have 
nonetheless, become, :for many people, the personification of the 
problems involved in migration. We do not create slums. Like 
others, we may help to intensify them; but actually we are the vic
tims of slums. The slums were here before we came, and if all the 
Puerto Ricans left the United States you still would have slums. 
The basic problem existing in New York and throughout the country 
is the fact that there are not sufficient dwelling units for low and 
lower middle-income groups, who are the very groups needed in 
our urban centers to provide the work :force to keep our economy 
i:olling. It would seem, therefore, necessary for the Congress or the 
President to have conducted a complete study of the problems in
volved when 5 million people move from State to State each year 
so that appropriate legislative measures can be taken to help both 
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the communities from which these citizens leave and those to which 
they move. 

We are primarily concerned at this point, however, with the hous
ing situation of the Puerto Rican and Spanish-speaking population 
of the New York area. 

Our interest and concern in the field of housing has been a long
term one that stems from the very considerable number of different 
types of housing situations facing Puerto Ricans and Spanish-speak
ing people in this city. 

Some of these problems we have attempted to help ameliorate 
through our housing clinic program. This is a program through 
which organizations or institutions organize housing information 
centers in different neighborhoods, be they churches, parent groups 
or civic organizations. These information centers, 20 in number, 
run by volunteers, have served well over 10,000 families with prob
lems of housing violations, lack of necessary repairs and services, 
relocation and legal problems, in an ongoing educational program 
for both landlords and tenants. 

Through our work in these housing clinics throughout the city, 
we have become very much aware of many facets of the serious hous
ing problem that faces the city's population. 

Probably the single most serious aspect of this problem is the 
very scarcity of housing, particularly for low and lower middle
income families. For many Puerto Rican families, there just isn't 
any decent place to move to. 

This scarcity of housing, complicated by discriminatory rental 
practices toward Puerto Ricans, results in numerous evils. One is con
siderable overcrowding in some neighborhoods where Puerto Ricans 
reside, with large numbers of families forced to dwell in single-room 
occupancy at very high or often exorbitant rentals. 

What was once a free housing market in the 1930's is today a 
greatly limited and disadvantageous one to a family seeking ade
quate dwelling. Tremendous dislocation in supply and demand in 
housing has brought about practices bordering at times on the un
scrupulous, situations in which Puerto Rican families are often faced 
with the alternative of paying many hundreds of dollars in order 
to purchase the key for an apartment or living in crowded or unde
sirable one-room occupancy. All this is further complicated when 
the family is a large one, for whom the possibility of obtaining ade
quate housing is greatly reduced in public as well as in private 
housing. 

Thus, today in New York, as in many communities, we find a young 
economically productive Puerto Rican group greatly limited in ful
filling its aspirations by being forced to live in increasingly deteriorat
ting neighborhoods. The effects of this on family life, as well as on 
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the well-being and education of the young, are well documented in 
both local and national studies. 

For this reason, the Council of Puerto Rican and Spanish-American 
Organizations of Greater New York is on record as supporting a 
much needed and increased public housing program, since up to now 
no method has been found whereby private enterprise can profitably 
build the very much needed low and lower middle-income housing. 

We believe, however, that this very much needed public housing 
program has had a number of shortcomings, which while on the one 
hand provide necessary relief from congestion, on the other hand 
increase congestion, due to the fact that relocation policies and initial 
planning policies are not geared to adequately relocate tenants being 
displaced in ~reas to be improved. 

The Council of Puerto Rican and Spanish-American Organizaltions 
has continuously felt that a program of urban renewal could never be 
greatly effective unless it considers the accepted principles pf bal
anced economic and ethnic neighborhoods. This is so not only in the 
direction of the community which is being renewed, but in the relo
cation procedures implemented which affect the neighborhoods to 
which relocatees move. 

We are concerned with the possibility of the creation of neighbor
hoods by urban renewal programs where only one economic group or 
ethnic group may eventually find itself. 

Urban renewal programs affect the family, but also often adversely 
affects the small Puerto Rican businessman. Housing programs take 
their toll in considerable numbers of developing small Puerto· Rican 
businessmen. This is important to us because it is an accepted fact 
that successful participation in the business life of the city by minority 
groups is a decided step forward toward the successful adjustment 
and recognition of the new group. 

Too many small businesses representing the economic life invest
ment of whole families have been dislocated or eliminated completely. 
Only lately have minimum facilities for a very limited number of 
small businessmen been provided in public housing projects. It 
should be recognized that the small businessman has brought stability 
to the neighborhood of which he is an integral part. 

A community is a partnership of government and the public. In 
a democratic setting, each one works with the other. Residential re
strictions, it is more and more being recognized, bring out tensions 
and misunderstandings between groups of the community. 

A very significant step forward in democratic living has been taken 
in the city of New York with the enactment of the Fair Housing 
Practices Act, that is, the Sharkey-Brown-Isaacs law, which prohibits 
discrimination in much of the city's private dwelling. The Council 
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of Puerto Rican and Spanish-American Organizations, through its 
.constituent groups, is carrying out an educational program to try 
to make the people aware of their; rights and responsibilities in this 
field. 

This law is important to the Puerto Ricans who are not familiar 
with mainland residential restrictions and discriminatory practices. 
The Puerto Rican has no experience in compJex minority-group set
tings since in Puerto Rico the concept of minority groups, as known 
on the mainland, does not exist. On the continent Puerto Ricans 
encounter discrimination frequently in the manner in which minority 
groups are faced with these practices. 

This law, therefore, is of real importance since it establishes a 
public policy within the city of no discrimination in private housing, 
as has been the case for years in public housing. There is no doubt 
that this law is of real value in our effort to promote a better life for 
our people here in the city of.New York. 

The Council of Puerto Rican and Spanish-American Organizations 
believes that New York State will follow the example of New York 
City and pass pending legislation to this effect in the manner in which 
other cities and States in the Nation are contemplating adopting 
similar legislation. 

It is to be expected thrut fts this process follows from city to State, 
so it must follow from State to Federal policy. 

May I say, Mr. Chairman, before I am allowed to withdraw, I want 
to call attention to this Commission to two aspects of this thing that, 
to a great extent, have been passed up or have been eliminated by 
those who have spoken before. 

One is the influence of the housing on neighborhood psychology. 
You and I know, Mr. Chairman, that if a boy-now, just looking at 
it objectively-from the West Sides comes over to the East Side he is 
liable to get rocked out of the East Side back to the West Side, and 
vice veras. Now, there's no question that the character of the housing 
determines the pattern of the neighborhood and the psychology of 
that neighborhood, so that where you have just one group in a neigh
borhood that group, because of its own special interest, develops a 
certain psychology which resists or refuses to accept the intrusion of 
any foreign element into it, so that when you eliminate discrimation 
in housing you also eliminate that group psychology that tends toward 
restriction and not toward more liberal acceptance of the foreign 
element. 

Now, the other thing that I want to say before I withdraw is this: 
Much has been said here about the lack of necessity of a law because 
we have enough laws. The law is needed. The law is needed if for 
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no other purpose, as this document says, than to set the policy; but, 
besides the law, we need also enforcement and, much more than that, 
Mr. Chairman, we need leadership. I charge that the Federal Gov
ernment has been very lax in taking leadership in this question of 
racism and discrimination in this country, and I am not referring 
only to the Eisenhower administration; I am referring also to the 
Truman administration. 

Mr. Truman got elected in 1948 on a strong civil rights program or 
platform, got nominated in Philadelphia, and we thought after the 
election he was going to follow up with the type of leadership that 
would help to create a climate of nondiscrimination in this country, 
but he didn't. He failed to follow up, and the Eisenhower adminis
tration is doing the same thing. 

Now, if we take a middle-of-the-road course-I am talking now 
about the administration-or a policy of nonaction, for fear of being 
charged with partisanship, we're only giving encouragement to those 
groups who would otherwise be afraid to be so bold as they are. 

There is an inconsistency, Mr. Chairman, between the domestic 
policy of the administration in reference to housing, education, voting, 
wherever discrimination shows itself, and the foreign policy of the 
United States. Now, Mr. Nixon was very much abused down in South 
America, and we, as Puerto Ricans, are very much concerned with 
the foreign relations or the relationship of the United States with the 
Latin American countries. He was very much insulted in South 
America, and one of the things that stood out in the whole process 
of abuse that he received were the placards saying "Little Rock," 
"Little Rock," "Little Rocle" 

Now, we're going to have to take a stand. The administration 
should be more positive, more outspoken. That isn't partisanship. 
The administration would only be be speaking and defending and 
making pronouncement on behalf of the political philosophy and the 
principles on which this Government rests. There is no partisanship 
in it. The fear of pa.rtisanship, I think, is not well-founded. 

Commissioner I-lEsnURGH. Thank you very much. 
We are running very much behind time. So, if you could brief 

your remarks, Mr. Canino, we would appreciate it very much. 

STATEMENT OF PEDRO CANINO, REPRESENTING THE COUNCIL OF 
PUERTO RICAN AND SPANISH-AMERICAN ORGANIZATIONS OF 
GREATER NEW YORK, AND PRESIDENT, PARENTS ASSOCIATION 
OF PUBLIC SCHOOL 108 

Mr. CANINO. Thank you, Mr. Chairman. 
I am grateful for the opportunity to come before you today. 
I liYe in East Harlem, and I work in East Harlem. 
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My colleague on the Council of Puerto Rican and Spanish-Ameri
can Organizations has painted or has referred to the overall picture. 
I am going to refer myself or apply myself to specifics. 

I am one of the new Americans, in spite of my age and in spite 
of the fact that I have been 42 years an American citizen, 32 of which 
I served the new government of mine faithfully. I live with my 
problem every day, and I do not qualify as an expert, but I can 
cite chapter and verse of the trials and tribulations visited upon my 
people in the area I am going to refer to. I refer to E ast Harlem. 

It is my happy lot to live in East Harlem, the happy hunting ground 
of the predatory landlord. I said "happy lot" because it affords me 
the unique opportunity to assess the extent of the misery visited upon 
the unfortunate of a circumscribed area firsthand. East H arl em is a 
rent jungle, where four filthy rooms and a kitchen brings the land
lord the w1hearcl of rental of $139 a month. East Harlem is a place 
where 10 and 11 human beings have been crowded into 1 room. East 
H arlem is a place ·where a decontrolled apartment is subdivided into 
eight cubbyholes, filthy cubbyholes at that, ,,here tenants are afraid 
to put their lights out at night for fear of rats, where the bathtub 
on the side is disconnected, where the stove has only two working 
burners and there is no door to the old one. The living room in this 
filthy den was at one time-and I am referring to a specific case---
$20 per week. Multiply $20 by 8, if you will, and then multiply $160 
by 4, and then you get and you arrive at a criminal bleeding of a 
trusting, helpless minori ty, both Negro and Puerto Rican. East 
H arlem is a place where a fire of suspicious origin "Will get one of 
these fire traps vacated, renovated and subdivided into telephone 
booths, and then decontrolled into perpetuity, thus bringing the land
lord 1,000 percent profit. 

The rentals they charge will put P ark Avenue rentals to shame. 
Property has been allowed to deteriorate to such an extent that some
times it is risky to nail anything down. It is becoming fashionable to 
charge you by the individual. Do not send your son or da ughter 
away to school because you will have to prove in court that your son 
is your son and not another paying boarder. East Harlem is a place 
where you pay one rent on the table and another rent under the table. 
East Harlem is a place where fire traps are managed from Yonkers, 
New J ersey, and Long Island. The absentee landlord is the rule; 
just a telephone number, known only to the janitor. In East Harlem 
you can buy the right to use the four walls of an empty apartment 
for $400 and $300 apiece. '\Ve have documentary evidence to prove 
the fact. The city of New York has in their files, you know, evidence 
to that effect. 

510547- GD - 2G 
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The landlord throws in an old bed, two chairs and a rickety table 
and calls it furniture, and makes it look legal. In East Harlem you 
have the legal subdivided apartments, four apartments or one con
trolled apartment in one building. The controlled apartment the 
landlord holds for a year as his own and then offers it for rental at 
an extortionate price. So, you see, everything is legal. In East 
Harlem the landlord conveniently forgets all about painting for 4, 5, 
6 years, when you do not know the ropes. If you press him too hard 
with a threat in rent reduction, he tells you his painters are busily 
engaged elsewhere and offers you the paint, and you fall for it. He 
then tells the commission that a tenant has always done his own paint
ing. The files in the rent commissioner's office are full of unfortunate 
cases where an individual who barely knows how to sign his own name 
has signed 5 and 6 blank forms which the landlord later decorates at 
will. It is either a graduated lease or some other trap that can and 
will be made to stand in a court of law. We are paying a frightful 
price for our ignorance. 

We know of cases where the real estate combine holds title to a resi
dence hotel and each of the members of this combine have allocated 
themselves the property of one floor at a time in order to circumvent 
the law. We know of instances in East Harlem where now, at pres
ent, the situation is obtaining-where 5, 6 or 7 large real estate 
groups, you know, managed by brokers, are taking the reins of all the 
loose real estate and are establishing offices outside the area and con
trolling it to the exclusion of small groups, and this is bringing 
an intolerable condition into the area. 

We would like teeth to be put into the legislation. We would like 
to have intensive planning done before our people are displaced, are 
made to roam not only the city of New York, with a potential of 
juvenile delinquency, but other cities also. 

The city as well as the State are doing their best, but we need some 
Federal help of sorts because at the present rate, you know, we are 
going to despair of even obtaining, us citizens of the United States, the 
blessing of liberty and the benefits of a democratic state. 

At present we have only qualified for segregated housing and £or 
segregated schools for our children. 

I think that a little forbearance should be shown and that steps 
:Should be directed toward bringing a more equitable distribution of 
the fruits of our democratic society. 

Thank you. 
Commissioner HEsmmGH. Thank you very much, Mr. Canino. 
I think Mr. Tiffany, our staff director, would like to ask you a 

.question. 
Mr. TlFFAJs-Y. Mr. Martinez, as you spoke, I considered myself as 

how I might act if I were in a land among strangers. I think I would 
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tend to find others of my race and possibly there could find some se
curity. Do you agree this is a natural tendency, when you are a 
stranger in a foreign land, to find others, for company and security, 
of your own race i 

Mr. MARTINEZ. Let me see if I understand your question. Are you 
speaking now of the Puerto Ricans who might come or are you speak
ing now of an individual who is different from the homogeneity of a 
certain neighborhood i 

Mr. TIFFANY. I ask if a Puerto Rican coming to this country would 
have a. tendency to join other Puerto Ricans who had preceded him in 
coming to this country. 

Mr. MARTINEZ. Well, I possibly would answer that question this 
way: I don't think it is any different with the Puerto Ricans than it 
would be with any other nationalistic group. 

They first go, just by the principle of gregariousness, to that place 
where they find the greatest facilities for living, and then, from there, 
when adjustments come, they branch out. Now, you take, for in
stance, Spanish Town. What we call Spanish Town is that section 
of New York east of say, Lenox Avenue and south of 125th Street, 
down toward Yorkville. You will find a lot of Puerto Ricans who 
first, when they first came, came there and lived there, who no longer 
are living there, who are living in other integrated areas of the city. 

Mr. TIFFANY. This, then, would be a natural tendency on the part 
of most minority groups upon first coming to the country i 

Mr. MARTINEZ. Well, the same thing would happen not only on 
first coming to the country. 0£ course, you have the language bar
rier which makes them gravitate toward that particular spot first, 
but you have the same situation with Negroes and other nationalistic 
groups. 

You take, for instance, the Negroes. Mr. Wilkins just said here 
this afternoon that there are Negroes who wouldn't live anywhere 
else outside of Harlem, and naturally you would have Puerto Ricans 
who wouldn't live anywhere else; but the tendency is to first, until 
adjustments are made, unless they have families in other areas--

Mr. TIFFANY. My only point is: This is a natural tendency and a 
human tendency which we might find among all minorities; is that 
not soi 

Mr. MARTINEZ. Well, I wouldn't deny it. Yes, it is. The principle 
of gregariousness is the first inducement to go there, but then, after
ward, when they become more familiar with the environment and 
more adjusted, the tendency is to get away to better living, wherein 
they can find it. 

Commissioner llisBURGH. Thank you very much, Mr. Martinez and 
Mr. Canino, and we hope something can be done about these conditions. 

Mr. CANINO. Yes, sir. 
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Mr. MARTINEZ. Yes, sir. 
Commissioner HEsnURGH. Mr. Tiffany, would you call the next 

witness~ 
Mr. TIFFANY. Mr. Irving M. Engel, president of the American 

Jewish Committee. 
Mr. Engel is a native of Birmingham, Ala., where he practiced law 

for 10 years. He has served as chairman of the policy board of the 
Citizens Committee on Displaced Persons and as a member of the 
President's Committee on Government Contract Compliance. 

Mr. Leskes, director of the legal division of the American Jewish 
Commi ttee, will join with the president of his committee. 

Mr. Engel. 

STATEMENT OF IRVING M. ENGEL, PRESIDENT, AMERICAN 
JEWISH COMMITTEE 

Mr. ENGEL. Mr. Chairman, I am acutely aware of the lateness of 
the hour. I am also aware of the fact that much that I might have 
said if I had had the time has already been said before me and better 
than I could say it. So, I am going to eliminate the generalities and 
try to limit myself to specifics--

Commissioner I-lEsnURGII. Vi'e would appreciate that. 
Mr. ENGEL. That perhaps have not been called to your attention. 
I do want to say that I sit here as the representative of the American 

Jewish Committee-I believe the oldest agency in the United States 
devoted to the furtherance of human rights-and, by a scientific study, 
research, by education and by strengthening and expanding legal and 
constitutional safeguards, we are working with men and organizations 
of good will of all backgrounds to bring nearer the day when no man 
in our country and, hopefully, elsewhere would suffer injustice, dis
crimination or humiliation because of the color of his skin, the blood 
that flows through his veins or the way he worships his God. 

Now, we're here to discuss primarily today the matter of discrimin
ation in housing. 

The Committee on Race and Housing, which last year issued its re
port on this subject, pointed out something that is known to everyone 
who has considered it to any extent, and that is discrimination in hous
ing weighs most heavily on the nonwhite element in our population. 
There was a time when the slums were occupied largely by recent im
migrants from Europe-the Irish, the Jew, the Italian, and so on. 
Now the slums are occupied almost entirely by Negroes, orientals, 
Puerto Ricans, and Mexicans. 

There have been two major contrasting movements in our country 
that have added to this trend : First, there has been the moYement to 
the large cities of th~ north, particularly New York, by Negroes from 
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the South and Puerto Ricans from their islands, and at the same time 
there has been the movement of middle-class whites out of the cities 
into the suburbs; and if this trend continues our city population will 
consist largely of the so-called underprivileged groups which will not 
be able to support, by taxation, the functions that the city has to per
form for its inhabitants. So, we have full realization of the fact that 
the principal, the primary and the major problems of discrimination 
in housing affect nonwhites. To the Negro or the Puerto Rican, dis
crimination in housing is a very substantial thing-in effect, as has 
been pointed out here, whether he can get decent housing for himself 
and his family. 

To the Jew-he can get in most cases equivalent housing-there is 
not a physical deprivation of housing. There is, however, a great 
psychological effect, for these discriminatory practices have the equiv
alent of the denial of full equality and in the so-called exclusive com
munities the residents and their children have the image of the ex
cluded minority as being inferior and those excluded, on the other 
hand, carry with them the brand of inferiority and they, very justifi
ably, feel that they are not receiving equal protection of the law. 

So, I turn to the question: "Is there discrimination in housing 
against the Jews?" The answer, unfortunately, is: "Yes, in practi
cally every major city in the United States and in their suburbs." 

Let's turn to New York City, and first the city proper. Formerly, 
there was considerable discrimination against Jews in higher grade 
rental housing. Today, as has been pointed out, that has been trans
ferred largely to the cooperatives. There are now nearly 200 cooper
ative apartment houses in ew York, the better ones situated in one 
square mile on the East Side north of 59th Street. Over one-third of 
them are restricted by one means or another against occupancy by 
Jews. 

If we turn to the suburbs, we find a similar pattern. In a given 
area you will find one community that's fully integrated as to the Jews 
and next to it, the same quality or housing, the same type of land, and 
so on, you'll find the community that's fully restricted against Jews. 
This is accomplished by various means: Restrictive covenants; gentle
men's agreements; certain phrases in advertising that convey to the 
initiated what is meant; the club device. In a community that has a 
beach, for example, the privileges of the beach will be made available 
only to members of the club; and if you buy a house and can't join a 
club you are deprived of that--and that's the way they keep Jews out. 
By the way, the club device is used by Westminster Ridge in West
chester County. 

There is a listing device where the brokers only get listings if they 
have agreed to subscribe to the local code, and in that way they don't 
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sell to Jews. Summit, N.J. is an example of that. Perhaps the out
standing example of all in the metropolitan area is Bronxville, a com
munity of 7,000 in Westchester County, 15 miles from where we sit. 
They have a unique type of restrictive covenant that requires a pro
spective purchaser to get the approval of all four of the nearest 
neighbors to the house he would like to purchase. Also, brokers 
participate in this conspiracy of complete exclusion, and this policy 
has gone on for at least four decades, and during those four decades 
Bronxville has been what Hitler called "Judenrein"-free of Jews. 
That takes place a't Westchester County, New York, United States of 
America. So much for New York City. Whalt about other places1 
The answer is the situation is very much the same, but I want specifi
cally to turn to Washington, our Nation's Capital. 

In the statement that we filed with you we referred to six areas 
in and near the District of Columbia, from which it is well known 
Jews are excluded as owners or as occupants of dwellings, and since 
we have filed that statement we have learned that these pradtices pre
vail in 14 ·areas. Here on this map are represented those areas. Note 
the northwest quadrant of Washington, reported Ito be the most de
sirable residential section and ·also that it contains the most land 
available for future development. These black areas that you see 
are areas in which no Jew is permitted. The boundaries may be 
somewhat indefinite, but the districts, in general, are the following: 
Kenwood, Hamlet, Spring Valley, Wesley Heights, Crestwood, Sum
ner, Wood Acres, Springfield, Colony Hill, Beacon Hill, Berkeley, 
Kent, Brookdale, and 1Vestmoreland Hills. 

Now, the large ones have been numbered here. Here's Colony Hill, 
very close to the downtown se0tion of Washington; No. 2 here is 
Wesley Heights; No. 3 is Westmoreland Hills; No. 4 is Wood Acres; 
N"o. 5 is Brookdale-all of them within 4 or 5 miles of the center of 
Washington. Now, in some places the present owners are complying 
with ancient restrictive covenants, although the Supreme Court in 
1948, as you know, declared them to be unenforceable. In others 
there are gentlemen's agreements which act as barriers against ac
quisition of homes by Jews. 

Then there is the old pattern of discriminatory arrangements made 
by brokers, and they have contrived a variety of devious methods to 
accomplish their purpose, and one of them is to extract an agreement 
on the part of the buyer of property thait on any future resale this same 
broker will be employed. So, in that way the broker keeps the mat
ter in his hands. We respectfully suggest the Civil Rights Commis
sion consider taking this matter up with the Board of Commissioners 
of the District of Columbia, which has charge of licensing these 
brokers. 
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Now, I want to say this : Perhaps the most disquieting aspect of 
the current sitmition in the District of Columbia consists in a signifi
cant number of high officials of our Federal Government-in the 
executirn, judicial, and legislative branches, members of both politi
cal parties-,Yho reside in these exclusive areas. In many cases they 
ha.ve signed deeds accepting these restrictive covenants. Contrary to 
the general practice, that's clone in the District of Columbia. 

I am going to take the liberty of reading briefly an extract from one 
of these restrictive covenants: 

No part of the land hereby conveyed shall ever be used or occupied by, or 
sold, demised, transferred, or conveyed under, to, or in trust for, leased or 
rented, or giYen to, Negroes or a ny person or persons of Negro blood or extrac
tion, or to nny person of the Semitic race, blood , or origin, which racial <lescrip
tion shall be deemed to include Armenians, Jews, Hebrews, Persians, and Syrians, 
except that this paragraph shall not be held to exclude partial occupancy of the 
premises by domestic servants of the occupants thereof. 

That, gentlemen, was taken from a deed executed and recorded in 
the District of Columbia in 1955, 7 years after the Supreme Court 
had condemned such covenants and declared them unenforceable. 
I find it shocking that in the second half of this, the 20th century, 
such a deed should be placed on the permanent records of the Dis
trict of Columbia, and one of our recommendations is that there 
should be a law prohibiting the recording officer from accepting 
instruments containing such restrictive covenants for record. It 
probably is unnecessary to add that these officials who have signed 
or accept such deeds as officeholders in our Government are trustees 
of an important and precious tradition, namely, that equality of 
opportunity should exist in all sectors of American life regardless 
of religion. It is, we think, vital that a principle so hard won should 
also be protected by officials of our Government. They live in a 
community ,vhich is the very seat of our Government and ,vhich fur
nishes an example to the rest of the Nation. Furthermore, our Na
tional Capi ta l is the mirror of America exposed to world public view. 
Therefore, while we deplore the mischievous meddling of real estate 
brokers in the District of Columbia in perpetuating a pattern of 
discrimination against American Jews, we deplore even more the fact 
that high Government officeholders of both political parties know
ingly or unwittingly continue to inhabit these exclusionary areas and, 
by their silence, appear to condone such practices. 

And, now, what to do-and, very briefly, in brief summary: 
At the Government level we, first, favor the support, expansion, 

and strengthening of State and local legislation to bar racial and 
religious discrimination in all types of housing. 

Second, we support the recommendation that has been made by 
the Committee on Race and Housing and by several people who ap
peared before me for the declaration, the clear declaration, of the 
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policy on the part of the Federal Government and the appointment 
of a committee on elimination of discrimination in Federally aided 
housing to implement that policy. 

Outside of Government action, we favor a continuation of a pro
gram of enlightenment and education because we are convinced that 
many people who live in these communities are not aware of these 
facts; many who know vaguely of the facts do not realize their impli
cations and their significance. 

The report of the Committee on Race and Housing was an excellent 
move in that direction, and these very hearings that your Commis
sion is holding will have a very salutary effect and constitute a very 
substantial contribution. 

Co1mnissioner HEsBURGH. Thank you, very much, Mr. Engel, and if 
you have a longer statement you would like to include in the record 
we would be happy to have it. 

Mr. ENGEL. Thank you, sir. 

PREPARED STATEMENT OF THE AMERICAN JEWISH COMMITTEE 

The American Jewish Committee, a national educational organization with 
45 chapters or units and members in over 600 communities in the United States, 
was organized in 1906 and incorporated by special act of tbe Legislature of the 
State of New York in 1911. 

For more than 50 years, it bas been a fundamental tenet of the American .Jew
ish Committee that the welfare and security of Jews are inseparably linked 
to the welfare of all Americans, whatever their racial, religious, or ethnic back
ground may be. We believe that an invasion of the civil rights of any group 
threatens the safety and well-being of all groups in our land. On the other 
band, we also believe that the extension of legal controls to safeguard and 
expand equality of opportunity benefits the total society as well as those whose 
opportunities are specifically and directly protected. Hence, we are, and over 
the past 52 years as an agency we have been, concerned with the preservation 
and expansion of constitutional and legal safeguards for all. 

This is not to imply that the American Jewish Committee believes that law, 
as a rule of conduct enforced by State sanction, is the sole and ultimate solution 
to all of society's evils. Law can, and we believe has, functioned effectively to 
reduce and discourage discrimination based on race, color, r eligion, national 
origin, and ancestry. "Discrimination" refers to conduct which differentiates 
among people in situations where racial, religious, and ethnic factors should 
be irrelevant-such as access to housing, education, employment, public accom
modations, and health and welfare service. Clearly, law bas been a tried and 
tested mea ns of removing a rtificial barriers to equality of opportunity. Thus, 
for example, some 22 state statutes prohibit discrimination on the basis of race, 
color, or religion in places of public accommodation; 14 States (including Alaska) 
have laws which prohibit discrimination in employment and e tablishrnent admin
istrative and judicial machinery to enforce such prohibitons; the F ederal Gov
ernment requires all its contracts for materials or sen-i ces to contain a cla use 
committing the contractor and his subcontractors to provide equality of employ
ment opportunity in connection with work performed in fulfillment of such 
obligations. 

These various laws against discrimination a re enforced through the use of 
several different types of sanctions. Some Sta te sta tutes impose civil penalties; 
others make nonconforming conduct crimina l and subject violators to fines or 
imprisonment; while still others have established adminis trative agencise to deal 
with problems of discrimination. The adm inis trative agency technique is rela
tively recent and appears to hold the most promise for success. Such agencies 
are genera lly directed to conduct educational programs in addition to perform
ing their compliance or enforcement functions. Finally, although the remedy 
has never been used, the Federal Government has the power to terminate its 
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contracts or to r efu se to deal in the future with any contractor who breaches tlle 
provis ion not to di scrimina te in employment on Government contracts. 

As we have sa id, law bas been used effectively to remove artificiall y erected 
barriers to equality of opportunity. It is doubtful whether law ca n be used 
directly to comba t or reduce prejudice, as dis tinct fr om discrimination. In 
this sen:;e " prejudice" mea ns a sta te of mind which predisposes the r eaching 
of conc:lus ions concerning the abilities, character, or qualities of an indi vidual 
on the bas is of unsubs tantiated notions about the racial, relig ious, or ethnic 
group to wh i<:h the individual is thought to belong. \\"bile the province of law 
is cont! uct or behavior ra ther than mental attitudes, socia l scientis ts are now 
genera lly ag reed that in reducing and eliminating di scrimination, Jaw inevitably 
causes a reduction of prejudice---external beha vior " influences convictions and 
emotions of norma l men a nd women." 1 l\los t people prefe r to conform to the 
generall y accepted code of behavior rather than to fl out the comm uni ty ·'rule 
of conduct. " 'l'hus, lega l conduct tends to become proper beha vior wh ile ill ega l 
conduct tends to become improper beha vior-and human bei ngs ha ve a un ique 
propens ity to r a tionalize their behavior. Furthermore, the areas deemed •·ex
ternal" a nd hence subject to direct legal controls tend to change f rom time to 
ti111 e. Thus, for exa mple, New York State, in 1895, firs t legisla ted to prohibit 
di scrimina tion in places of public accomm odation. No legislator, at that time, 
would have suggested a la w to prohibit discrimination in priva te employment. 
But in 1945. i\"ew York beca me the first State to enact a fair employmen t prac
tice la w. which has s ince become the model fo r 13 other States that have thus 
far follow ed suit. H a d a nyone suggested in 1045 that hon ing discri mination 
wa s a n appropriate subject for statutory control, very few lawyers, judges, or 
legi lators would have been willing to go a long. In 1959, howe\·er, we have 
clea rly r eacbed another milestone. Nine States have enacted sta tu tes to ban 
discrimination or segrega tion in public or publicly assisted hous ing, defining 
"publicly ass is ted" in various wa ys, but including in some Sta tes hou ·ing built 
with loa ns secured by Government guarantees.' .<\nd the courts have susta ined 
such legis la tion.• In addition, two major metropolitan areas, New York City 
and Pitt. ·burgh, P a ., have passed local ordinances which ban discrimination or 
segregation in the sa le or leasing of private housing. It is quite likely tha t 
the first s tatewide statute prohibiting di scrimination or segregation in private 
hous ing will be enacted during the next few months when 4G State legislatures 
will be in regula r sessions. 

The recent r eport of the Commission on Race and H ousing pointed out that 
discrimination in hous ing "falls most heavily on people who are not white."• 
In the ma in, Kegroes, orientals, Puerto Ricans, and Mexi can-Americans occupy 
the slums of our cities. In qua lity , space a nd value the homes occupied by 
nonwhites rank fa r below the genera l s tandard of hon ing in the United Sla tes. 
There have been t wo major, contrast ing population movements that ha , e served 
to magnify the inequality between the whi tes and the nonwhi tes in the enj oy
ment of housi ng opportunities; one has been the migrati on of :\'egroes from the 
South and of Puerto Ri ca ns from the islands to the northern metropolita n areas, 
and la rl!ely to Kew York City; the second ha s been t he movement of the middle
class white nopulation to the suburbs. Thu ·, Negroes and Puerto R icans form 
a rapid ly increasing proportion of the population of the centra l city while they 
become a dimini sh ing fract ion of the suburbnn population. If t he. e two trends 
cont inue, it is predictable that the ti me will soon arrive when the centrn l city 
will be occupied la rgely by those families least ca pable of paying the taxes 
necessa ry to enable the city to carry on its functions. 'l'hus, proposa ls have 
r ecently been made tha t New York City turn to a dditional nui sance taxes in 
the form of levie. on a u tomob il es for us ing- the city highways, taxes on payrolls, 
on overn ight parking, ba nk checks, taxicab rides, loca l bridges, offtra ck betting 
and a host of other normally tax-free activities, to raise the money nece~sa ry 
to meet its budget for the next fi scal year.• 

·wi th the clear unders tanding then that the principal, primary, and major 
problems of discrimination in housing affect the nonwhites, we would like now 

1 Berger, Morroe, Equality by Statute, Columbia University Press, New York, 1952, 
p. 172. 

• Connecticut, Massachusetts, Michigan, New Jersey, New York, Oregon, P ennsylvania,
Washln~ton. and Wiscons in. 

• New York Stntc Commission v. Pelham Hall Apartments, 170 N.Y. Supp. 2d 750 IN.Y. 
Supremo Court. Wes tchester County).

• Wh ere Shnll We Live. UnlHrsltv of CalU'ornla Press, 1958, p. 1. 
• New York Times, January 9, 1958. 
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to describe for the Commission several forms of discrimination practiced in 
some cases against Jews who may seek to rent or purchase a home. 

In almost every major American city or its suburbs, neighborhoods exist in 
which restrictive devices are used to prevent Jews from buying homes or rent
ing apartments. Our Nation's Capital and its suburbs, for example, have six 
neighborhoods where these restrictions exist.• 

New York City and its environs are no exceptions. Within the city itself, 
this discrimination occurs principally in cooperative housing in the higher price 
brackets, although some of it carries over to middle priced housing. Formerly, 
there were still •larger ·areas of rental housing in New York which excluded 
Jews; happily these areas have decreased substantially in recent years. 

In the 1930's, ,apartments ·and homes in such outlying reaches of New York 
City as Jackson Heights, Forest Hills, and Bronxville explicitly described their 
sales or tenant policies as "restricted"; "carefully restricted." When New York 
newspapers in the early 1940's concluded that this kind of advertisement was 
not in the best -taste (and perhaps i:llegal), the real estate brokers began to call 
attention in their advertisements to the fact that their housing was "near 
churches" wihout specifying the kind of church. This was clearly intended as 
a very broad hint that Jewish tenants or purchasers were not welcome. Only 
.restricted housing called attention to its proximity to church facilities. 

Other language ·of restriction, which is still in vogue, began at a•bout the same 
time. A number of real-estate firms, that had previously referred to their offer
ings as "restricted," substituted such words as "distinguished," "conservative," 
or "exclusive." There is no doubt that these words imply restrictions against 
Jews ·because whenever a prospective Jewish tenant or purchaser, unfamiliar 
with the new jargon, seeks to •acquire the particular housing advertised, he is 
advised by the real-estate agent that "he will not ·be ·happy there." 

The large-scale conversion of many apartment buildings from rental housing 
to cooperatively owned buildings began in 1944 when acute housing shortages 
developed in New York City. Although few of the cooperatives that had been 
established in fashionable sections of Manhattan prior to 1930 survived the 
collapse of realty v,alues during the depression, over 90 apartment buildings 
have ·been converted from ·rental housing to cooperative ownership since 1944. 

Over ·one-third of the fashionable cooperatives in Manhattan exclude Jews. 
Most of these are located in a distinct geographical area within a square mile 
in New York's East Side north of 59th Street. 

The discrimin·atory policies ·of buildings when they were rental housing have 
tended to become frozen into the new cooperative form. . W·hen converting to a 
cooperative, ,the then occupants are given first priority to purcll,a1se stock and 
receive a "proprietary" lease to their apartments. If they do not exercise this 
privilege they face ultimate eviction •by the person who purchases the stock 
and thereby acquires the right to occupy the apartment. The selection of stock 
purchasers from nontenants is controlled •by the real-estate management agency 
which promotes the conversion to cooperative ownership. Cooperative con
version does not -come ,about spontaneously, but is profession:any organized 
and promoted by management agencies specializing in this itype of enterprise. 

The exclusionary practices of the cooperative apartments •become particularly 
pointed when an occupant decides to sell his apartment. The channels which he 
is required to use confine him to a restricted market. Approval of •a prospective 
tenant by the board of directors of ,the cooperative is usually required under 
the terms of the proprietary lease as a -condition precedent to resale of the 
apartment. :And where discriminatory policies prevail, the qualifications of 
a prospective purchaser are irrelevant so far as the board of directors is con
cerned, if he happens to be Jewish. 

There are several -areas in the 'Sllburbs of New York City where restrictions 
against Jewish homeownership prevaH. .Although restrictive covenants <based 
on race or religion have been unenforceable since the U.S. •Supreme Court's 
decision in 1948; other mffi:hods have been devised to maintain restrictions. 
One such device is the "club plan" community in. which the recreation and social 
center ·of the community has by-laws or policies which exclude Jews from ·becom
ing members. Thus, the purchase of a home by a Jewish family relegates it to 
a second-class status in rthe 'll:bsence of the privilege of sharing with ·others the 
recreational facili:ties in the community. This, it will readily be conceded, can 
scarcely be described as a wh~lesome living situation, and consequently 1t ac-

• These are Kenwood, Hamlet, Spring Valley, Wesley Heights, Crestwood, and Sumner. 
-r Shelley v. Kraemer, 334 U.S. 1. 
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complishes its Intend~ exclusionarry design. Westminister Ridge, in West
chester County, is an example of this kind of community. 

The ma jor sections of Bronxville, a village of over 7,000 population in West
chester County, about 15 miles from Grand Central Station, are covered by 
another type of restrictive covenant. This requires approval of a proposed sa le 
of a home by all four of the immediate neighbors of the would-be grantor. In 
addition, the real-es tate brokers a nd agents participate in a conspiracy of com
plete exclusion of would-be J ewish purchasers of homes in Bronxville. This 
has been the established policy in this community fo r at least t he pas t four 
decades. • 

Rea l estate brokers in some suburban communities ma intain restrictive neigh
borhoods through a listing device. In Summit, N..J. (nea r New York City), for 
example, listings of all houses for sale are distributed only to brokers who sub
scribe to a n unwri tten code, requiring the broker to ma inta in t he restricted 
charac ter of particula r neighborhoods. Since hrokers are dependent upon these 
li s tings to negotiate sa les, the code is fully observed. 

A somewhat subtler form of di scrimina tion exists in some New York suburban 
areas \Yhere segregation of J ews a nd Christians is encouraged by rea l estate 
brokers. Prospective J ewish purchasers a re shown homes only in neighborhoods 
where the residents a re predominant ly J ewi sh, while prospecti ve Christia n pur
chasers a re shown homes only in predominantly Chris tian neighborhoods. Het
erogeneous neighborhoods a re discouraged by realtors who t hus presume to be 
sociologists. ,,bil e some of this segregation may be the result of self-selection 
in residential patterns, many J ews would prefer to live in nonseg regated neigh
borh oods and this wish is very of ten frustra ted by the practices of real esta te 
broker . 

'!'hose restrictions in housing which we have described, which prima rily a ffec t 
Jews, have a somewhat different s ignificance from t ha t of the other types of 
restrictions which have been or will be called to your attenti on. Housing which 
is a vailable to J ews, wit hout restrictions, is t he equivalent of t he housing wi th
held from them because of restrictions. For every shaded la ne in a good school 
dis tri ct with split-level housing tha t is res tricted, there ar e at least a score 
wi th the same features that are unrestricted. Nevertheless, these restri cted prac
tices must be seen as a denial of full equali ty. Equa lity cannot be less than full 
and s till be equa lity. All restricted communities a re necessarily peopled with 
residents and their children who carry with them an image of the excluded 
group as inferior. And t hose excluded from living where they may choose, 
~lely because of their religious or ethnic identity, find the spirit, if not the 
letter, of equa l protection of the laws something less than perfect. 

It is interesting to note t ha t the first housing complaint under the Sha rkey
Brown-Isaacs ordi na nce (1958 ) t hat t he New York City Commission on Inter
group Relations a nnounced as satisfactorily adjus ted, involved discrimination 
against a J ewish would-be purchaser of a coopera tive hou ·ing apa rtment. 
Through the intervention of the commission, the complainant was able t o pur
chase the apartment.• 

'J'be American J ewish Committee believes that even where discrimina tion in 
housing is of the type largely immune from direct legal action , laws like the 
Sha rkey-Brown-Isaacs ordina nce in New York City necessa ril y will ha ve a 
Jang-range effect. Such statu tes, as we sa id at the outset, establish the standa rd 
of proper conduct in the community a nd make discrimina tion in housing immoral 
even where it is outs ide of the reach of the ordirurnce. Over the yea rs, then, 
the discriminatory limitations tend to be abandoned and eventua lly to disa ppear . 

Legal restrictions on discrimina tory practices in housing serve another, im
por ta nt function. The law acts as a shield to protect the r eal estate owners, 
agents, or developers who wish to ma ke their commodity available on an open 
occupancy basis because it imposes the sa me standard of conduct on a ll owners, 
agents, a nd operators. Therefore, those who believe in and prac tice open 
occupancy a re less likely to find themselves a t an economic disadvantage because 
of such practice. 

RECOMMENDATIONS 

1. The American Jewish Committee believes that legal controls of discrimina
tory practices in the housing market a re effective weapons against the evil 
intended to be correoted. Our administrative boa rd voted on l\fa y 7, 1957, that 

• Press r elease or Commission on Intergmup Rein t!ons, Ma y 5, l 958. 
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our chapters might "join other communty groups supporting the principle of 
Sta te a nd loca l legislation to ba r r acia l a nd religious discrimination in pri vate 
hous ing." 

2. T he American J ewish Committee endorses the recommenda tion of the Com
mission on Race a nd Housing, tha t the President es tablish a Committee on the 
Elimi na tion of Discrimina tion in F edera lly Aided Housing Progra ms, modeled 
after the previously established Oommittee on Equa lity of T rea tm ent a nd Op
por tunity in the Armed Services." This Committee would have th e duty and 
authori ty to exa mine the rules, proced ures, a nd practices of th e Federal housing 
agencies a nd, a fter consul tat ion with representa tives of interested groups a nd 
the housing industry, p resent to t he President a complete progra m for the elimi
na tion of discrimination in the dis tribution of Federa l housing benefi ts , including 
the use of Federa l credit to gua ra ntee the repayment of loa ns. We beli eve tha t 
such Committee, once esta blished, should continue to fun ction and repor t from 
time to time to the P res iden t, un ti l it is possible to sa y tha t Federa l funds, 
cred its, and other a ids a re not being used a nywh ere in the United Sta tes to 
buttress or support discrimina tory practices in housing. 

Respectfully submitted. 
AMERICAN JEWISH COMMITIEE. 
IRVING M. E NGEL, President. 

SUPPLEMENTARY STATEM ENT ON DISCRIMINATION AGAINST JEWS IN 
W ASHI NGTON, D.C. 

We have referred to six areas in a nd near the District of Columbia from which, 
it is well known, Jews a re excluded as owners or as occupa nts of dwellings. 
Indeed, s ince we fil ed our sta tement with the Commission, we have ascerta ined 
tha t these practices preva il in 14 areas. (Kenwood, H amlet, Spring Valley, 
Wesley Heights, Crestwood, Sumner, Wood Acres, Springfi eld, Colony Hill, 
Beacon Hill , Berkeley, Kent, Brookdale, and Westmorela nd Hills. ) 

In some places present owners are complying with a ncient restrictive cove
na nts, though the Supreme Court in 1948 decla red such covenants to be un
enforcea ble. In other a reas, "gentlemen's agreements" act as ba rriers against 
the acquisit ion of homes by J ews. 

In s till other a reas, d iscri mina tory arrangements have been established by 
real estate developers, and by brokers and their salesmen who are licensed by 
the District of Columbia. They ha,·e contrived a va riety of devious methods 
to avoid exhibiting ava ilable dwellings to prospective J ewish purchasers in 
those sections from which J ews have been excluded ; they resort in some in
sta nces to the device of extrac ting an agreement on the pa rt of the buyer of prop
erty requiring that on a future resa le, the broker sha ll ha ve the option of 
acting for the seller-thereby insuring, to the ex tent possible, tha t the new buyer 
will not be a J ew. We respectively request tha t the Civil Rights Commiss ion 
consider taking this ma tter up with the Boa rd of Commissioners of the District 
of Columbia. 

P erh aps the most disquieting aspect of the current situa tion in the District 
of Colu mbia consis ts in the signi fica nt number of high officia ls of our F ederal 
Government, in the executive, judicia l, and legislat ive bra nches, who reside in 
these excl usiona ry areas. It probably is unnecessary to rema rk tha t as office
holders in our Government, they a re trustees of an important a nd precious 
trad ition, namely, tha t equality of opportunity should exis t in a ll depa rtments 
of American life, rega rdless of religion. 

It is, we think, vital th at a principle so hard won shouh~ also be protected by 
officia ls of our Government. Living in a communi ty which is the very sea t of 
our Government, they must so ma nage their private lives a s to be exemplary to 
the rest of the Na tion. 

Therefore, while we deplore the mischievous meddli ng of rea l estate brokers 
in the District of Columbia a nd i ts environs in perpetuating a pattern of resi
dent ial discri mina tion aga inst American J ews, we deplore even more the fact that 
high Governm ent officeholclers, of both poli tical pa rties, knowingly or unwittingly 
continue to inhabit those exclusiona ry areas, and by their s ilence appear to 
condone such practices. 

IRVING M. E NGEL, President. 

• Executi,e Order No. 9981. 
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Commissioner HEsnURGH. Mr. Tiffany, would you call the next 
witness? 

Mr. TIFFANY. The next witness is Mr. Eugene L. Sugarman, chair
man of the New York Regional Advisory Board of the Anti-Defama
tion League of B'nai B'rith. 

Mr. Sugarman is a lawyer and Chairman of the Speakers' Bureau 
of the Federation of Jewish Philanthropies. 

Mr. Sugarman. 

STATEMENT OF EUGENE L. SUGARMAN, CHAIRMAN, NEW YORK 
REGIONAL ADVISORY BOARD OF THE ANTI-DEFAMATION LEAGUE 
OF B'NAI B'RITH AND CHAIRMAN OF THE SPEAKERS' BUREAU 
OF THE FEDERATION OF JEWISH PHilANTHROPIES 

Mr. SuaARMAN. Mr. Chairman, I am going to make a summary of 
a 20-page presentation that we have already filed with your 
Commission. 

Perhaps Mr. Engel, whose presentation was a wonderful one, I 
thought, has stolen some of the thunder from what I was about to say 
since, in large measure, a great deal of our investigation through the 
27 regional offices of the Anti-Defamation League of B'nai B'rith has 
brought up somewhat similar information, but in addition to that 
some other information; and, incidentally, I might say, with respect 
to the age of our organization, that B'nai B'rith, of which the Anti
Defamation League is a major part, was organized in 1843 and is the 
oldest and largest Jewish service organization in the world, so that 
we speak wi th at least some authority for the membership of our 
organization. 

This is my brief, overall summary of a more complete statement 
which I have submitted to you on behalf of the Anti-Defamation 
League of I3'nai I3 'rith. In it we deal only with religious housing 
discrimination, without attempting to cover or equate that prob
lem wi th racial housing discrimination, which is, unfortunately, a 
vast and major problem-and, parenthetically, I think that those who 
preceded me dealt very completely with the question of racial housing 
discrimination. 

Discrimina.tion in housing is the most persistent and unyielding ex
pression of prejudice facing American Jews today and, in the opinion 
of the Anti-Defamation League of I3'nai B'rith, probably the most 
damaging. This is our conclusion on the basis of long study of 
housing patterns throughout the country. 

Identical patterns and devices, such as gentlemen's agreements, 
quota systems, and club plans, all of which were mentioned by Mr. 
Engel, have been developed in cities and communities thousands of 
miles apart to exclude those of the Jewish faith from desirable middle 
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and higher income housing. This has produced the anomaly of 
exclusively Christian islands in various areas of the country where 
otherwise there is a normal intermingling of Christian and Jewish 
populations. 

In the New York area the incorporated Village of Bronxville, which 
is the village that Mr. Engel referred to, and some high-rental apart
ment and cooperative buildings in Manhalttan are examples of these 
Christian islands. There .are similar situations in Chicago, Seattle, 
Birmingham, Houston, Miami, Washington, D.C., and many other 
sections of the country. Bronxville remains a striking example of 
irrational religious prejudice, a judenrein preserve in the heart of an 
area in which Jews and Christians have lived and continue to live 
together amicably. I might point out that the incorporated Village 
of Bronxville, which is approximately 1 mile square and which has 
1,500 families and approximately 6,500 residences, is an island within 
an area in W estchest.er County where there is complete housing inite
gration from a religious standpoint, and not one block away from 
any portion of the incorporated village you will find Jew and non
Jew living very well together, but within the confines of this 1-mile
square incorporated village we know of no known Jew who occupies 
any one of 1those homes. 

We also find that housing discrimination against Jews, once a 
phenomenon observed only in the cities of America, has been follow
ing the general population trend, moving to suburbs and small towns. 

The property owner is a key factor in the perpetuation or dis
criminatory barriers, but the role played by the real estate agent 
cannot be overlooked. Often he is a major force behind the establish
ment of a restrictive community, although quite frequently he is or 
claims to be opposed in principle to discriminatory practices. In one 
survey of Detroit suburbs we found that more than 56 percent of the 
agents showed varying degrees of discrimination against Jews. They 
made the claim that "The neighbors would object if I sold to a Jew," 
ibut investigation of the area showed that an overwhelming majority 
of the homeowners had no opposition whatsoever to Jews in their 
midst. Thus, the agents were citing imaginary prejudices on the part 
of the people they served in order to give substance to their own real 
fears and prejudices. 

The spread of housing bias is clearly mirrored in the case of the 
City of Chicago and its environs. A number of residential communi
ties in the Chicago metropolitan district, such as Kenilworth, Lake 
Forest, Barrington, and Palatine, are almost completely closed to 
Jews. Other suburban communities of Chicago, while not entirely 
exclusive, have large areas-where Jews are barred. Such north shore 
towns as Glenview, Winnetka, Nortb:brook, Wilmete, and Deerfield 

https://estchest.er
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have witnessed this growth of segregated Jewish communities. The 
older parts of most of these ,towns remain closed to Jews, while some 
new sections are ·being ,built up by Jewish builders, again in the 
periphery of the older portions. 

In Chicago we found total exclusion of Jews in apartment houses 
located even in the middle of areas. heavily populated by Jews. An 
even more :flagrantly restrictive attitude has attended the sale of co
operative apartments in Chicago. More than half of at least 5,000 
cooperative apartments in Chicago are believed to be discriminatory 
or to be operated on a strict quota limitation of Jews under an ex
plicity stated policy. 

Housing discrimination against Jews is practiced in many other 
midwestern urban centers, though on a much smaller scale than in 
Chicago. In Ohio Jews are barred from some apartment houses in 
Cleveland, Columbus, and Cincinnati. In Michigan ,the suburb of 
Lathrop Village and other Oakland County sections have entire resi
dential areas closed to Jews. Indiana has similar totally restricted 
areas in Indianapolis, Gary, Michigan City, and Evansville. Farther 
west, the most :flagrant case of discrimination persists in the fenced-in 
Seattle section called Broadmoor. Other Seattle neighborhoods tra
ditionally closed ,to Jews include Windermere and Highlands. 

These same restrictive practices are encountered in many places 
throughout the Deep South and its border States-in Alabama, 
Georgia, South Carolina, Texas, Florida, Virginia, and Maryland
and, parenthetically, dealing specifically with one case in Florida, 
there is a situation which is now in the courts in Miami Beach dealing 
with a home on Sunset Island which was purchased by a gentleman 
by the name of B. J. Harris, a Jew, who has been denied admission to 
a club, which is one of the requisites of actually being able to live on this 
island, and, strangely enough, Mr. Harris-was recently honored by the 
U.S. Government for the construction of homes for veterans. This is 
the type of discriminatory practices that you find spotted throughout 
the entire country. 

Of particular significance are the restrictions in the properties in the 
Greater Washington, D.C. area controlled by W. C. and A. N. Miller
and they were pretty much covered by Mr. Engel in his statements. 
Specifically, I am referring to one of the properties, Spring Valley, 
where some of the Nation's top political leaders and personalities 
permanent in other walks of life are found; yet no Jews. The New 
England States, New Jersey, and Pennsylvania, are also crisscrossed 
by residential communities and various so-called club plan develop
ments which, by means of restrictive covenants, gentlemen's agree
ments, and other devices, discriminate because of the factor of religion. 
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Again, parenthetically, I would call to your attention a situation 
which takes place right now, and is in the courts, in Candlewood Lake, 
which is up in Connecticut, dealing with the Birch Groves Association. 
Here is a situation where some Je,Ys made the mistake-I put a quote 
around those words-of purchasing homes in this particular area and 
then found that they were refused m(:mbership in the club which had 
the facilities that made Candlewood Lake the place that the Jews felt 
it should be for the purpose of enjoying it. The club denied them 
membership and went so far as to attempt to cut off their water supply 
so that they couldn't maintain their homes within the area. 

Our recommendations call for those administering Federal law to 
end neutrality toward religious and racial discrimination. We 
emphasize the important role played by the Government in both public 
and private housing and propose these measures by Federal and local 
governments: 

(1) Federal housing agencies should include binding requirements 
on federally aided builders, preventing them from discriminating. 

(2) These agencies should make it clearly understood that Federal 
aid will be denied to localities persisting in discrimination. 

(3) Every piece of Federal legislation dealing with a Federal hous
ing program should include, ideally, a provision reasserting that the 
constitutional requirement of equal treatment under the law will be 
observed. 

(4) Every State law creating a program of publicly assisted hous
ing should contain a provision barring discrimination by all partici
pants in and beneficiaries of that program. 

Incidentally, for your information, we have presented to this Com
mission a model Fair Housing Practices Act, particularly for State 
and local governments. 

(5) A provision should also be included in such State la ''"S barring 
discrimination by financial institutions in the granting of loans on 
housing covered by those laws. 

(6) Legislation should be enacted in every State barring discrimina
tion and segregation in private housing. 

(7) Other cities should follow the leadership taken by New York 
City and Pittsburgh in adopting ordinances barring discrimination in 
private housing. 

Housing, as it was so well stated by a national private group of 
prominent business executives and educators, the Commission on Race 
and Housing-

is more than physical shelter. Where a person lives bespeaks his socia l status, 
which, broadly, he shares with others "-·ho occupy the same neighborhood. Tlle 
neighborhood and the house are the locale of family life and of informal, intimllte 
soc ial relations. To be a neighbor, therefor e, is more symbolic of equa l sta tus 
than to be a coworker, a fellow student, or fellow organ izat ion member; but at 
the same time no one can be said to be really free unless he can freely choose 
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where be will live. The opportunity to compete for housing of one's choice is 
crucial to both equality and freedom. 

Again, thank you very much for permitting us this time to testify. 
Commissioner REsnunGH. Thank you very much, Mr. Sugarman. 
May I ask a question ? 
Mr. SUGARMAN: Surely. 
Commissioner HEsnuRGH : I gather you have been studying this 

problem for quite a long time. Do you find there is any progress in 
it? Is it likely to get worse or better or just about what is the status 
of it ? 

Mr. SUGARMAN: I could answer that only by saying that the enact
ment of legislation such as the Sharkey-Brown-Isaacs bill in New 
York City and the enactment of laws such as the Metcalf-Baker laws 
in the State of ew York dealing at the present time only with 
publicly assisted housing and housing which is financed by FHA 
mortgages is an indication that there is some progress, but that some 
progress is minimal as compared with what can and should be done 
in the area of the elimination of discrimination in housing. 

Commissioner HEsnuRGH: Do you subscribe, as I do, to the general 
policy that discrimination, once it starts, goes right across the board; 
I mean the kind of mentality that brings on discrimination is appli
cable to all kinds of groups, all kinds of religions, and brings out some 
things in mankind ,vhich are rather low? 

Mr. SUGARMAN : ·wen, I would say this: It would appear to me
and I am very happy to note that you said you subscribe to it as you 
expect me to--living in a democracy, as we do, and subscribing to the 
tenets of our respective religions, that discrimination, as such, is 
violative of those tenets and, consequently, the living and active 
discrimination that goes on today in housing, I would say, would be 
a viol ation of those tenets as well as the tenets of democracy on which 
our great country is founded. 

Commissioner llisnuRGH: Yes. 
Mr. SUGARMAN: I think when we have finally eliminated this dis

crimination we will have gone a long way to achieving what our fore
bears, both from a religious standpoint and a political standpoint, and 
our founding fathers meant for us to do. 

Commissioner HEsnuRGH: Thank you very much, Mr. Sugarman. 
W e appreciate your contribution, which has filled in one area that 
was called for. 

Mr. SUGARMAN: Thank you very much. 

STATEllIENT SUBMITTED I N BEHALF OF THE ANTI-DEFA llIATION L EAGUE OF B'NAI 

BRITH BY EUGENE L . SUGARMAN, CHAIRl\IAN, NEW YORK REGIONAL ADVISORY 

BOARD, ANTI-DEFAllIATION L EAGUE 

My name is Eugene L. Sugarman. I appear here in my capacity as chairman 
of the New York Regional Advisory Board of the Anti-Defamation League of 
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1
B'Nai B'rith in response to your kind invitation to present the .Anti-Defamation 
.League's views on a number of questions respecting discrimination in housing. 
In responding to your invitation, I shall offer for your consideration informa
tion dealing with the problem as it exists not only in New York City and New 
York State, but throughout the country. 

.Although discrimination against Jews in housing in the United States does 
not approach, in magnitude, the discrimination practiced aganst Negroes, anti
Jewish restrictions in housing are to be found throughout the United States. 

Accordingly, it is not the design of the Anti-Defamation League of B'nai 
B'rith to attempt an equation of the discrimination suffered by the Negro with 
that experienced by the Jews in their quests for adequate housing. Adequate 
housing and equality of opportunity in housing are available for most Ameri
cans of the Jewish faith in most of the Nation. Conversely, inequality, 
ghettoization and slums are the tragic lot of most of the 25 million Americans 
of the Negro race. 
• Nonetheless, it is an unhappy truth that islands of senseless housing discrimi
nation against Jews still exist. The American goal of equality of housing 
opportunity will not be achieved until religious, as well as racial, barriers in 
housing have been torn down. . In order to develop some measure of the extent 
of anti-Jewish discrimination in housing, the .Anti-Defamation League has ana
lyzed reports received from its 27 regional offices. This examination reveals 
that such housing discrimination, once a phenomenon observed only in the cities 
of America, has been following the general population trend, moving to suburbs 
and small towns. 

Only 15 mill~s from the s_ite cif this hearing in New York City exists a com
munity which might well serve as a laboratory for the study of suburban anti
•Jewish discrimination. The incorporated Village of Bronxville in Westchester 
Qounty has earned a reputation for admitting to its precincts as homeowners 
or renters only those who profess to be Christians. According to informed 
obs~rvers, this mile-square village, with a population of 6,500, does not have 
any known Jewish families residing within its boundaries. These observers 
point out, too, that there are no Jewish real estate brokers in Bronxville, in 
sharp contrast to nearby communities where brokers of ·all faiths serve clients 
on a nondiscsriminatory basis. Real estate men of the Jewish faith observe 
that they have never received listings of Bronxville homes to be sold in an 
unrestricted market. Even in the apartment buildings located in Bronxville 
there are no known J"ewish tenants·. 

Thus, Bronxville has become a judenrein preserve in the heart of an area in 
which Jews and Christians have lived and continue to live together amicably. 
The villages and towns surrounding Bronxville-Tuckahoe, Yonkers, Mount 
Vernon, Eastchester, Pelham, Crestwood, and New Rochelle, etc.-have erected 
no religious barriers -to new residents and there have been no difficulties attend
ing the nondiscriminatory practices in .these communities. However, despite
its neighbors' example, Bronxville remains a striking instance of irrational 
religious prejudice. It is •a malignancy in ,the New York metropolitan area. 

Almost everywhere in the United States are to be found areas and communi
ties which follow the Bronxville pattern, in same or lesser degree. 

NEW YORK 

Notwithstanding New York City's progressive housing laws, an official city 
agency, the Commission on Intergroup Relations, found in July 1958 "there 
are many eminently qualified families in the city who are at a disadvantage 
to secure decent homes in which to live merely because of their race, religion, 
nationality or ancestory/' 

The .Anti-Defamation League's .:findings square with the Commission's. New 
York City, where approximately 50 percent of the Jews of the United States 
reside, is not free of anti-Jewish housing discrimination. 

In many cases where apartments or cooperatives are for rent or sale, Jews 
are 'bluntly told they are not wanted. Here are some typical statements made 
within the last 3 years ,to Jewish applicants for such housing accommodations: 

"If you are of the Jewish faith you don't stand a chance of getting in." "Do 
you want a restricted or unrestricted house?" "The management has a stand
ing rule not to sell any cooperatives -to Jewish people." "Jewish people are 
not allowed to view the apartment." 

Privately, many real estate executives, brokers, and management officials 
admit the existence of a practice of excluding .Jews from a considerable number 
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of higher rental apartments. Some of the larger real estate management firm s 
apparently segregate their properties into discrimina tory and nondiscriminatory 
groupings. In circumstantia l confirmation of the foregoing, a recent ADL 
survey of 175 lmrnry cooperative apartment buildings in Manhattan, managed 
by 13 of the city's leading real estate firms, revea led that approx imately 011 c-Lhi rd 
of the buildings had no Jewish tenants. 

Another recent ADL survey studied the problem from another point of view. 
120 telephone calls were made in answer to 60 adverti sements in the real estate 
section of the New York Times one Sunday. These ads offered apartments for 
rent or sale and gave phone numbers fo1· reply. 

In a bout 8 percent of the cases, the caller with the J ewish sounding name 
receiYed a different response and trea tment from that accorded the caller with 
the non-Jewish sounding name. 

In addition, in half of the foregoing cases (or 4 percent of the calls) tlle 
"non-Jewish" applicant was told that the apartments were in buildings that 
had no Jewish tenants. 

CHICAGO 

The expansion of housing bias into the suburbs is mirrored clearly in the case 
of the city of Chicago and its environs. Housing is arnilable to J ews in every 
part of the city, but at the same time many sections of the metropolis and its 
suburbs a re infected with disc riminatory practices. 

A number of residentia l communities in the Chicago metropolitan district, such 
as Kenihvortll , Lake Forest, Barrington, and Pa latine, are a lmost completely 
closed to Jews. Of these north shore suburbs, Kenilworth is the most flagrantly 
restrictive. Lake Forest has kept pace with it. 

Kenilworth's r ejection of J ews is so well known that the community is bypassed! 
by real estate agents when servicing Jewish prospective purchasers with prop
erty lis tings. Agents also discourage J ews from seeking housing in Lake Forest. 

Three firms specializing in Lake Forest property told the Anti-Defam a tion 
League that they acted in the belief they were serving the best interests of Jewish 
famili es. 

Other suburba n communities of Chicago, while not entirely exclusiYe, have 
large areas where Jews are barred. Such north shore towns as Glenview, \Vin
netka, l\orthbrook, Korthfield, \Vilmette, and Deerfield have witnessed this 
growth of segrega ted Jewish communities. '.!.'he older parts of most of these 
towns rema in mainly closed to Jews, while some new sections are being built up 
by Jewish builders and promoters. 

By and la rge, the discrimination practiced in the north shore communities is 
the product of policies set down by the property owners, with the real estate 
firms acting as accessories. 

These firms do a sizable amount of business with Jewish home buyers and feel 
compelled to resort to devious devices to conceal their discriminatory practices. 
One such device is the use in property listings of the phrase, "Owner reserves 
the right to refuse or reject any and all offers." The language is clear to those in 
the trade, meaning that no J ews a re wanted. As a r esult, some well-motivated 
firms employ the phrase, "Not restricted , but owner reserves the right, etc.," to 
indicate those instances in which there is no intent to discriminate. 

In cooperative listings of the Evanston-C'lorth Shore Rea l Estate Board, rep
resenting 98 real estate firm s, the telltale di scriminatory phrase was employed 
in over 20 percent of 1,400 homes advertised for sa le or rent in 13 north shore 
communities. This percentage would be much greater if agents found it neces
sary in all cases to publicize the restrictive practices of an area. But in such 
communities as Kenilworth, Lake Forest, and Northfield, the pattern of dis
crimination is so widespread and so well known tha t rea l estate firms don't 
bother to indicate it by the use of any discriminatory language. 

Comparable to the restrictions found by the Anti-Defamation League in its 
spot check of the Chicago suburbs are the discriminatory practices in the rental 
and sale of apartments in Chicago proper. 

During the past 2 years the league's Chicago office has received many com
plaints of discrimination against J ews seeking apartments. These complaints 
cover all areas of th~ city, where pockets of discrimination exist either on a 
neighborhood basis or under a system of quotas. The league has found total 
exclusion of Jews in apa rtment houses located even in the middle of areas 
heavily populated by Jews. 

Complaints against large apartment houses are often made because of dis
criminatory statements hy the real estate companies which manage them. In 
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response to such complaints, the league has met with 20 of these firms. Fre
quently they blame the property owner for the restrictive policy and support 
their assertion by pointing to apartment houses managed by them which set up 
no barriers to Je,Yish tenants. 

The sale of cooperative apartments in Chicago has been attended by an even 
more fl agrant restrictive attitude. It has brought complaints from many areas 
of the city, but principally from three sections-the University of Chicago-south 
shore, the near north gold coast and the Rogers Park-Evanston area on the north
ern fringes of the city. 

More than half of at least 5,000 cooperative apartments in Chicago are believed 
to be discriminatory or to be operated on a strict quota limitation of Jews, under 
an explicitly stated policy. 

Cooperative apartment advertisements in the metropolitan newspapers often 
.appear with the notation, "board approval," which is regarded by many Jews as 
notice tha t they are not wanted. Telephone calls were made to lG real estate 
companies or owners who had placed such advertisements. In 10 of the 15 cases, 
the advertisers said that their buildings were closed to Jews. Some said, ·'Do 
you know what 'board approval' means? It means that only gentiles are accept
able in this building." 

MIDWEST AND WEST 

According to the Anti-Defamation League's spot check of housing discrimin
ation, restrictions against Jews are practiced in many midwestern urban centers, 
but to a much less extent than in Chicago. 

Jews are barred from some Ohio apartment houses in Cleveland, Columbus, 
and Cincinnati. 

In Michigan, the suburb of Lathrop Village and other Oakland County sections 
have entire residential areas closed to Jews. 

Indiana has similar totally restricted areas in Indianapolis, Gary, Michigan 
City, and Evansville. 

In Missouri, the Kansas City suburb of Leawood has blocked Jews from pur
chasing new homes there. There are a number of restrictive apartment houses 
in Kansas City proper, and newspaper advertisements occasionally appear which 
indicate that "gentiles only" are wanted. 

Farther west, a most flagrant case of discrimination persists in the fenced-in 
Seattle section called Broadmoor. The deed for the Broadmoor tract was drawn 
up by the Puget Mill Co. in 1928. It reads in part : 

"No part of said property hereby conveyed shall ever be used or occupied 
by any Hebrew or by any persons of the Ethiopian, Malay, or any Asiatic 
race * • *'' 

Like Broadmoor, the Sand Point Country Club has a tract of land enclosed 
with a fence, and Jews have been refused the right to purchase homes there. 
Other Seattle neighborhoods traditionally closed to Jews include Windermere, 
Highlands, and Innis Arden, although one Jewish family has resided in the latter 
section for several years. ·with the development of suburban tracts in the Seattle 
metropolitan area surrounding the city proper, evidence of new restrictive areas 
is coming to light. One of those about which a number of complaints have come 
to the Anti-Defamation League is Mercerwood, on Mercer Island, "the second 
largest inland island in the country." 

THE SOUTH 

These same restrictive practices are encountered in many places throughout 
the deep South and its border States. 

In Alabama, three residential sections in Birmingham-Vestavia, Rocky 
Ridge, and Bentley Hills-have barricaded themselves behind restrictive cove
nants and "gentlemen's agreements." 

In Vestavia, an incorporated suburb of Birmingham consisting of several 
subdivisions, the deeds to the homes and lots bear a restrictive covenant pro
vitliug that the original purchaser cannot sell or transfer the property without 
t he express consent and appro,al of a committee appointed by the de,eloper. 

Restrictions in Rocky Ridge and the general area being developed along the 
s hort route to Florida ha , e a lso been strengthened by the use of '·gentlemen 's 
agreements." In the incorporated suburb of Mountain Brook, Jew a re dis
couraged from purchasing homes. A few J ewish families live in the Rocky 
Ridge section, but these originally owned the property 011 which they built their 
homes. 
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In Georgia, the northwest part of Atlanta, a high-priced residentia l section, 
has an old reputation for anti-Jewi h restrictions. But in the pas t 10 years 
these seem to ha Ye been brea king down , a nd J ews have purchased or built homes 
in the a rea; opposition from indiYidual owners and adjoining neighbors has 
been petering out gradually. 

'l'here are indi vidual homeowners in Atlanta who refuse to sell to J ews and 
who instruct their agents not to do so. Such cases occur in a ll parts of the city. 
:IIos t of the rea l estate agencies ha,e indicated tha t they themselves do not have 
a restricth·e policy, even if sometimes they a re compelled to follow instructions 
from the individual owner not to sell to J ews. 

Two sections in Columbia, South Ca rolina, maintain rigid ba rs against J ews. 
One is an old area known as H eatbwood; the other a newer section owned and 
developed by M. R Bagn:11, Jr. , and R. R. Rigby, Jr. , under the title of 'l'reu
bolm Building Co. Its res tricti,e co, enant state " tha t no part of the sa id lots 
of land shall be rented , old or otherwise di sposed of to any person or persons 
of H ebrew descent or to any pa rtnership or corporation controlled by persons 
of Hebrew descent * * •." Se,era l r epre entntions ha,e been made to Mr. 
Bagnal, but he ha s remained adamant in hi s policy. 

In I<' lorida, enti re resid ential areas from which members of the J ewish faith 
are ba rred include Sunset Is lands Nos. 1 and 2 (Miami Beach), Bay P oint, and 
the town of Bal H a rbor , a ll in Dade County. The homeowners associations in 
these a reas have blocked the purchase of property through the use of "gentle
men's agreements" and restrictive covenants. 

Notorious as one of the :Kation's most completely restricted communities is 
Florida's Delray Beach. Realtors in the area no longer even bother to ad
vert ise its bigotry; deeply imbedcled, it is as much a pa rt of the community's 
day-to-day life as the weather. Delray Beach was once de cribed by one of its 
leading real estate firm s as " the only city on the East Coast fully restricted 
to Gentiles, both as to buying and selling." 

In T exas, four cle,·elopments in the Memorial Drive area of Houston-Lake
view Addition, Willowick Addition, Huntleigh, and Creekside Manor-are com
pletely closed to J ews. It bas been the practice in these developments to parcel 
out choice lots to fri ends or associates who become "Selection Commit tee ·• 
empowered to approve or disa pprove applicants for the purchase of homes or 
lots. These creening committees, it is generally understood, will not pass J ews 
or "other und esirables." , vhile there are no deed restrictions per se, a provision 
stipulates that property sa les can be made only with committee approval. 

In Virginia, res identia l-area restrictions are found in Danville, Norfolk, 
Ri chm ond , and Arlington ; a nd in North Carolina, in Gastonia and Wilmington. 

In the District of Columbia, entire res iden tial sections barring .Jews include 
Wesley Heights a nd Spring Valley, both developed a nd controll ed by \\'. C. and 
A. N. Miller; and Briarclifl', OJ)posite Spring Valley, developed by F. S. Phillips. 
It is genera lly known that in other sections in ,vashington J ews find it difficult 
to purchase property. These include Berkeley, adjacent to ,vesley H eights ( in 
Berkeley, co,·enants ba rring J ews ran out on January 1, 1957) , and Kent, ad
jacent to Briarcliff. Small pockets in the l'<orth Cleveland Park area also 
exclude J ews. 

In suburban 1\Iontgomery County, Md., J ews are barred fr om Sumner, de
veloped and controlled by W. C. a nd A. N. Mille r, and from Westmoreland Hills, 
developed and controlled by Albert W . Walker. In the Kenwood section, a 
"gen tlemen's agreement" ex ists which prevents J ews from acquiring property. 
Difficulties are also encountered by Jews in purchasing property in the Spring 
Va lley subsections. 

Of particular significance are the Miller controlled properties in the greater 
Washington a rea . They are veritable symbols of sta tus and prestige. Among 
the approximately 500 inhabitants of Spring Va lley are to be found some of 
the Nation's top political leaders and persona lities prominent in other wa lks of 
life. 

ELSEWHERE 

The New England States are marked by rPsidential communitif's and varions 
"club" plan developments which by means of restrid ive co \·euants, "gentlemen's 
agreements" and other devices descriminate because of the factor of religion. 

In Massachusetts, they are to be f ound in Winchester, ·w eston, Wellesley, 
and Needham. Individual property owners and real-estate operators have suc
cessfully collaborated in keeping sections of ·winchester, which is considered 
a very desirable suburban residential area, from letting down the religious bars. 
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Weston has also set up roadblocks to Jewish home seekers; ·wellesley and 
Needham have followed suit. 

A number of communities in the southeastern summer resort section 
have evidenced discrimination in their summer colonies or developments. In 
East Qrleans the agent of a colony wrote: "Owners will not allow us to rent 
to Jewish clients. I recommend that you get in touch with agents in Hyannis." 

Just over the Massachusetts State line, in Windham, N.H., Joseph C. Sawtelle, 
the developer of Corbett's Pond, makes clear to Jewish applicants that the area 
is restricted. Also in New Hampshire, Lake Winnepesaukee's Kona Farm ad
vertises its restrictions against Jews thus: "Strictly private * * * sensible 
restrictions * * * choice clientele." 

Some apartment houses in the Greater Boston area refuse to rent to Jews. 
The Van Etten Construction Co. which operates the Lancaster Apartments in 
Cambridge, Mass., rejects Jewish applicants. Contact Service, a rental agent 
in Longmeadow, Mass., inquires into "nationality."

The homeseeker traveling through Connecticut, Pennsylvania, or New Jersey 
\vill find a picture of religious bias that corresponds, in whole or in part, to 
that which shows up in Massachusetts. 

In Connecticut, Greater Hartford, Darien, Waterford, Greenwich, Stamford, 
Manchester, Waterbury, and Middlebury have some residential sections where 
Jews find it difficult to purchase homes. There are also numerous resort sections 
throughout the State which maintain rigid bars, such as the Stamford Yacht 
Club area ; the Lake Beseck area in Middletown ; areas on Candlewood Lake, 
Niantic, Black Point Beach, Groton-Shennocosetts Beach ; and the Belle Haven 
Beach Club, Indian Harbor Yacht Club, Greenwich Country Club, and Greenwich 
Field Club areas. 

In New Jersey, restrictive communities include: India:n Lake, Lake ·Arrow 
Head, Lake Mohawk, Lake Shawnee, Spar.ta Hills, Summit Lake, Seneca Lake, 
Iiake Forest, and Lake Winona. 

In a number of cases in New Jersey, the code word "PATO" (purchaser agree
-able to owner) has been utilized for the purpose of indicating discrimination 
against Jews, Italians, and Negroes in ,the sale of property in areas where reru.
estate boards carry multiple listings. 

In Pennsylvania, some residential areas repoI1tedly closed to Jews are located 
in Bethlehem, Butler, Erie, Lancaster, McKeesport, Uniontown, Wilkes-Barre, 
York, and Pittsburgh suburbs. And complaints of discrimination against J'ews 
have come from those seeking homes in new housing developments on the out
skirts of Philadelphia, notably the Main Line area. 

TAKING STOCK 

These findings of the Anti-Defamation League in nowise constitute a national 
survey of discrimination in housing against Jews. But they do represent an 
accumulation of sufficient information to show that the whole country is dotted 
by innumerable islands of religious housing bias. They reveal a pattern of 
discrimination which should have been discontinued even before the Supreme 
Court, in 1948, ruled that discriminatory restrictive covenants were legally 
unenforceable. 

The property owner is of course a key factor in the perpetuation of discrimina
tory patterns. But the role played by the real-estate agent cannot be overlooked. 
Often, the league has found, he is a major force behind the establishment of a 
restrictive community although quite !frequently he is, or claims to be, opposed 
in principle to discriminatory practices. 

In a great many cases, housing discrimination stems solely from the attitudes 
and policies of real-estate agents. Repeaitedly, agents, brokers, and salesmen 
have said to prospective Jewish purchasers, "Look, it is really not my fault, 
it's the people who live in the neighborhood who maintain these policies." In 
a 1958 survey of Detroit suburbs, the league found that more than 56 percent of 
the agents showed varying degrees of discrimination against Jews on the basis 
of their claim that "the neighbors would object" if they sold to a Jew. But 
an investigation of the area served by these agents disclosed that the over
whelming majority of homeowners had no opposition at all to having Jews in 
their midst. Obviously, the agents were citing imaginary prejudices on the part 
of the people they served in order to give substance to their own real prejudice 
and fears. 
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Behind this widespread e\"il of hous ing discrimination lies a whole mythology. 
Chief among the numerous myths is the belief that when minority groups move 
into neighborhoods, r eal-estate values drop, and the neighborhood promptly be
comes less desirable. 

'.!.'his contention is often bolstered by owners of local businesses, and leaders 
of civic and religious groups, who have a stake in maintaining the neighborhood 
status quo. They argue that any cha nge in the business, political, or r eligious 
composition of the neighborhood will injure their interests. All these groups 
join in efforts to keep the neighborhood as it is, and to encourage the creation 
of ghettos. They justify their attitude by arguing that the residents want it 
tha t way. 

But these myths are realy expressions of deep-sea ted tribal prejndices and 
fears. As one hous ing exper t has pointed out, "the more insecure a person is, the 
more will he mind mixed neighborhoods" (Charles Abrams, "The ::s;ew Gresham's 
Law of Neighborhoods- Fact or Fiction", the Appraisal J ournal, Ju]~, 1951). 

'l'he mere entrance of a ny minority group into a neighborhood does not tend to 
<leprccia te property values or create s lums. If the market vnlue of real estate 
drops after a minority family first moYes in, it is solely due to hysterical fear 
and is in no wa y r elated to the true value of the real estate. If owners would 
not rnsh to sell a s soon as one "nndesirabl e" family moves in, the cha in of cause 
and effect would not be establi shed. 

Housing, in the las t a nalysis, really determines whether the community- the 
very basis of our American society- shall be democratic. The attempt to segre
gate citizens, to confine thousa nds of Americans behind the barbed wire of 
ghettos, has dangerous sociological, psychol ogica l, and economic repe rcussions. 
If it creates a sense of exclusiYeness in one group, it creates resentment a nd ten
sions in others. Wh ereYer it exis ts, i t is accompanied by a Pandora's box of eYils. 

Happily, in most communi t ies J ews a nd Christians live together am icably. 
What anti-Jewish di scriminati on exis ts is found in scattered pockets around the 
country that do not represent the \Yhole general national picture. However, 
unless the growth of these islands of discrimination is checked, we may witness 
the sprea d of religious segregation and intergroup tension. 

Fo r housing, as it was :;o well s tated by the Commission on Race and Housing, 
" is more than physical shelter. , vhere a person lives bespea ks his social status, 
whi eh. broadly, he sha res with others who occupy the same neighborhood. The 
neighborhood and the llouse are the locale of fa mily life and of informal, inti
mate social relations. To be a neigbor, therefore, is more symbolic of equal status 
than to be a coworker, f ellow s tudent, or fellow organization member . But at 
tlle same time, no one can be sa id to be really free unl ess he can freely choose 
where he will li,e. The opportunity to compete for housing of rone's choice is 
cruc-ial to both equality and freedom * * *" 

THE FEDERAL GOVERNMENT 

The Federal Government h as long recognized that it plays an important role in 
the task of insuring for every American family a decent place to IiYe. It was to 
achieYe this purpose tha t a number of laws were enacted by Congress pro,iding 
for the erection of public housing built \Yith F ederal aid and establishing se, eral 
programs aimed at encouraging the creation of decent housing not on ly by local 
goYernment but also by private industry. Certainly, this Commission is thor
oughl y familiar with all of the F ederal legislation governing this program of 
public housing and tile a ssistatnce of the erection of private housing; we shall 
not summarize th ose laws. Ratller, we shall content ourselves by noting with 
a pproYal that the Federal Housing Administration is committed in principle to 
"equa li ty of opportunity irrespective of race, color, creed, or na tional origin." 

Furthermore, the housing agencies of the Federal Government have acknowl
edged that they, pursuant to the due process and equal protection provisions of 
the Federal Constitution, are bound to a national policy of nondi scrimination in 
the use and expenditure of Federal fund s. Yet, despite these constitutional 
strictures, as recently as November 13, 1958, Albert M. Cole, then head of the 
Housing and Home Finance Agency, publicly declared that it was not up to the 
Feder al Government to promote integration. According to the New York Times 
of November 14, 1958, he said tha t neither the Government nor the priva te real 
es tate industry had caused segregation in housing and that it was not up to the 
Government to enforce integration. Mr. Cole said tha t where Sta te or local laws 
prohibit ra cial discrimination in federally a ided housing-as in New York State-
the Housing and Home Finance Agency did not financially support housing that 
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violated the law·. He went on to add, however, that where segregation is pur
portedly required by State or local laws, the Federal agency obsened tho. ·e laws. 

We think the time is long s ince past \\'h en those administering Federa l laws 
can adopt an attitude, as did l\lr. Cole, of neutrality toward racial and religious 
di scrimination. The 5 yea rs that haYe elapsed s ince the historic U.S. upreme 
Court decision in the public school cases have demonstrated that the F edera l 
Government, in a ll its arms, mus t take every possible a<.:tion to insure equa l pr o
tection of the laws for all. It is duty bound under the Co nstitution to insure that 
Federal fu nds and the Feoeral credit are not used to strengthen and entrench 
practices of racial or religious discrimination. 

It follows from this that t b.ose r esponsil.J le for the admini st rat ion of the F ed
eral housing program mus t forthrightly declare their acceptance of the national 
policy of nondis<.:rimination in ca rrying out their duties of administering the 
Federal housing program. They mu ·t make it clea r that they \\'ill not permit 
this program to be u,;ed e ither to in1press new patterns of racial segregation on 
h ousing anywhere in our country or to strengthen or nrnintain su<.: 11 existing 
patterns. 

'l'hus, the F ederal housing agencies should r eo rient thei r practi ces and their 
existing procedures to embody in them spedic require111e1. ~s that tho~e seeking 
the aid of the Federal GoYernment in connection with the production of housing 
must undertake a bindiug commitment that such hous ing will be made available 
to all those properly el igible without any di sc riminaton based ou race or creed. 
In this connection, we " ·ould like to point out. that we nre :t\\'are that the Federal 
llon~ing- ag-cnc-ies currently g ive the fulle~t support to State an d municipa l 
legisla t ion guaranteeing equa l opportunity in housing. But Federal agenices 
must not support existing loca l legislation or custom which r equires disc rimina
tion or segregation. 

While the Federal Government must bow to local laws barring discrimmina
tion, it must, at the same time, r eject nny local laws which violate national policy 
by requiring discrimination, segregation, or other exclusion based on r ace or 
cr eed. The Federal housing agencies mu st make it clear to locali tie. which 
insist on the perpetuation of ra cia l or r eli g- ious di scrimination that th e price of 
such insistence is the denial of Federal aid to hous ing programs. Those wh o 
would thwa rt Federal policy should not expect to receive aid from Federal 
agencies. 

In short, if those r esponsible for the administration of Federal housing for th
rightly declare their intention to comply with the national policy of non-di scri m
ination and then formulate prac tices and regulations which are consistent with 
that declaration of policy, they will do much to insu re equality of housing oppor
tunity for all throughout the country. If they eq uivocate and indicate a willing
n ess to yield to segregationist pressure in local areas, they not only weaken 
national policy against racial and religious discrimination, but strengthen the 
hand of the bigot. 

Finally, it is our view that every piece of F ederal legislation dealing ,Yi th a 
F ederal housin g program should include, ideally, a provision reasserting that 
in this program the constitutional requirem ent of equal treatment under the 
law will be observed. We recognize that the inclusion of such a provision is not 
essential if the Constitution is observed as living law. However, the affi rmation 
of this principle may serve to drive home its importance and hopefully in sure 
that it be honored in the observance, not in the breach. 

STATE AND LOCAL LEGISLATION 

The first State legisla ti on dealing with hous ing discrimination imolYed public 
hous ing projects. As far back as 1!)39, the State of Kew York included in its 
public housing law a specific prohibition against racial and r eligion d isc rimin a
tion. In lD-15, the State of Indiana included in its urban redevelopment law a 
provision that nothing in the law authorized the exclus ion of any citizen from 
any zoned area because of race, creed, or national origin. When New York 
State adopted legislation authorizing an emergency housing pro"'ram for vet
er:in;s in l!J-!G. it in clud ed in the law a ban on such discrimination. Illinois 
stated in its Blighted Area Rede,el opment Act of 19-17 that land acquired for 
r edeYelopment purposes under the tatute cou ld not lawfully include a racial 
or relig ious restrictive covenan t. Earlier in 1941, an Illinois statute dealing 
with a redevelopment plan included a provision that such r edevelopment plan 
could not lawfully displace the predominant racia l group then inhabiting the a r ea 
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to be r edeveloped. New Jersey, Pcnnsylvnnia, Minnesota, i\fassachusetts, Con
necticut, Rhode Island, and Wiscon in have in the years between 1946 and 1952 
adopted legislation barring religious and racial discrimination in public housing 
projects. 

The first legislative steps were taken toward banning discrimination in pri
vate housing via statutes establishing publicly assisted hous ing programs. Such 
programs were called "publicly assisted" because they were built under machin
ery crea ted by State law and received assistance either through partial tax 
exemption or though the use of the State's power of eminent domain to assemble 
the tract. They were made subject to specific bans ou discrimination in the 
States of New York, Connecticut, Massachusetts, New J ersey, Oregon, and 
Washington. 

l\Iore recently, a number of States have by statute expanded the definition of 
publicly assisted housing to include housing built with the assistance of mortgage 
or other loa n i11 surance grauted by the Federal Government or the tate. :'\e,v 
York was the leader in taking this step. In 1955, it adopted the Metcalf-Baker 
law which amended the State's civil rights law to provide that publicly assisted 
housing includes housi ng whi ch receives publicly insured financing. This pattern 
of extending th e interpretation of the meaning of the term "publicly assisted" 
was followed in 1957 by State legislatures in Massachusetts, New Jersey, Oregon, 
and Washington. 

The general coverage of these laws is over housing built with State or Fed
eral aid: Housing operated under the supervision of State agencies ; hous ing 
which has been g ra nted complete or partial tax exemption ; housing bui lt on land 
sold hy the State or any of its subdivis ions to th e persons erecting the housi ng; 
housing built on property which has been acquired or assembled by the State 
or any of its subdivisions; and hous ing, the acquisition, con truction, repa ir, or 
maintenance of which was aided financially by the State or any of its subdivi
sions. Such housing must be made available, because of the use of state power, 
to all persons within the State without discrimination bnsed on race or creed. 
The bns is on whi ch such statutes are uph eld is that the receipt of Federal or 
State aid gives such hous ing a sufficient public nature to make it subject to the 
ban ngainst racial and religious discrimination. 

We urge this Commission to recommend that every State law creating a pro
gram of publicly assisted housing should contain a spL.cific provision barring 
discrimination by all participants in, and beneficiaries of, the program. 

Another State legislative approach to the problem of discriminati on in hous
ing wa s embodied in a statute adopted in New Jersey in 1955 whi ch amended 
that State's Savings and Loan Act and its Banking Act to ban disc rimination 
in the giving of rnortgage loans. In 1957, when the Washington State Legisla
ture adopted a law barring discrimination in publicly assisted housing, it in
cluded in the statute a provision barring discrimination by financial in,;titutions 
in the i-:rnnting of lonns on housing covered by the law. 

We urge this Commission to recommend the adoption of similar legislation in 
every State. 

Still another a pproach attacks the problem head-on by the enactment of legis
lation to forbid discrimination in private hous ing. This approach follow~ the 
pattern s!'t by legislati on against discrimination in employment. Normally tlie 
latte r type of legis lation is applicable only to employers wh o. e employment ac
ti\-ities have a substantial impact on the pattern of employment in the com
munity, while leaving untouched employer s who employ such sma ll numbers 
of workers that their patterns of employment have a minimal efl'ect. 

Thus, the New York City orctinance, which bars discrimination in pri\·ate 
hous ing, applies only to housing facilities in multiple dwellings containing 3 or 
more hnusing units ancl 1- ancl 2-fnmily homes built in projects of 10 or more con
tiguously located homes. The New York City ordinance is not applicable to 1-
or 2-family homes built in units of less than 10. 

More recently, late in 19G8, the city of Pittsburgh followed the path created 
by the city of New York. It adopted a local ordinance clirect<'<i agnin~t ctis
crimina tion in private hous ing. The Pittsburgh ordinance differs somewhat 
from the Kew York one. It bars discrimination by r ea l-estate agents and 
brokers, as well as by lending institutions. It bars discrimination by owners 
of private housing facilities only if the owner owns 5 or more housing units. 
If the owner does own 5 or more housing units, he is subject to the ordinance 
regardless of whether or not those units are contiguous. 
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We urge this Commission to recommend that other cities follow the con
structive example established by New York City and Pittsburgh by enacting 
local ordinances banning discrimination in housing. 

The precedent set by the cities of New York and Pittsburgh is now being con
sidered on State levels. In Rhode Island ·and Massachusetts, legislation directed 
against discrimination in private housing has already been introduced. In 
Colorado, New York, Michigan, Pennsylvania, and Minnesota, such legislation 
either has been introduced or is soon to be introduced. The various bills seeking 
to bar discrimination in private housing differ in minor details from State to 
State. Some undertake to bar discrimination in all private housing. Others 
are directed against discrimination in multiple dwellings and in housing offered 
for sale or rent by owners of 5 or more, or of 10 or more, housing accommodations. 
In our view, these differences in minor detail are unimportant. Obviously, it is 
desirable to have the States act as governmental laboratories, in which varying 
approaches to the problem of housing discrimination and segregation are tested. 
Such differences may well be helpful in a:ssuring the type of legislation which is 
best fitted for dealing with the problem in each State. 

We urge that this Commission recommend the enactment of legislation in 
every State, barring discrimination and segregation in private housing. We 
believe that such legislation is important. It establishes a machinery by which 
each State can insure to all inhabitants ·of the State the equality of housing
opportunity, a basic prerequisite to equality of opportunity in every other field 
of community life. It embodies a declaration of State policy against such 
discrimination. It brands the discriminator as malfactor. Finally, such statutes 
will aid inestimably in breaking down the wall of exclusion that have imposed 
on our spreading cities a pattern of racial and religious ghettoization. 

May I take this opportunity, in closing, to express on behalf of the Anti
Defamation League of B'nai B'rith our gratitude to the Commission for holding 
public hearings on this subject, and inviting our testimony. Such hearings not 
only develop the kind of national discussion which must be a prerequisite for 
constructive treatment of the problem of housing discrimination, but also create 
an opportunity for community organizations to suggest approaches to the prob
lem which may well assist in its speedy and peaceful solution. 

APPENDIX TO MR. SUGARMAN'S TESTIMONY 

MODEL FAIR HOUSING PRAOTIOES ACT 

The following model State legislation was drafted by Sol Rabkin and Paul 
Hartman, of ADL's legal staff: 
AN ACT Prohibiting practices of discriminntion nnd segregntfon in housing nccommodn

tions becnuse of rnce, color, religion, ancestry, or nntionnl origin; crenting n Fnir 
Housing Prnctlces Commission ; defining its functions, powers, and duties ; providing
for its procedure, enforcement, and judicial review ; imposing penalties ; mnklng nn 
appropriation therefor ; and for other purposes 

The Legislature of the State of ______ here1Jy enacts as follows: 
SEOTION 1. Findings and Declaration of Policy.-(a) Discrimination in hous

ing because of race, color, religion, ancestry, or national origin is a matter of 
State concern. Such discrimination threatens not only the rights and proper 
privileges of the inhabitants of this State but menaces the institutions and 
foundations of a free democratic State and ,threatens the peace, health, safety, 
morals and general welfare of the State and its inhabitants. Practices of dis
crimination because of race, color, religion, ancestry, or national origin in the 
sale, renting or leasing of housing accommodations have resulted in the develop
ment of segregated racial areas into which members of racial minorities are 
forced even though this compels extreme overcrowding and deterioration of such 
areas. Such housing segregation brings about segregation in schools, recrea
tional facilities, and other public services, decline of neighborhood standards, 
the development of intergroup fear and distrust which breeds conflicts, tension, 
disharmony, race riots and crime, and other antisocial practices. Hence, the 
practice of discrimination in housing impairs and threatens the health, safety, 
peace, and general welfare of the inhabitants of the State. 

(b) The practice of discrimination because of race, color, religion, ancestry, 
or national origin, in the sale, rental, leasing, or subleasing of any housing 
accommodations is hereby declared to be against public policy. 
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(c) This act shall be deemed an exercise of the police power of this State 
for the protection of the public welfare, safety, prosperity, health, mora ls, and 
peace of the people of this State. 

SEc. 2. Right to freedom from discrimination in housing accommodations: 
The opportuni ty to acquire ancl enjoy housing accommodations or to purcllase, 
rent, or lease such accommodations or re idential real property without dis
crimination because of race, color, religion, ancestry, or national origin is herel.Jy 
recognized as am! declared to be a civil right of every inhabitant of this State. 

SEC. 3. Definitions: When used in this Act.-(a) The term "person" indudes 
one or more individuals, partnerships, associations, organizations, corporations, 
cooperatives, lega l representative .. , t rustee ·, trustees in bankruptcy, receiver,;, or 
other fiduciari es, and this State and all political subdivisions, boards, commissions, 
and agencies thereof. 

(b) The term ''housing accommodation" includes any building, structure, or 
portion thereof which is u eel or occupied, or is intended, arranged, or designed 
to be used or occupied, as the home, residence, or sleeping place of one or more 
human beings. 

Nothing herein shal l be deemed to prevent a r eligious or denominational 
organization from selecting exclusively as tenants or occupants of any housing 
accommodation operated by such organization as part of its religious or denorui
national activities, adherents or members of such religion or denomina tion, or 
from giving preference in such selection to such adherents or members. 

(c) The term "owner'' includes the lessee, sublessee, assignee, ruanaging agent, 
or other person ha,ing tbe right to ownership or possession or the right to rent or 
lease housing accommodations and includes the State and any of its political 
subdivisions, boa rds, and commissions and any agency thereof. 

(cl) The term "real estate broker" means any person, firm, or corporation who 
for another and for a fee, commiss ion, or other valuable consideration, or in expec
tation of a fee, commi sion, or other valuable consideration, lists for sale, sells at 
auction, or otherwise, exchanges, buys, or rents, or offers or attempts to negotiate 
a sale, at auction or otherwise, exchange, purchase, or renta l of an estate or 
interest in real estate, or collects or offers or attempts to collect rent for the use of 
real estate, or negotiates, or offers or attempts to negotiate, a loan secured or to 
be secured by a mortgage or other encumbrance upon or transfer of rea l estate. 

(e) The term "real estate salesman" mean· any person employed by a real 
estate broker to list fo r sale, sell or offer for sa le, at auction or otherwise, to buy 
or offer to buy or to negotiate the purchase or sale or exchange of real estate, or 
to negotiate a loa n on real estate, or to lease or rent or offer to lea e, rent, or 
place for rent any real estate, or to collect, or offer to collect, or attempt to 
collect rent for the use of rea l estate for or in behalf of such real estate broker. 

(f) Tile term "Commission" means the Fait- Housing Practices Commission 
created by this Act. 

(g) The term "discriminate" includes segregate or separate. 
(h) The term •·unfair housing practice" includes only those unfair hou •·ing 

practices specified in section 5. 
Sm. -!. Exemption : This Act shall not apply to the subrenting or subleasing 

of any portion of an apartment or house occupied by a single family. 
SEc. 5. Unfair Housing Practices: It shall be an unfa ir hous ing practice.
(a) For the owner of any hou ing accommodation to refuse to sell, lease, sulJ

lease, rent, assign, or otherwise transfer the title, leasehold, or other interest in 
any housing accommodation to any person, or otherwise to deny or withhold any 
housing accommodation from any person because of race, color, religion, ancestry, 
or national origin; 

(b) F or any real estate broker or real estate salesman to refuse to sell , lease, 
sublease, rent, assign, or otherwise transfer, or to refuse to negotiate for the sale, 
lease, sublease, rental, ass ignment, or other transfer, of the title, leasehold, or 
other interest in any housing accommodation to any person, or to represent that a 
housing accommodation is not available for inspection, sale, lease, sublease, rental, 
assignment, or other transfer when in fa ct it is so available, or otherwise to cl eny 
or withhold any housing accommodation from any person because of race, color, 
religion, ancestry, or national origin; 

(c) For any owner, real estate broker or real estate salesman to include or 
cause to be included in the terms, conditions, or privileges of any sale, lease, 
sublease, rental assignment, or other transfer of any housing accommodation, 
any clause, condition, or restriction, discriminating against any person in the 

https://herel.Jy
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use or occupancy of such housing accommodation because of race, color, religion, 
ancestry, or na tional origin; 

( d) For any owner, real estate broker, or real estate salesman, to discrimi
nate in the furnishing of any facilities or services for any housing accommoda
tion because of race, color, religion, ancestry, or national origin; 

(e) For any owner, real estate broker, real esta te salesman, or any other per
son to publish or ci rculate, or to cause to be published or circulated, any notice, 
statement, or advertisement, or to announce a policy, or to use any form of appli
cation for the purchase, rental, lease, or sublease of any housing accommodation, 
or to make any record or inquiry in connection with the prospective purchase, 
rental, lease, or sublease of any housing accommodation, which expre:;ses 
directly or indirectly any limita tion, s1Jecification, or discrimination as to race, 
color, religion, ancestry, or nationa l origin, or any intent to make any such 
limitation, specification, or discrimination. 

(f) For any person, hank, mortgage company, or other financial institution 
to whom applica tion is made for fiHancial a ssis tance for the acquisition, con
struction, rehabilitation, repair, or maintenance of any housing accommodation, 
to make or eause to be mac.le any written or oral inquiry concerning the race, 
color, religion, ancestry, or national ori;.:in of a person or group of persons seek
ing such financial assistance, or eoncerning the race, color, religion, ancestry, 
or national origin of prospecth·e occupants or tenants of such housing accommo
dation, or to discriminate against any person or persons because of the ra ce, 
color, religion, ancestry, or national origin of such person or persons, or pros
pective occupants or tena nts, in the terms, conditions, or privileges relating 
to the obtaining or use of any such financial assistance; 

(g) For any person whether or not an owner or real estate broker or real 
estate salesman, to aid, incite, compel, coerce, or participate in the doing of a ny 
act declared to be an unlawful housing practice under this Act, or to obstruct 
or prevent enforcement or compliance with the provisions of this Act or any 
rule, regulation, or order of the Commission, or to a ttempt directly or indirectly 
to commit any a ct declared hy thi s Act to be an unlawful housing practice. 

SEc. 6. Fair Housing Pra cti ces Con11ni ssion: There is hereby created the Fa ir 
Housing Practices Commission. S:1id Commission sha ll consist of five members, 
to be known as Commissioners, who sha ll be appointed by the Governor, by and 
with the advice and consent of the Senate. The Govemor shall designate one 
of the me1 nbers of the Collllllission to be its Clrnirman, who shall preside a t all 
meetings of the Commis,; ion and perform a ll the duties nnd functions of the 
Chairma n thereof. The Commission may des igna te one of its members to a ct 
as Chairman during the absence or incapacity of the Chairman a nd, \\'hen so 
a cting, the member so designa ted shall have a nd perform all the powers and 
duti es of the Chairman of the Commission. but shall not r eceive any acld ition:i l 
compensa tion for so acting. The term of office of each member of the Commis
sion shall be for five yen rs, a ncl until his successor i. · qualified ; Provided, l/0 10-

cver, That of the Commissioners firs t nppointecl. one shall be appointed for a term 
of one year, one for a term of two years, one for a term of three yea rs, one for a 
term of fo ur years, and one for a term of fiye yen r s. 

Any member chosen to fill a vacancy occurring otherwi se than by ex pir,1 tion 
of term, sha ll be appointed for the unexpired term of the member \\'hom he is 
to succeed. A ma jori ty of the then members of the Commission shall constitu te 
a quorum for the purpose of conduct ing the busine,-s thereof. \'aca ncies in the 
Commission shall not im pa ir t!Je right of the rema ining members to exercise 
all the po1Yers of the Comm ission. 

The Chai rma n of the Commission shall r eceive a sa la ry of ______ per annum 
and each of the other members sha ll receive a salary of _____ _ per a nnum: and 
each member sha ll a lso be ent itled to his expenses actua lly and necessarily in
curred by him in the performa nce of his duties. No member sha ll engnge in 
any other business, profession. or employment during the term for IYhi ch he 
sha ll have been appointed, but shall devote his full time to his duti es under 
this Act. 

Any member of the Commi. sion may be removed by the Governor for ineffi
ciency, neglect of duty, misconcluct. or malfeasance in office, after having been 
gi,en a 1Yritten statement of the charges and a reasonable opportunity to be 
hea rd thereon. 

SEC. 7. Pon·ers a nd dut ies of the Commission: The Commission shall have the 
following functions, powers. a nd duties : 

1. To establish and ma in tai n its principal offi ce in the ci ty of --------------, 
and such other offices elsewhere n·ithin the State as it may deem necessa ry. 
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2. To meet and fun ction at any place within the Sta te. 
3. To appoint a n executive secreta ry a nd such a ttorneys, clerks, and other 

employees and agents as it may deem necessary; to fi x their compensation within 
the limita tions provided by la w a nd to prescribe their duties. 

4. To obta in upon request and to utilize the ser vices of all governmental de
pa rtlllents and agencies. 

5. To adopt, promulga te, amend. and resci nd sui table rules and regula tions t o
carry out the provisions of this Act, and the policies and practice of the Com
mission in connection therewith. 

6. To receive, investiga te, and pass upon compla in ts alleging unfa ir housing 
practices, as well as to initi a te investiga tions a nd to issue compla ints whenever
it has reason to believe that there exists unfair housing practices. 

7. To hold hea rings, subpena witnesses, compel their a ttendance, administer 
oa ths, take the testimony of a ny person under oa th, a nd in connection therewith, 
to require the production for examination of any books or papers rela ting to 
any matter under investiga tion or in questi on before the Commission. The 
Commission may make rules as to the issuance of subpenas by individual Com
missioners. Contumacy or refu sal to obey such subpena issued pursuant to 
this section sha ll consti tute contempt punishable, upon a pplication of the a u-
thority issuing such subpena, by the __________ court of the county in which 
the hea ring is held or in which the person subpenaed resides or tra nsacts 
business. 

No person sha ll be excused from attending and testifying or from producing 
records, correspondence, documents, or other evidence. in obedience to the sub
pena of the Commission or of any individua l Commissioner , on the ground that 
the te timony or evidence required of him many tend to incrimina te him or sub
ject him to a penalty or forfeiture ; but no person shall be prosecuted or sub
jected to a ny pena lty or forfe iture for or on account of any tra nsaction, mntter , 
or thing concerning which he is compelled. nfter having cla imed hi s pri vilege 
aga inst self-incrirnina tion, to tes tify or produce evidence, except tha t such per
son so testif~'ing shall not be exempt from prosecut ion nnd punishment fo r per
jury commit ted in so testifying. The illlmunity herein provided shall extend 
only to na tural persons so compelled to tes ti fy. 

8. To endeavor to elimina te prejudice an10ng the va ri ous ethni c groups in this 
State a nd to fur ther good will a mong such groups. The Commiss ion, in cooper
ation with the Sta te depnrtm ent of Educn ti on, shall prepa re a com prehensive 
educn tional progra m designed fo r the s tudents of the public schools of this St.1te 
and for a ll other residen ts thereof. ca lcul n ted to emphasize the origin of preju
dice against such groups, i ts harmful effects, and its incom patibility wi th Ameri
can principles of equality and fa ir play. 

9. T o create such advi sory agencies and concili ntion councils, local , regional , 
or statewide, as in its judgment will aid in effectuating the purposes of this 
Act, and the Commission may empower them to stmly the p roblem of di i;:c rimina
ti on in all or spec ific fields or instances of discrimina tion beca use of race. color, 
religion , ancestry, or na tional origin; to fo ster, throu.~h community effort or 
otherwi se, good will, coopera tion, and conC'iliation among the groups and elements 
of the population of this ~tnte : and to make recom111endntions to the Commission 
for the development of policies and procedures, and for programs of fo rmal and 
inform al education, which the Commission may recommend to the appropriate 
State agency. Such advisory agencies and conciliation councils shall be com
posed of representative cit izens serving withont pa y, but wi th reimbnr ement 
for actua l and necessa ry expenses; and the Commission may make prov ision 
for technical and clerical assis ta nce to snch agenci es and councils and for the 
expenses of such assistance. The Commission may itself make the s tudi es and 
perform the acts authorized by this paragraph. It ma y, by volunta ry con
ferences with pa rties in interest, endeavor by conciliation and persuasion to 
eliminate discrimina tion in all the stated fi elds and to foster good will a nd 
coopera tion among all elements of the population of the State. 

10. To accept contributions from any person to assist in the efl'ectuation of 
this section and to seek and enlist the cooperation of pl'iva te, charitnbl e. religious, 
labor, civic, and benevolent organiza tions for the purpose of this section. 

11. To issue such publica tions and such results of investigation and research 
as in its judgment will tend to promote good will and minimize or eliminate 
discrimination because of race, color, reli~ion, ancestry, or na tional origin. 

12. To render each year to the Governor and to the legisl a ture a full written 
report of all its activities and of its recommendations. 

13. To adopt an official seal. 
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SEo. 8. Procedure: .AJly person claiming to be aggrieved by an alleged unfair 
housing practice may, by himself or by his attorney-at-law, sign and file with 
the Commission a verified complaint in writing which·shall state the name and 
address of the person alleged to have committed the unfair housing practice 
complained of; and which shall set forth the particulars thereof and contain 
such other information as may be required by the Commission. The Attorney 
General may, in like manner, make, sign, and file such complaint. .AJly organiza
tion which has as one of its purposes the combating of discrimination or the pro
motion of equal housing opportunities may, in like manner, make, sign, and file 
:such complaint. The Commission, whenever it has reason to believe that any 
person has been or is engaging in an unfair housing practice, may issue such 
.a complaint. .AJly owner who is threatened by any persons so as to induce him 
to violate the provisions of the Act may file with the Commission a veri:fiejl com
plaint asking for assistance by conciliation or other remedial action. 
• Upon its own initiative, or after the filing of any complaint, the Commission 
shall designate one of the Commissioners to make, with the assistance of the 
Commission's staff, prompt investigation of the alleged unfair housing practice. 

If such Commissioner shall determine after such investigation that no probable 
cause exists for crediting the allegations of the complaint, he shall, within ten 
days from such determination, cause to be issued and served upon the com
plainant written notice of such determination, and the said complainant or his 
attorney may, within ten days after such service, file with the Commission a 
written request for a preliminary hearing before the Commission to determine 
probable cause for crediting the allegations of the complaint. 

If such Commissioner after such investigation, or the Commission after such 
preliminary hearing, shall determine that probable cause exists for crediting 
the allegations of the complaint, the said Commission or such Commissioner as 
the Commission may designated, shall immediately endeavor to eliminate the 
unfair housing practice complained of, by conference, conciliation, and per
suasion. The members of the Commission and its staff shall not disclose what 
~as transpired in the course of such endeavors, provided that the Commission 
may publish the facts in the case of any complaint which has been dismissed 
and the terms of conciliation when the complaint has been adjusted. 

In case of failure so to eliminate such practice, or in advance thereof, if in 
the judgment of the Commissioner or of the Commission circumstances so war
rant, the said Commissioner or the Commission shall cause to be issued and 
served in the name of the Commission, a written notice, together with a copy 
of such complaint, as the same may have been amended, requiring the person 
named in such complaint, hereinafter referred to as respondent, to answer the 
charges of such complaint at a hearing before the Commission at a time not 
less than ten days after the service of said notice. The place of such hearing
shall be the office of the Commission or such other place as may be designated
by it. 

The case in support of the complaint shall be presented before the Commis
sion by one of its attorneys or agents, and/or by private counsel, if any, of the 
complainant, and the Commissioner who shall have previously made the inves
µgation shall not participate in the hearing except as a witnesss, nor shall he 
participate in the deliberations of the Commission in such case; and the 
aforesaid endeavors at conciliation shall not be received in evidence. 

The respondent may file a written verified answer to the complaint and appear 
at such hearing in person or otherwise, with or without counsel, and submit 
testimony. The complainant may likewise appear at such hearing in person or 
otherwise, with or without counsel, and submit testimony. The Commission 
or the complainant shall have the power reasonably and fairly to amend any 
complaint, and the respondent shall have like power to amend his answer. The 
-Commission shall not be bound by the strict rules of evidence prevailing in 
courts of law or equity, and all relevant evidence of reasonable, probative 
value shall be received. Reasonable examination and cross-examination shall 
be permitted. All parties shall be afforded opportunity to submit briefs prior 
to adjudication. The testimony taken at the hearing shall be under oath and 
be transcribed. 
• If, upon all the evidence in the hearing, the Commission shall .find that a 

respondent has engaged in, or is engaging in any unfair housing practice as 
defined in this Act, the Commission shall state its findings of fact and shall 
issue -and cause to be served on such respondent an order requiring ·such 
respondent to cease and desist from -such -unfair housing_practice and to take 
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such affirmative or other action as, in the judgment of the Commission, will 
effectuate the purposes of this Act, and including a requirement for report of 
the manner of compliance. 

If, upon all the evidence, the Commission shall find that a respondent has not 
engaged in any such unfair housing practice, the Commission shall state its 
lindings of fa ct and shall is.·ue and cause to be served on the complainant an order 
di missing the said complaint as to such respondent. 

A copy of its oruer shall be deli,ered in all cases by the Commission to the 
complainant, to the respondent, to the Attorney General, and to such other public 
officers as the Commission may deem proper. 

'l'he Commission shall esta blish rules of practice to go,ern, expedite, and ef
fectuate the foregoing proced m e and it own actions thereunder. Said rules shall 
be available, upon written request, within thirty days after the date of adoption. 

Any complaint filed pursuant to this act must be so filed within one year after 
the alleged unfair housing practice. 

SEC. 9. Judieia l re\'iew and enforcement: The complainant, the Attorney 
General, or the Commission, may secure enforcement of the order of the Com
mission by the-court of the county where the unfair housing practice shall have 
occurred or where any person required in the order to eease and disist from an 
unfair housing practice or to take any affirmative action, resides or transacts 
business, through ma nda mus or injunction, or by suit in equity to eompel the 
specific performan ce of the order. Sueh proceedings shall be initiated by the 
filing of a petition or bill of complaint in such court, together with a transcript 
of the record upon the hea ring before the Commission, and issuance and service 
of a copy of sa id petition or bill of eomplaint as in proceedings in equity. The 
eourts shall ha , e power to grant such temporary relief or restraining order as it 
deems just a.nd proper, and to make and enter upon the pleadings, tes timony, and 
proeeedings set forth in such transeript and order or decree enforcing, modifying, 
and enforcing as so modified, or setting aside in whole or in part, the order of the 
Commission. 

'l'he Attorney General or any person aggrieved by an order made by the Com
mission may obtain judieial review thereof in the said eourt by filing with the 
clerk of said Court, within thirty days from the date of serviee of the order, a 
written appeal praying that such order be modified or set aside. The a ppeal 
shall eertify that notice in writing of the appeal, with a copy of the appeal, has 
been given to all parties who appeared before the Commission at their last known 
address, and to the Commission by service a t the office of the Commission at 
----------· 'l'be evidence presented to the Commission, together with its find
ings and the order issued thereon, shall be certified by the Commission to said 
__________ court as its return. No order of the Commission shall be superseded 
or stayed during the proceedings on the appeal unless the __________ court 
shall so direct. 

No objection that bas not been urged before the Commission shall be considered 
by the court unless failure or neglect to urge such object shall be excused because 
of extraordina ry circumstances. Any party may move the court to remit the 
case to the Commission in the interest of justice for the purpose of adducing 
additional specified and material evidence and seeking findings thereon, provided 
be shows reasonable grou.nds for the failure to adduce such evidence before the 
Commission. 

The court shall hear the appeal without a jury on the record certified by the 
Commission. Said appeal sha ll be heard and determined by the court as expedi
tiously as possible a nd shall take precedence over all other matters before it 
except matters of like nature. The findings of the Commission as to fa cts shall 
be conclusiYe if supported by e,idence on the record. After bearing, the court 
shall affirm the adjudication unless it shall find that the same is in violati on of 
the constitutional rights of the aggri e,ed, or is not in accordance ,vith law, or 
that the order \\'US made wi thout reasonable notice of the bearing. or without 
a reasonable opportunity for testimony or argument to be heard. But no order 
shall be set aside in whole or in part for any irregularity or informality in the 
proceedings of the Commission. If the adjudication by the Com mi>'!'-ion is not 
affirmed , the court ruay set aside or modify it, in whole or in part or may remand 
the proceedings to the Commission for furth er disposition in acco rdance with 
the order of the court. 

The Commission's copy of the testimony shall be a,ailable at all reasonable 
times to all parties for examination without cost, and for the purpose of judicial 
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review of the order. The review shall be heard on the record without 
requirement of printing. 

The Commission sha ll be deemed a party to the review of any order by the 
court. 

The Commiss ion may appear in court by one of its attorneys. 
The jurisdiction of the __________ court of the proper county as aforesaid 

shall be exclusive and its final order or decree shall be subject to review by
the __________ court upon appeal within thirty days of the filing of suc:h 
decision. The sa icl _________ court shall affirm the order of the _________ court 
unless it shall find that the same is in violation of the constitutional rights of the 
appellant, or is not in accordance with law, or that the appellant had been 
deprived of reasonable notice of hearing, or of reasonable opportunity to be heard. 

SEC. 10. Penalties: Any person who shall willfully resist, prevent, impede, or 
interfere with the Commission or any of its members or representatives in the 
performance of duty under this Act, or shall willfully violate an order of the 
Commission, shall be guilty of a mi sdemeanor and be punished by imprisonment 
for not more than one year, or by a fine of not more than one thousand ($1,000) 
dollars, or by both; but procedure for the review of the order shall not be 
deemed to be such willful conduct. 

SEc. 11. Construction: The provisions of this Act shall be construed liberall y 
for the accomplishment of the purposes thereof. Nothing contained in this 
Act shall be deemed to repeal any of the provisions of any other law of this 
State relating to discrimination because of race, color, religion, ancestry, or 
national origin. 

SEc. 12. Separability: If any clause, sentence, paragraph, or part of this 
Act or the application thereof to any person or circumstances shall for any rea son 
be adjudged by a court of competent jurisd iction to be invalid, such judgment 
shall not affect, impair, or invalidate the remainder of this Act and the applica
tion thereof to other persons or circumstances but shall be confined in its opera
tion to the clause, sentence, paragraph, or part thereof directly involved in the 
controversy in which such judgment shall have been rendered ancl to the 
persons or circumstances involved. It is hereby declared to be the legisla tive 
intent tha t this Act would have been adopted had such provisions not been 
included. 

SEC. 13. Appropriation: There is appropriated to the Fair Housing Practices 
Commission the sum of __________ for the year ending the __________ to carry 
out the purposes of this Act. 

SEC. 14. Short Title: This Act may be cited as the Fair Housing Practices Act. 

NEW YORK REGIONAL OFFICE, 
ANTI-DEFAMATION L r.AGUE 

OF H'NAI B'RITJ-I, 
Ne-w York, N.Y., February 3, 1959. 

MR. GORDON M. TIFFANY, 
Staff Di.rector, Commission on Civil Rights, 
Washi ngton, D.C. 

DEAR MR. TIFFA:XY: l\Iay I respectfully request that the following statement 
be included in your record as a supplement to the statement of the Anti-Defama
tion League of B'nai B'rith which was sent to the Commission on Civil Rights on 
January 23, 1959: 

As a result of the publication of our study on housing discrimination against 
J ews, information has come to the Anti-Defamation League indicating that the 
problem noted on page 7 of our s tatement to this Commission, in respect to Evans
ville, Ind., has apparently been resolved. Thus, there is no apparent reason to 
continue the inclusion of the city of Evansville, Ind. in our report." 

Thank you for your cooperation. 
Sincerely yours, 

EUGENE L. SUGARMAN. 

Commissioner HEsBURGH. Before I call our final witness, I would 
just like, out of courtesy, to read a telegrn.m that came from Mr. John 
Lindsay, who is a Member of the Congress from the 17th District of 
New York, a district, I believe, covered by much of our investigation 
[reads] : 
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I applaud the results of your first day of hearings held in New York City. It is 
equally as important to examine publicly areas in which personal rights nre not 
being safeguarded in New York City as it is in areas of the South. Discrimina
tion because of race, creed or national origin, wherever it occurs and in what
ever form, weakens our moral fiber and damages our position of leadership in 
the world community. 

I endorse the principle that the Federal Government must insist on nondiscrim
ination wherever public aid is given for mortgage insurance, slum clearance, and 
other types of housing assistance. 

I wish you continued success in your heavy responsibility, and I regret that 
congressional duties prevent me from appearing in person to testify to the impor
tance of your work. 

[SIGNED] JOHN V. LINDSAY, 

.ii/ember of Congress, 17th D is trict of New Yorlc. 

The final witness we have today is a gentleman who has spent pretty 
much of a lifetime in working against many of the things that we have 
discussed during these past 2 days. 

It is with some affection I introduce him because, while we haven't 
been close personal friends, I have followed his work from afar and 
admired it. 

I refer to the Reverend John La Farge, associate editor of America 
magazine and longtime leader and now chaplain of the Catholic Inter
racial Council of New York. Father La Farge has written many 
books and pamphlets on this problem and has worked in this field in 
many capacities. 

I take great pleasure in introducing him as our final speaker. 

STATEMENT OF REV. JOHN LA FARGE, ASSOCIATE EDITOR OF 
AMERICA MAGAZINE, AND CHAPLAIN OF THE CATHOLIC INTER
RACIAL COUNCIL OF NEW YORK 

Reverend LA FARGE : Father Hesburgh, members of the Civil Rights 
Commission, and ladies and gentlemen, I thought that, coming at the 
end like this-you have had a long and probably very exhausting time; 
so, I did not prepare any written statement, and I thought-the sim
plest thing, being a clergyman, would be simply to say amen. So, I 
will say amen to some of the remarks that have been made and run 
them down very briefly. 

Incidentally, the Catholic Interracial Council is an organization 
which was started 25 years ago in New York City, and has spread 
with independent units around the country, for the purpose of, m 
collaboration with people of different races, applying Christian prin
ciples, chiefly in educational matters and the problems we have been 
discussing today. 

So, I simply, first of all, want to say amen to our Cardinal Spell
man's magnificent talk and his insistence on the double aspect of the 
moral question from the standpoint of our Constitution and the stand
point of our religion. I know, from my long experience, that Car-

510547- 59-2.~ 
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.dinal Spellman, over a great many years, has always been a strong 
supporter of our work, and I know how sincere and how earnest his 
convictions are, that· he means every word he says, and from the first 
time he arrived here in New York he has· taken that position. 

I was interested .in the stress laid by several of the speakers on the 
family and the relation of the home to the family. In fact, the Puerto 
Ri~n speaker, Mr. Martinez, and Mr. Sugarman, too, and Mr. Engel, 
put st:ress·on this point. I would like to note, too, that the question of 
the family ap.d-it is very much in our minds now-the question of 
juvenile delinquency are very closely.tied together. 

One of our speakers-I think he was Roy Wilkins-brought out 
the poi;n.t, which I think is a very simple, homey one, but very ofte~ 
forgotten in these discussions, that we don't say you mus't mix. It 
isn't a question of quota, getting different nationalities or groups of 
people to be somehow or other shaken in together, but it is a question of 
liberty. It is a question of right, a question of a person being able 
to get out of a ghetto. The legacy of 'the ghetto is in the fact that 
you can't get out of it ·and all the horrible repercussions that that 
makes. I have lived close to the ghetto here in New York for the last 
33 years, and the thing that you constantly run up against is that 
fact-that, no matter what may be done in the ghetto, itself, the fact 
you can't leave it is the grievous thing. 

I would like to call attention, too, to some positive steps that ·are 
being taken. I think some are very widely known. 

For instance, over at Queens, a borough of New York City, some 
of the families have taken very wonderful, positive steps in stating 
definitely there is open occupancy, and our Catholic Interracial Coun
cil has, from the beginning, laid very great stress on neighborhood 
leadership, the natural leadership of our neighborhoods. 

We talked a great deal about leadership this afternoon. We cer
tainly need Federal leadership. We need· the leadership. of, Lord 
knows, our executive branch in Washington. We need it from all 
quarters. We need it ·also right ·at the grassroots, right in our local 
neighborhoods. There's a very great need of leadership which can 
be cultivated. 

I am in favor of the idea of the President's committee-we, our
selves, have advocated that-a special committee on housing. 

I would like to stress ·also the fact that we have to take into con
sideration, as mentioned by.one or two of the speakers, the systematic 
cultivation of fear. The real-estate agents were mentioned, and I do 
·know quite a number of instances where-and I am ·afraid those are 
much more common than we imagine mdifferent parts of the coun
try-real-estate agents have deliberately cultivated the attitude of 
:fear. I know one very prominent real-esta'te agent in the Middle 
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West, a businessman, a very successful businessman, a man who has 
done very well and built up a large business, and his method .is the 
cultivation of confidence, the cultivation of hope, and he has told me 
how foolish these people are who use this unfortunate weapon. Un
fortunately, that type of person, that type of real-estate agent, is 
not so common. 

The cultivation of fear, the fear of the Jew, the fear of the Catholic, 
the fear of the Negro particularly, people of other races-we know 
how skilfully and how subtly that can be done, and one of our prob
lems in this matter is how to find the legal methods to use against 
the hate literature that is being circulated and the various devices 
used to create disquiet and unquiet. 

Then I would like to mention also the fact that the whole problem 
is worldwide. It is a worldwide problem that we're dealing with, 
and that, I think, becomes more and more impressive on us as we 
live with the world. I was over in Africa this summer, north Africa, 
and was impressed by the curious fact that some of the problems in 
the State of Morocco are very much the same as those we have right 
here in the United States. This whole question of migration and 
immigration is a world problem. It is tied up with our immense 
mobility, vertical mobility and horizontal mobility, in our own country. 
Consequently, it is something we should look on, too, in our country, 
abroad, and also look on with the understanding that we can learn 
from what is done in other places; and if we would look on the world 
problem as a national problem as well we would not be inclined to 
pin all our scorn on one region. 

We here certainly in the North, I feel, can help the people of the 
South most by settling our own problems. We certainly feel, most 
of us who have given our thoughts to it, that the southern people 
can work out and will work out their problems if they can overcome 
the immediate obstacles in the way of intimidation and supression 
of those who wish to make free expressions of their opinions, but 
the greatest contribution we in this part of the country can make 
is that in trying to find a solution to our own questions. 

Finally, I would like to stress this point that we also in our group 
like to stress very strongly : That we have to consider, if we are 
looking for legislation,-of course, this does not concern legislation, 
but it does concern the whole attitude, namely, continuing to come 
back to the fact-that the incoming of races, the advent of new 
people and the mixture of them is positive, good, that this is not 
the Puerto Rican problem, the Negro problem, the Jewish problem, 
or whatever problem you have, the problem of any racial group, 
but, on the contrary, it is a blessing and it is a benefit that we have 
these people; and as we look at this city here, this tremendous 
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metropolis we have been discussing these 2 days, this vast settlement 
of 8 million people, we, too, have terrible inconveniences and annoy
ances and all that, but, nevertheless, is there any group of people1 

any one of these people, you wouldn't want to have there? What 
would we be without them? 

So, I think we can do a great deal to encourage and make people 
understand that our cities, our country and our greatness are built 
up by the coming of so many people. 

I thank you very much for your patience in list~ning to me and 
for the opportunity to appear before you today. 

Thank you very much. 
Commissioner llisnuRGH. Thank you, Father La Farge. That was 

a fine closing. 
Ladies and gentlemen, before making my final statement, I would 

like to make two announcements: During the past 2 days, of course, 
we have heard a number of people. Some we have not been able 
to hear, and we have invited them to send us any statements they 
might have or might wish to make. These can be sent directly to the 
Civil Rights Commission, Washington 25, in the District of Co
lumbia. I would also like to say publicly that any of our speakers 
who might wish to correct or amplify or qualify the things that 
they have said in view of further discussion are perfectly free 
to do so. We have, by discussion of the Commissioners present, 
decided not to allow this during the hearing because then we would 
never end and we would get into something in the nature of a 
debate rather than in the nature of a deposition we have been 
looking for. 

The second announcement that I would like to make is that we 
would like to very sincerely-I would particularly like t~thank our 
staff. You folks who have been following this hearing and these 
people here for the past 2 days have no idea of the tremendous 
amount of staff work that goes into the preparation of one of these 
hearings and the devotedness that is required to keep working on 
this type of job, in which you are serving the whole country in 
one of its most basic problems, and yet it is done in a very anony
mous and unselfish way, and I, personally, don't think they print 
enough money to recompense people who devote themselves to this 
kind of work. 

Lastly, I would like to make a final statement, somewhat rem
iniscent perhaps of what I said as this hearing was opened here 
yesterday. 

We came here to New York to learn about a problem that is vex
ing the whole Nation. Thanks to the variety of thoughtful views we 
have heard these past 2 days, we have learned a great deal. We wish 
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to express our thanks to the city and State officials and to all the 
witnesses who have given us such full cooperation. 

At the end of our study of discrimination in housing-and this 
study will go on in all the States-we will submit our findings and 
recommendations to the President and to the Congress of the United 
States. We hope that we can find some ways that might help this 
-country move forward and to progress in achieving the equal pro
tection of the laws as promised by the Constitution, for, as I said 
:at the beginning of this hearing, we are talking here about the 
face of America, now and in the future, and that face must have 
the beauty and dignity and harmony of the Constitution and not 
be the face of slums and discrimination and chaos or, to put it simply, 
equal protection of the laws, like charity, must begin at home and 
in the homes of all Americans. 

The hearing is hereby adjourned. 
CVVhereupon, at 5 p.m., the hearing was adjourned.) 
(The following communications were received for inclusion in 

the record : ) 
WOMEN'S CITY Cum OF NEW YORK, INC., 

New York, N.Y., January 13, 1959. 
CIVIL RIGHTS COMMISSION, 
Washington, D.O. 

GENTLEMEN: The Women's City Club of New York wishes to present for the 
record its views on the problem of discrimination in housing which is to 
be the subject of a 2-day hearing on February 2 and 3. 

This organization has been active in support of the full antidiscrimination 
legislative program in New York State and city which includes laws pro
hibiting discrimination in public housing, publicly assisted housing and in a large 
part of New York City's private housing. 

The need for such legislation was brought most forcefully to our attention 
by special studies that we made on the relocation of families from title I 
sites. It has become clear that the most rundown areas in our cities are 
likely to be those inhabited by minority groups. This is not because the minori
ties as such cause the deterioration but because, being discriminated against, 
they are forced to accept accommodations in limited areas that are usually 
already deteriorating. This overcrowding, coupled with inadequate mainte
nance, ultimately causes irreversible blight of the neighborhood. As a result, 
the worst areas of our cities, which are chosen for slum clearance, are areas 
-Of heavy minority concentration (nationwide about two-thirds of the families 
relocated from title I sites are non-white according to the Housing and Home 
Finance Agency). 

Where have these relocated families gone? Many have had to turn to public 
housing with the unfortunate result that in New York City such housing has 
.become more and more "minority housing." The rebuilding of slum areas 
under title I has never helped these families (either Negro, Puerto Rican, 
-0r white) to the extent that it should, because the homes built on the cleared 
land have turned out to be so expensive that at the outside only 5 percent 
of the families formerly living there could afford the new dwellings. 

A vicious circle has thus emerged: we have actually been tearing down 
slums and blighted neighborhoods only to force many former inhabitants into 
overcrowding other neighborhoods and sending them on the downward spiral. 
To break this circle the housing market must be made generally available 
to all, free of discrimination. As a start, New York City passed legislation 
1in regard to discrimination in Federal housing programs. This was followed 
last year by the passage of a local law prohibiting discrimination in most 
private housing. While experience under this bill is still limited, we know 
<>f many instances where it has worked well. It seems clear to us that an 
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effective attack on the problem requires that city, State, and Federal Govern
ment must each make sure that there is no discrimination in buildings for 
which each is responsible. The Federal Government should play a key role in 
this picture. With its enormous contributions to slum clearance and with its 
vast concern with housing and publicly insured housing, it should set the pattern 
for positive integration. Otherwise the whole slum clearance program is doomed 
to fail. 

Federal law now provides that families relocated from title I sites are 
entitled to "decent, safe, and sanitary dwellings * * * not generally less de
sirable in regard to public utilities and public and commercial facilities and 
at rents or prices within (their} :financial means." It is actually impossible 
to enforce this law while there remains a shortage such as we now have of 
low and middle income housing. In order to carry out the provisions of 
this law we need vigorous action, in both the civil rights field and in the 
area of providing more housing for the entire population. 

A further serious situation in our city is the de facto segregation in our 
schools affecting a majority of our schoolchildren. The basic cause of the 
situation is the residential pattern; it will not be ameliorated until housing 
has become truly integrated.

Sincerely yours, 
(S} Katherine w. Strauss 

Mrs. JEROME L. STRAUSS, 
Presiilent. 

(S} Mrs. Elnior G. Black 
Mrs . .ALGERNON D. BLACK. 

Chairman, Housing anil Relocation Committee. 

CITIZENS' COMMITTEE FOR CHILDREN OF NEW YORK CITY, INC., 

New York, N.Y., January 15, 1959. 
CIVIL RIGHTS 0oMMISSION, 
Washington, D.O. 

GENTLEMEN : We are pleased to encl<ose a copy of our statement issued last year 
in support of a fair housing practices law in New York State. This statement 
outlines our special interst in securing such legislation. 

Discrimination in housing is today the significant civil rights problem in our 
State and in most areas outside of the Deep South. We believe it warrants the 
most serious consideration and action on the part of the Commission /On Civil 
Rights and we would like to help in any way possible. 

The Citizens' Committee for Children has been particularly concerned with the 
effect of discrimination in housing on liow-income families. It contributes to 
family problems and adds to the reasons which often result in separation of chil
dren from their parents and subsequent placement in foster care. Sometimes 
the lack of adequate housing is the sole factor responsible in child placement. The 
dislocation of families caused by public improvements of all kind including urban 
renewal, title I projects and public housing have added to the seriousness of 
housing problems for minority families. For example, when the Community
Service Society was called in to help in the relocation of tenants on the site of a 
new development, they found that all of the families belonging to minority groups 
believed they were unable to find housing because of racial discrimination. They
reported being asked to pay more than the legal rent or to purchase dilapidated 
furniture or to pay for renovation of the apartment. The Community Service 
Society reported : 

"As part of our service, we made it a practice to call landlords on behalf of 
individual clients, to verify facilities and rents. On 23 different occasions the 
landlord seemed interested and discussed the facilities, etc., until we asked 
whether the house was interracial. He then often became evasive and said he 
had already rented or promised the apartment to someone. 

"While a total of 31 families, primarily through the efforts IOf CSS, were helped 
to seek and find private housing, only 16 minority families found private hous
ing, although the minority group constituted 104, or three-quarters of our cases. 
This group therefore, for the most paxt, looked to low-rent public housing as a 
solution to their problems. 
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"A.lthou;;h white families constituted less than one-quarter of our total case
load, they made up almost half of the total number of families that went to 
private housing." 1 

Case record after case record on children referred for placement highlight the 
problem. In another recent study of children in 100 families placed in temporary 
foster care, it was found that for 3!) children, homemaker service could have 
helped keep the family intact, but the housing was either too deteriorated for a 
homemaker to live in, or the family was being evicted and unable to find new 
housing. 

The very difficult problems being met by the school system in New York 
City regarding- segregation a rise primarily beca use there is segregation in 
housing. Since the schools reflect the housing pattern and since unfortunately 
we still have so much segrega ted housing, the schools in those areas continue 
to remain segregated. In every area in which we as a Committee for Children 
work-education, health, mental health, juvenile delinquency, and recreation
the efTects of discrimination in housing contribute to the magnitude of th e prob
lems. Specific da ta in every area as to the ill effects of such discrimination 
are available. 

Kew York City is now well embarked in implementing its fair housing prac
tices law. Full compliance with the law will , of course, take much time e1·en 
though the City Commission on Intergroup Relations is developing a sound 
educational program to accompany law enforcement. However, since the law 
does not a pply to suburban regions, we believe that a State la w is essential. 

The situation here and elsewhere calls for an aggressiYe, purposeful policy 
and administration on the part of all government uni ts, Federal, Sta te, and 
city, as well as an educational program to be carried out by F ederal agencies 
in connection with their responsibilities. Such programs must reach not only 
property owners and builders, but lending institutions which are so important 
in setting the requirements for financing of private housing. 

Yours truly, 
ROMA GA K S , 

Chairman, Boanl of Directors. 

MEMORANDU:U IN S UPPOrtT OF FAm HOUSING PRACTICES BILLS 

We urge you to take immediate action to pass these bills amending the execu
tive law to prohibit racial and religious discrimination in multiple dwellings 
and in the sale of homes in developments of 10 or more dwellings. This 
State has taken important steps to assure equality of opportunity in employment 
and education for all, regardless of race, creecl, or color. We have so far 
limited our concern with fair housing practices to public and publicly assisted 
housing. As a result, the purpose of past legislation has been defeated, for in 
neglecting private housing we have createcl new ghettos, have perpetuated the 
de facto discrimination in education and have reflected the segregated living 
pattern in some continued segregation of employment. As an organization par
ticularly concernecl with children's welfare, we would like to point out here 
some of the results of this forced ghetto li,ing to children and their families. 

One of the most obvious results of segregation is the squeezing of minority 
groups into old and deteriorated neighborhoods, into buildings that are beyond 
repair, and into rooms without minimum facilities for privacy and cleanliness. 
There is ample evidence in the last census to show the extent to which minority 
groups are forced to live in substandard housing and overcrowded conditions at 
exorbitant rentals. One example, from another source, is the fact that of 1,300 
New York City public assistance families with 4 or more persons (including 
children) living in 1 furnished room, only 11 families were white. 

As a result of such forced substandard living conditions, every part of family 
stability is threatened. Everyday stresses and strains are magnified and con
tribute to family breakup, children are thrown to the streets for unsupervised 
play, and the city and State pay for the social consequences. They pay not only 
for the loss of constructive citizens; they pay also for the expensive services 
needed when the family breakdown is complete. Here are two exa mples of 
what happens: 

A newborn baby was left in a hospital ward for 8 months because the 1iarents, 
Negroes, both recuperating from TB, could find only one furni shed room for 
their family. The doctor would not permit this baby or the older sister, Ii \"ing 

1 "Not Without Hope, A Report and Recommendntlons on Family R elocation ," Com
mltte on Hou sing, Community SerY!c e Society of New York, March HJ58. 
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in a temporary foster home ( a t public expense ), to be returned to their parents 
until larger and more healthful living quarters ,-vere found. 

A young mother was unable to cope with the care of fi,e children in three 
basement rooms while she was on convalescent care from a State menta l hos
pital. The doctors had every hope that in resuming her responsibili ty and with 
eontinued clinic trea tment she would be helped to final recoH~ry. T he father 
cut short his working hours (and income ) to help. Beca use this was a :\"egro 
family, no other apartment which was large enough or with adequate hea lth 
and sanitary facilities could be found, even through the combined efforts of fi,e 
public and priva te social agencies. 'l'he mother's health soon broke down again 
and the five children were a ll placed in foster care at public expense. 

At the same time that housing problems contribute to family breakdown, the 
fos ter homes needed for dependent children are increasingly difficult to finc.l for 
the same reasons. Dwellings in areas where Negroes and Puerto Rica ns a re 
permitted to live are too often so bad tha t they do not meet sanitary code re
quirements for licensing as foster homes. 

Thus the Negro and Puerto Rican children remain in temporary shelters for 
months- even years-while the white children are placed more r apidly. Out 
of 47 babies awaiting placement in city hospitals on J a nuary 1, 1957, 12 chil
dren-all l\'egro--had to wa it over 1 year for placement. 

Out of 250 cllildren awaiting placement in Children's Center over 90 days, 
222 were Negro or Puerto Rican. These a re only a few examples of a ituat ion 
particularly destructive for children-a situation wllich the Metcalf-Ba ker bills 
would llelp remedy. 

NEW YORK, N.Y., January 30, 1959 . 
FEDERAL CIVIL RIGHTS COMMISSION, 
New Yo,-/c, N.Y. 

GENTLEMEN: A story in the January 29 issue of the New York Times reports 
that the Protestant Council of the City of i\'ew York proposes a la rge increase 
in public housing, thus inferring that a ll Protestants and a ll membe r-ch urches 
of the council fa,or such a socia lis tic program. I am not prote.·ting the story, 
bnt I <.lo object to the impression tha t such a stand represents the feelings of 
all members of the Protestant Council. 'l'llis as fur from the case. 

As a Lutheran a nd as a member of a congrega tion belonging to the council, 
I question the authority of the Chris tian Social Relations Department to make 
s uch a proposal since it is not speaking for ma ny of the members making up 
tile co uncil. The ownership and opera ting of housing by the Government ca n 
be defined in no other way than socialism, which is abhorred by the rns t major
ity of American citizens. 

Virtually eYery city has its destitute people a nd its slums and blight. H ow
ever, public housing is not the answer to either of these problems. 

One of the most effective ways of providing the necessity of housing fo r the 
destitute is that of rent certifica tes by welfare agencies, with ac.lequate pro
vision to make sure that the d,-vellings meet loca l laws pertaining to health. 
safety, and sanitation. Such a program is under way in many la rge cities but 
is oftent imes opposed at the local le,·el because it requires more effort than to 
reach out to Wa. hington fo r a Federal handout. 

A second solution is low-cost private housing, such as tha t ·1yhich is under 
\Vay under section 221 of the Federa l Housing Administration program. i\'ea rly 
200 cities a re tak ing adrnn tage of this prirnte enterprise way of proYi<ling new 
and rehabilita ted hou ing for low-income group , and fami ly units im·olYed 
under section 221 had reached the total of 90,000 at the end of 19::iS. '!'his pro
gram is just now getting into high gea r, a nd many expert ba Ye predicted in
creasingly notable accomplishments to relocate fam ilies displaced by slum 
clearance of other goYerumenta l acti,ity. 

The new concept of urban renewal which is being embraced by more and more 
cities places emphasis on the consen·ation, as opposed to the bulldozer app roach, 
in ridding cities of slums and blight. In other word s, the experts are coming 
to realize that more fam il ies of low income ca n be sen ·ed wi th the fu nds a ,·a U
able by saYing a nd rehabilita ting sound bu ildings and des troy ing only those 
which are unsa lrnble than by ra zing completely seYeral blocks and then con
s tructing ex pensi,e public housing wh ich is rented at subma rket le,els to fam
ili ties within specified income categories without necessa rily ser ving the destitute 
and lowest-income groups. 
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My basic point, however , is this: On such a controvers ial issue, I do not 
think the Protestant Council of the City of New York has the right to espouse 
an increase in socialized public housing since such a proposal does not reflect, 
by any means, the solution espoused by many members and member-churches 
of the co uncil, a ll of whom nre cogniznnt of the problems ot' the dP~titute nnd 
the slums. I make this s tatement so that the weight of its presentation to 
the Federal Civil Rights Commission will be recognized for what it is-a ques
tionabl e opinion of a questi onable nu mber of member .. 

I nm n tru~tee .inrl fo1·mer president 0 f St. Paurs EvangPlicnl Lnthernn Church 
at Parkchester, Bronx, and have served as president of the Lutheran Society of 
New York. 

Sincerely yours, 
HENRY. G. WALTEMAD0. 

FEBRUARY. 3, 1959. 
To : Dr. J ohn A. Hirnnah , Chairman, CiYil Rights Commission. 
From: Thumns L. Roberts, chn irmnn , New York Conrn1ittee of Racial Equal ity; 

Gordon R. Carey, acting executive secretary, Congres,; of Ra cial Equality. 

STATEMENT OF THE NEW YORK Co~nfITTEE OF RACIAL EQUALITY AND TIIE CONGRESS 
OF RACIAL EQ UALITY TO THE U.S. CIVIL RIGHTS CO~lMISSION 

The New York Committee of Racial Equality, otherwise known as 'ew York 
CORE. a n affilia te of the national Congress of Racial Equality, a lso known as 
COHE. i,; n l0<·nl. ,·olnnteer c iYi c orgnniaztion declicated to the Pliminat ion of 
rucinl discrimination and segregation from all phases of American life by direct, 
nonvi olent act ion. 

Accordi ngly, we welcome this opportunity to submit to the Civil Rights Com
mission an expression of our views on the evils of discrimination and segregation 
in housing. 

Racial prejudice and discrimination, enforced and perpetuated by involuntary 
physical segregation, represent the greatest failure of American democracy. 
This is parti cularly so in the area of housing. 

A recent repor t by a private Commission on R ace and Housing, based upon a 
3-year survey of the housing problems of racial and ethnic minorities, disclosed 
that 27 million Americans, nearly one-sixth of the United States population, were 
r estricted in their opportunities to find hou ing and live in neighborhoods or 
their choice because of their race, color, or ethnic origin. (See the Kew York 
Times, November 10, 1958, pp. 1 and 32.) Thus one-sixth of our total popu la
tion is res tricted in its opportunity to satisfy the basic human need for shelter. 

The need for eliminating segregation in housing has been clearly demon
strated by the accumulated litera ture on the subj ect. The New York Com
mittee of Racial Equality and the Congress of R acial Equality call upon the 
F PrlPra l Government to take certain definite s teps to purge our national life 
of this evil. 

·we recom mend legi~lati0n as a most effective imrr.ediate instrument for 
achieving this goal. Such legislation is authorized by the second section of 
th e 13th amendment to the Constitution and should be enacted by Congress to 
effectuate the pu rposes of the a mendment. 

T o dat0, howeYer , the only speeific Federa l legislation applicable to housing 
and implementing the 13th amendment was enacted in 1866. 

The F Pderal ciYil rights law (originally Civil Ri ghts Act of 1866) provide,;: 
"All citi zens of the United States sha ll have the same right in eYery Sta te 

and Territory, as is enjoyed by white citizens thereof to inherit, purchase, lease, 
sell , hold. and convey rea l and personal property." Act of April 9, 1866, c. 31, 
Sec. 1 (R.S. 1978 ), 8 U.S.C.A. 42 (14 Stat. 27), now 42 U.S.C.A. 1982. 

Thi s statute shou ld be replaced by more comprehensive legislation prohibiting 
discrimina tion beca use of r ace, color, or ethnic origin in all housing-private, 
public, and publicly assisted. 

NEW YORK, N. Y., February.,, 195.9. 
Dean GEORGE M. JOHNSON, 
Commission on Civil Rights, 
Washington, D.C. 

DEAR DF.AN JOHNSON: I would like to have you call to the attention of the 
Commission an aspect of this problem of segregated housing that I do not feel 
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has been adequately brought out at your .two hearings in New York City and that 
is the responsibility of gove=ental programs in causing additional segre
gation in housing. I am referring particularly to the slum clearance program. 

In New York City we have perhaps the most enlightened laws in the country 
with regard to the elimination of discrimination in obtaining housing accom
modations. However, we do have a tremendous housing shortage particularly 
in the low income. and low middle income category of housing and the result 
is that all of these laws in practice are not as good sounding as they are in 
principle. 

We have a requirement in our Utle I Law to relocate families according to 
centain standards but the New York City standards which have been approved
by the Federal Government do not in any way alleviate the problem causing 
segregated housing. The standards are •that the buildings to which the people 
are relocated to must be: 

1. Structurally sound. 
2. Have central heaiting and hot water. 
3. Kitchen facilities. 
4.• A private bath and toilet. 
5. A window in each room. 
6. No overcrowding. 
There are no requirements with regard to decency of neighborhood or the 

safety or sanitary condition of the neighborhood to which people are relocated 
to. The result of this is that many people coming from slum sites (and I am 
referring primarily to Puerto Ricans and Negroes) which are in effect inte
grated neighborhoods, are relocated into neighborhoods of the city which are 
segregated areas. 

The fact that we have eliminated by law last year discrimination in private 
housing has not meant a thing because essentially the housing market is so 
tight that landlords can easily find tenants coming from what he may consider 
more desirable groups, namely white, and so rent his apartments when they 
become vacant very quickly without running into any official charges of dis
crimination in housing. 

When you grant a priority to a .tenant to return to the site of the slum 
clearance project as the law does and he does not have the economic means 
to do so, you are in fact granting him nothing at all. 

When you 'build on title I sites luxury housing with a general provision that 
there is to be no discrimination but the overwhelming majority of Negroes 
and Puerto Ricans cannot afford that housing, you get the segregated housing 
in the economically favored racial group without having to resort officially to 
discrimination. 

An investiga,tion should be made as to the racial composition of people going 
into title I housing in the city of New York as against the racial composition 
of those same areas prior to the title I project.

It is also unfortunate that even in the more enlightened urban renewal 
project scheduled for 87th to 97th Streets from Central Park West to Amster-· 
dam Avenue, the bulk of the families that will be removed from tha,t area are 
the economically underprivileged Puerto Ricans and Negroes. It is sad to state 
that many of them will undoubtedly go into segregated slum 1areas in no way 
superior if not inferior to ,the integrated area from whence they came. 

I would, therefore, like to recommend that your Commission go on record 
favoring certain changes in the title I Law and I propose the following: 

1. That no slum clearance project be approved unless as part and parcel of 
the project plan where new housing is contemplated, there be new housing built 
for the residents of that slum area within their economic means in a desirable 
location (not necessarily on the previous site). 

2. That no title I slum clearance project be approved unless adequate provisions 
be provided to relocate the former slum dweller not only into so-called decent, 
safe, and sanitary houses but into areas that are decent, safe, and sanitary as 
well. 

I have one further thought and that iu that you recommend legislation which 
will be primarily concerned with the improvement of housing for those human 
beings living in slum dwellings or under slum conditions. Every· gove=ental 
program is basically geared to buildings and not people. It is my opinion that a 
reversal of this trend is necessary so that when we approach an area which is. 
deteriorating in nature that a planned program be entered into which would 
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improve the housing for the people of those a reas and not just destroy the unsat
i sfactory housing they have without a planned program specifi cally to better their 
housing. 

I would appreciate an acknowledgement of this communication from the 
-Commission. 

Very cordially yours, 
HARRIS L. PRESENT , 

Chairman, Neto Yo-rk, CUy Council on Housing R elocation Practices. 

(Information on the Mortgage Facilities Corp. referred to in testi
mony by Mr. Charles Abrams, above: ) 

O FFI CIAL BROCHURE OF TIIE l\lORTGAGE FACILITI ES ConP. 

ORIGIN OF THE MORTGAGE FACILITIES CORP. 

The corporation was brought into conclition:.il being by the leg-islative action, 
sponsored by Senator J ames L. Watson and Assemblyman l\lelville Abrams, which 
resulted in the passage of chapter 564 of the Public Laws of l!)G6, known as the 
Mortgage Facilities Corporation Act, which became effective on April 13, 1956. 

The cond itional f eatures of the legislation were the requirements that not less 
than 10 banking or insurance institutions become members and that not Le~ than 
:$100,000 of capital funds be realized by the sale of capital stock by the da te of 
J'une 1, Hl57. F ailing to meet either condition, the corporation \\'Ould have 
automatically expired ; upon attaining the objectives, the corporati on was 
endowed with life in perpetuity. 

Ou October 17, 19G6, Gov. Averell H a rriman appointed a temporary boa rd of 
-directors consisting of the following: 

llon. Leffert Ho! :,: 
(then superintendent of insurance ) 

R ichard A. Brennan Raymond T. O'Keefe 
Norman Carpenter James J. Rooney 
Charles R. Diebold Andrew S. Roscoe 
Horace C. Flani ;:rn n Arthur J. Smyth 
Cha rles W . V. l\lea res Robert W. SJ)a rks 
Warner H. l\Iendel Hope R. Stevens 

Mr. Hol z was elected chairman of the temporary board, Mr. Carpenter as 
secretary and Mr. Flanigan as treasurer and the driYe for members and capital 
stock s ubscription was under way. 

On April 15, 1057, the goals of membership and capital requirement bad been 
reached and the corporation was then legally activated. 

Ou l\lay 13, 1057, at the first annual meeting of the corporation , the resul ts were 
made known to the members and stockholders and, at the first election of perma
nent directors and officers, Mr. H olz was elected chairman and president, Mr. 
Carpenter as secretary and Mr. Flanigan as treasurer, constituting the three 
officers of the corporation. They, together with the r emaining 10 members of 
the ten1porary board, were unanimously elected to serYe as the permanent board 
of cl irectors fo r the ensu ing year. 

Coun sel was officially ret:1 iued and · the bylaws of the corporal ion were deYel
oped and sub equently adopted. 

On August 15, Henry A. Da rius was appointed executive director and, during 
the period August 15 to October 14, 1957, the corJ)oration perfected the operating 
procedure and equipment required to service loa n applications. On ti.le latter 
date, your l\IFC \\'U S actively in business, with :;:;:;,:~53,7S3 of the $25,000,000 per
mitted by Jaw, pletlged by 31 insti tutiona l members, ava ilable for first mortgage 
loans on properties located in areas in which this additi onal mortgage cred it was 
so badly needed. 

PURPOSE 

The Mortgage Facilities Corp. was conceived to facilitate an improved flow 
of mortgage credit to distressed urban areas throughout the State; where blight, 
deterioration, or overcrowding- is deemed to ex ist. 

The corporation's primary undertaking is in the field of urban renewal, to the 
extent it can contribute to the fight against blight by making available mortgage 
funds for loan on properties which will be, or have been rehabilitated, in areas 
generally considered to be substandard. 

https://conclition:.il
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Our number one target is the creation of improved and/or additional housing. 
either by economically sound rehabilitation or new construction, in deteriorating 
urban areas throughout the State. 

We are equally concerned with the welfare of any responsible owner of 'l'l"ell
main1 ained residential real property who is unable to secure an economically 
sound first mortgage loan because of the location of the property. MFC bas now 
put to rest the thought that any owner need stand in jeopardy of losing the 
property, or having to resort to the unconscionable demands of a loan-shark, 
because of race, color, creed , or location of the real estate. 

Our interest in loans for the purpose of refinancing or consolidating existing 
indebtedness is confined to cases wherein distress and urgency prevail. We are 
not a lender of convenience and, therefore, do not act favorably on applications 
made for the purpose of lightening charges so as to improve the return on equity. 

The corporation was not created to trade position with an existing mortgagee, 
particularly where the maturity of the obligation is at some distant elate, but 
rather to lend its aid, whenever possible, where loss of property could be con
strued to be imminent beca use the bolder of the lien refused to extend and, after 
reasonable efforts had been applied, no other source could be found to refinance 
the loan in an economically sound amount. 

Financing purchasers of residential property is also a function of MFC. 
Except in so-called tight money periods, it is our opinion that adequate funds 
are made available by existing insti tutional lenders to meet the needs of respon
sible purchasers of well-maintained residential real estate in almost all areas. 
However, it is possible for a prospective purchaser to encounter difficulty in ob
taining financing at any time, due to a single situation, or a combination of things 
adversely affecting the location of the property. That is where l\ll~C comes in. 
We are not in competition with the institutional funds available to you, but 
when such funds are not available, because of the location of the property, we 
will endeavor to be of help. 

IS THE MFC MORTGAGE DIFFERENT FROM OTHERS? 

It is in two important respects: (1) The collection monthly of an accrual for 
the preservation and restoration of the real property; and (2) the prohibition 
against creating any junior lien, charge or encumbrance affecting the real prop
erty without the prior written consent of the holder of the first mortgage. 

In respect to the Reserve for Replacements, it is a fund which the owner 
accumulates in the custody of the mortgagee expressly for the purpose of meet
ing extraordinary maintenance or replacement expense, such as boiler, burner, 
roof, violations, etc., not for hall-painting or apartment redecoration. It can 
be released from time to time to meet, or help meet an emergency situation which 
the owner is financially unable to correct without the aid of the accumulated 
reserves upon application to and approval by the holder of the first mortgage. 

The requirement that the prior written consent of the holder of the first mort
gage be obtained in advance of creating a junior lien or encumbrance is a deter
rent to purchasing for speculation, as a sale involving the taking back of a second 
mortgage or multiple junior liens should be revealed to us by a change in fire 
insurance policy endorsement and, in such a case, we would be able to take appro
priate action. It is difficult to conceive of approval being withheld in the case of 
a bona-fide sale by an owner who, for any reason, found it necessa ry or expedi
ent to sell tile property and who would be damaged by our refusal to permit sa id 
owner to accept a purchase money second mortgage as part of the consideration, 
providing the element of speculation was clearly absent. 

In severa l minor respects the MFC mortgage might be considered different. 
If you have, or had a mortgage which is payable quarterly, ours is different. 
Similarly, if your amortization is, or was calculated as a fixed percentage of the 
original principal, nonconstant, then ours is different. 

Our loans are repaid on a monthly, constant-payment plan, which gives you 
debt-free ownership of your property at the maturity of the loan. As your 
constant payments are applied to decreasing principal, with interest only on the 
outstanding balances, amortization increases in relation to the monthly reduc
tion in interest payments. 

In addition to the monthly collection of interest and principal, we also accrue 
one-twelfth of the estimated annual real estate taxes, one-twelfth of the esti
mated annual sewer and water charges (if a lien), one-thirty-sixth of a 3-year 
policy of fire insurance, with extended coverage, and one-twelfth of 2 percent of 
the original principal disbursed as a reserve for replacements. 



435 

WHEN PAYMENTS ARE DUE 

Your all-inclusive mortgage payment is due on the first day of the month. A 
generous grace period is provided to meet the situation of being unable to make 
the payment on the lixed due da te, but after the 15th of the month the payment 
is overdue and a service, or late charge is assessed for the special handling in
volved. No profit accrues to the corporation from the assessment of the late 
charges, as the work involved in restoring such technical delinquencies to "first 
of the month good standing" cannot be compensated for by the 6 percent of 
principal payment assessment. As there is no credit reference superior to that 
of your mortgagee, every effort should be applied to creating a good record of 
making payments when due. 

lliA..'\'.IMUl\1 TERM AND LOAN RATIO 

We are restricted to a maximum term of repayment of twenty (20) years and, 
.at this writing, a re reserving said maximum term for complete rehabilitation, 
new construction or home-purchaser loans. 

The law also specifiies that the corporation may not grant a conventional first 
mortgage loan in excess of 80 percent of its appraisal and, at this writing, we are 
reserving said maximum ratio loan for complete rehabilitation, new construction 
-Or home-purchaser loans. 

As we do not refinance existing indebtedness in excess of the outstanding 
balance, save only where such excess would be used in its entirety for the purpose 
of rehabilitation, refinancing loans have ranged from 60 percent to 70 percent 
of our appraisal, with term of repayment ranging from 10 to 15 years. 

LOAN STA N DARDS 

The corporation is required to determine that-
1. Each loan is economically sound ; 
2. Prudent mortgage lending practices have been adhered to in the pro

cessing of the application; 
3. 'l'be property under consideration has, or will have a central beating 

system of a type and in a condition satisfactory to the corp-oration; 
4. The property under consideration is, or out of the loan proceeds will be 

in a physical condition satisfactory to the corporation; and 
fi. The property under consideration is free of violations of record, as of 

the date of closing, or that violations of record, as of said elate, will be 
removed out of the loan proceeds. 

IF YOU RECEIVE A TAX BILL 

To avoid penalities imposed by the local tax authorities, it is important that 
you forward immediately to us any bill you receive for real estate tax, as
sessment or water/sewer charges. As our servicing department, or agent, makes 
the payments on account of all such items (other than assessments we have not 
been informed of) out of your escrow deposits, it is in your interest that payment 
of such items be made on time, in order to avoid a penalty or interest charge 
being imposed by the taxing authorities. 

BEFORE YOUR FIRE INSURANCE EXPIRES 

It is imperative that the renewal of any policy of fire or other hazard insur
ance, in effect or taken out at the time of the loan closing, be in the hands of our 
insurance department, or our servicing agent at least 15 days prior to expiration, 
together with your written authorization designating the broker to place such 
renewa l coverage. 

Many things can change the relationship between the broker placing, or 
servicing, the original insurance policy and yourself during the 3-year life of the 
coverage, and confusion results when the original broker automatically renews, 
without express authorization, and duplica te coverage is submitted by a broker 
subsequently engaged to place the renewal. To avoid this confusion, and the 
necessity of placing the insurance direct, it is most important that you give written 
authori;r,ation to your broker and that the same be received by us, together with 
the renewal policy, or policies at least 15 days prior to the expiration date. 

ASSESSED VALUATION 

It is likely that there are as many cases of temporary underassessment as 
overassessment, at any given time, in any given municipality. It, therefore, 
behooves a purchaser to closely examine the assessed valuation in relation to the 
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prior sa'le, in ;the ease of existing eonstruction, and ito thlnk in terms of the per
centage increase in taxes whlch could result from a purchase today ait a 
substantially higher price. 

In rthe case of new construction and/or ·substantial rehabilitation, in most 
cases, the full assessment ma:v n:ot have been levied! and only land, or land and 
pru::t building represents the ,temporary aissessed valuation. A yeax hence, the 
picture will have become more realistic when the full assessment has been levied 
and reserves will have had to be accumulated to meet such increase in taxes. 

The corporaition is not m a position to be of help with rega,rd to your assess
ment. If you feel your assessment is excessive, you may file a protest with your 
local tax office. 

Ce11tain valuable concessions :are granted to veter.ans and rthese should be 
expl'ored with your local tax ioffice by _.any former member of rthe Armed Forces 
eligible for -such benefits. 

ROW TO AJ!PLY 

Any owner or prospective purchaser is encouraged to apply directly to us. 
The inquiries of •attorneys, licensed real-estate brokers and 'builders are also 

welcomed. 
Application may be made in person, -or by mail ·and the corporation's mall 

address ·and telephone number •are shown on the covers. 
Inquiries made ,in person,, or by phone permit us to acquire certain preliminary

inf9rm:ation prior to the filing of the application. In making inquiry by mall, 
please indicate-

(a,) ~f you are the owner, :applicant (if a purchas_er) qr agent ('attorney 
or •broker) ; 

(b) Whether rthe property is ·a 1, 2, legal 3, 4, or multifamily dwelling; 
and 

(o) Whether application is being made to refinance any junior lien created 
subsequent to April 12, 1956. 

Following your initial inquiry, we will be pleased to forward our application 
form to you. On multifamily applications, a 12-month income and e:-qiense 
statement must accompany the completed application when the same is returned 
to us. • 

ConsideraJble time can ibe lost in processing 'll.Il appli:cation which has ·been 
supplied in. insufficient detail. We can best help you if you will observe the 
request to answer all questions pertinent to the subject· property, as well as 
those relating to your financial responsibility. 

There is no charge made for our services until ·a loan bas ·been approved by 
our board of directors. We then eollect 2 percent of the approved loan as a 
commitment fee which is applied to the corporation's service charge, if the loan 
closes as approved.

To the point of eommitment, rthe owner ·or applicant would encounter on'ly 
one expense. The ·corporation requires to ·be furnished with an -outside sub
stantiating appraisal and, on many occasions, it is deemed advisable for the 
same to 'be supplied by the :applicant prior to presenting the -application to the 
board. The ·applicant pays -all expenses in eonnection with the mortgage ·clos
ing and we assure you that every effort is made to save wherever possible. 
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The Commission met in the Aldermanic Chamber of the City Hall, 
Atlanta, Ga., at 9 a.m., Friday, April 10, Hl59, Dr. John A. Hannah, 
Chairman of the Commission, presiding. 

Present: John A. Hannah, chairman; Robert G. Storey, vice chair
man; and Doy le E. Carlton, commissioner. 

Also present: Gordon M. Tiffany, staff director; George M. John
son, director, office of Laws, Plans, and Research; Mrs. Carol R. Arth, 
executive secretary; Harris L. Wofford, legal assistant to Commis
sioner Hesburgh; Eugene R. Jackson, legal assistant to the late Com
missioner J. Ernest "Wilkins; Burton Stevenson, legal assistant to 
Commissioner Carlton; and Dr. Robert S. Rankin, consultant. 

PROCEEDINGS 

Chairman HANNAH. Ladies and gentlemen, this hearing will now 
come to order. This is a hearing by a duly constituted subcommittee 
of the Commission on Civil Rights. I am John Hannah, Chairman 
of the Commission. First I would like to introduce my colleagues. 
On my left is Robert Storey, Vice Chairman of the Commission, who 
is Dean of the Southern Methodist University Law School. On my 
right is Commissioner member Doy le Carlton, former Governor of 
Florida. 

Next we have some of the members of our State Advisory Com
mittee from Georgia who will be with us today, and we will wait 
until more of them come, and we will introduce them later on in the 
day. There may be members from other advisory committees from 
other States in this section of the country. Later on in the day we 
will present them as they arrive. 

I would also like to introduce Dean George M. Johnson, who is 
Director of our Office of Laws, Plans, and Research, and who was 
recently nominated by President Eisenhower to succeed the late J. 
Ernest Wilkins as a member of this Commission, but who is con
tinuing to head our legal division pending confirmation by the Sen
ate. Dean Johnson was formerly Dean of the Law School of Howard 
University. 

This hearing is being held as part of the Commission's nationwide 
study of problems of equal protection of the laws under the Con-
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stitution. Early in our deliberations we decided that the three princi
pal fields for inquiry and study would be voting rights-that is ex
plicitly assigned to us by the legislation that creates the Commission
and then public education and housing. We are here today to study 
and collect information on the problem of housing. A similar hear
ing was held in New York City on February 2 and 3, and other 
housing hearings will be held later in Chicago and in Los Angeles. 

In order to save time and get down to business promptly, I want 
to turn the chair over to Governor Carlton, who, at the request of 
all the members of the Commission, will conduct this hearing. Dean 
Storey presided at our voting hearing in Montgomery; Father Hes
burgh-who will be in later today-was responsible for conducting 
the housing hearing in New York; and I presided over the educa
tional hearing in Nashville, and we are asking Governor Carlton to 
preside over this hearing today. Governor Carlton, will you take 
over. 

(Commissioner Carlton assumed the chair at this point.) 
Commissioner CARLTON. Thank you, Dr. Hannah. 
As Dr. Hannah has suggested, we are here to study a complex prob

lem that concerns and vexes the whole country. It so happens that 
this Commission is the first agency ever established by Congress to 
think about some of the legal, human, and practical problems in
volved in the constitutional requirement of equal protection of the 
laws. As a bipartisan Commission, set up with three members from 
the South and three from the North, I can assure you we come with 
no preconceived solutions. Nor are we here in any sense to try to 
adjudicate any specific situation. The Commission has no power to 
enforce laws or to correct any individual wrong. Our assignment 
is to submit a report, with our findings and recommendations, to 
the President and the Congress by this coming September 9. So 
we are here to learn and to try to gain some understanding from 
your experience of a nationwide problem. 

We have received no complaints from Atlanta. The hearing is 
being held not to find fault, but to assess the minority housing prob
lem here in this great southern city-to see what measures have been 
helpful and successful in Atlanta and what areas are still unsolved. 
Let me assure you that the Commission is particularly interested in 
the progress to report. W e hope that the facts found through these 
hearings will be of use to other committees concerned with the same 
problems. W e know that the questions involved in our housing study 
are many and complicated. But before we can appraise F ederal 
laws and policies on housing in terms of the constitutional objective, 
we must understand the actual housing situation of minori ty groups 
throughout the country. To do this the Commission has been con-
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ducting field surveys in a number of cities, and it has asked the State 
advisory committees now established in 46 States to assist by giving 
it their findings and recommendations concerning the housing situa
tion in their States. In addition, in order to get the full est picture 
possible in a short time we decided to hear firsthand testimony in 
different parts of the country. We know the problem differs greatly 
in various regions. Each section has its own problem. We hope 
that by going to New York, Atlanta, Chicago, and Los Angeles we 
will begin to get an accurate and balanced picture. 

We have invited testimony on a number of specific questions which 
are available here for any observer. We do not necessarily expect 
each witness to touch on all of them. We are grateful to the public 
officials, business and civic leaders who are cooperating in this hear
ing. vVe know that there are many other experts, leaders, and 
organizations concerned with this question whom time does not per
mit us to hear through oral testimony. We invite any others who 
believe they have pertinent views on the questions raised here to 
submit their views to us in writing. 

Our procedure will be quite simple. Mr. Tiffany, over here to 
the right, the staff director, will present the witnesses. The oral 
statement of the witnesses will be followed by a period for questions. 
To hear everyone we will need to keep to the t ime schedule given to 
each witness. We will, as a favor to the witnesses testifying, give 
2 minutes of warning before the time limit. That doesn't neces
sarily bind the witness, but we hope that for the sake of saving time 
it will be respected as far as possible. 

At the conclusion there will be questions asked by various mem
bers of the Commission, and then, too, questions will be open for the 
Advisory Committee, such questions as the members of the Advisory 
Committee may see fit to ask. 

Now, it is my pleasure to present to you the mayor of your city, 
and I wish first to express our gratitude for his courtesy in making 
available this fine section, his fine service, and for the hospitality 
already extended. 

As a matter of fact, we look forward this afternoon, Mayor Harts
field, to seeing parts of your city such as will be possible. We will be 
delighted to hear from you now, Mayor Hartsfield. 

TESTIMONY OF MAYOR WILLIAM B. HARTSFIELD, ATLANTA, GA. 

Mayor HARTSFIELD. Mr. Chairman, first let me express to you the 
official welcome of the city of Atlanta to this organization and to say 
to you that any record that we have is at your disposal, and if the wit
nesses for you are not sufficient, as any other information, we stand 
ready to furnish it or to try to furni sh it. 



442 

I think it is important that you know a little something about 
Atlanta and the makeup of the to,,n. This is a great crossroads city 
here in the South. I think there are 4,000 branch offices in it. It is a 
great center of education, both white and Negro, with probably the 
largest number of Negro colleges and universities of any city in the 
country. It is a great governmental town, a little Washington, with 
17,000 people here working for the Federal Government. It is a great 
financial center and medical center, and the sum total of those and 
other things similar gives us a very fine, large, well educated white 
collar class of people. That is said with no intentions to divide or 
make insidious comparison, but that is a large number of educated 
people, let us say, which has its effect on the conduct of the town 
and likewise has its effect on race relations. The race relations in 
Atlanta are uniformly good, and I describe it that way because 
race relations to me goes up with education and down with lack of 
education. 

This city has been keenly aware for many years of the necessity of 
good housing for people, both white and Negro. Atlanta was one of 
the first cities in the Nation to build any public housing. I think 
it was during the Roosevelt regime when the first public housing 
organization was set up under Secretary Ickes, and Atlanta was one 
of the first, and here on Teakwood Drive is the first public housing 
built in the Nation, and we have been keenly aware of it. 

However, we do not look on public housing as the sole answer, and 
we do not think it would be good to place total reliance on public 
housing. '\¥e have tried to encourage better housing through other 
means. We have tried to improve the lot of the Negro citizen. The 
policy of this administration has been to give all of our citizens the 
benefits of good service to the citizen, good paving, water, sewerage, 
extra lights, traffic, and all those things, zoning, planning, that go to 
make good housing all over the city, regardless of the color of the 
individual. 

Now, we have made a lot of progress. Admittedly we have a long 
,rnys to go, but I think the great important thing about this whole 
question is good will and fairly close liaison. "When you have those 
two things, you are going to have progress. It may be slow in one 
place, a little faster in another, but always there will be progress, and 
I have often said to my Kegro citizens, the important thing is the 
direction in which we are moving and not always the speed with 
which we are moving. We must always move in the right direction. 
Maybe we don't move as fast as you would like, but as long as we 
are moving in the right direction, give us "A" for effort. 

Some of you gentlemen have been interested in what is known as 
the West Side Mutual Development Committee. This committee was 

.set up in what we call a tension area. Atlanta, like all other cities-
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many cities in the South and many cities in the North have had 
racial tension. I think basically it stems out of the fact that the 
Negro land area is always restricted, and everywhere is available to 
the white citizen and not always to the Negro citizen. He is restricted 
mostly to the secondhand house in the old city. I think that you find 
that in almost any city where there is a large Negro population. If 
you don't do something about it or help them to move, the white man 
will wind up in the suburbs and the Negro will wind up in the center 
of the old city with the old housing, secondhand housing. 

Now, some of that is true in Atlanta, and that Negro land area, 
restricted land area, grows, enlarges, as he must have more housing, 
painfully, a block at a time, across the street, up the street, with a 
lot of tension along with it. vVe have had tension here. I hope there 
has been less than other places, but we have had it. vVe have had a 
few cases of violence, but this was a tension area in West End. 

Now, West End has several Negro universities, and out there the 
white citizen always feels under some kind of a threat, and I had 
had come to my office many committees, Negro citizens and white 
citizens, and I never could get anywhere. Always the white commit
tee would say, "Just don't move in my section," and the Negro com
mitee would say, "Well, where will we movei" 

"We don't know; just don't move in our section." That was 
usually the end of the conference. 

Finally it dawned on me two things. One was that we would have 
to get some sort of committee on both sides working together, and 
secondly, it would have to be the type of committee that lived with 
the problem. I early learned that you can't settle those things with 
a committee from the other side of town. The white man who lives 
in that section will instantly say, "Oh, you come from a very fine 
suburb out here. You don't have any trouble. Who are you to 
settle my problem 1" 

I learned it would have to be settled with people on that side of 
town. You have to find the best that you have in that section and 
put them to work in that section, not somewhere else. So the West 
Side Mutual Development Committee consisted of three fine, out
standing Negro citizens who lived in that side of town and three good, 
fine, outstanding white citizens who Jived on that side of town. They 
went to work, and the first thing they did was to get used to each 
other and to acquire a little confidence in each other. Finally they be
gan to make voluntary agreements among themselves and then it was 
that the white side of that committee found out something that they 
had never realized, that is, as long as you threaten the Negro citizen 
or tell him what he has to do, he isn't going to do it. I have observed 
that that trait follows no color line. But when they sat down and 
began to talk about their mutual problems, both sides found that they 
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could concede something, .and :for the first time a committee sat down 
th.alt was concerned not with just "Don't move in my section," but also 
concerned with where they would move or could move. 

So out of that committee certain agreements were made voluntarily, 
all on a high basis, nobody's pride was hurt, in which the Negro citizen 
agreed to stay out of cemain sections that were tension areas. The 
white citizen agreed that the Negro needed more land area, and there 
was in this section-incidentally, I hope you see it this afternoon
a white subdivision that acted as a bottleneck to the growth, normal 
expansion, of Negro people. That bottleneck was eliminated. The 
white people in that area were asked by white people to move and 
get out. and take that cork, you might say, out of the bottle, that 
enabled the Negro citizen to move. 

The Negro side, through contact with their loan people and their 
real-estate people, made certain agreements which they have lived 
up to. On the white side certain agreements were made, and the 
city participated. A whole new section of suburbs was opened up 
for the Negro citizen to grow, and then the c~ty stepped in and gave 
a part by putting the paving, sidewalks, water, sewerage, lights-in 
fact, we built a whole new disposal plant to serve very largely that 
area, and a very fine section has been built for not only the Negro 
citizen of medium price range of housing, but for first-class housing, 
homes in the $50,000, $75,000, and $100,000 class, and I am proud to 
say that we have very many prosperous Negroes here who can buy and 
own those homes, and I would like you to see them. 

That committee did a very fine job. It showed us how, when both 
sides get together in a spirit of cooperation and give and take, that 
progress can be made, agreements can be made, and they will be 
respected. Now, those agreements, when they were worked out, real
estate people on both sides began to get on with this committee and 
to respect its :findings. The loan people did; before any-body would 
make a loan they would find out what West Side Mutual Develop
ment had agreed on. The real-estate people, all would respect them. 
So it did a very fine job and I think a pioneering job in this very 
troublesome field, housing, here in the South. As I said, there are 
two basic ,things about this housing, and about everything in the 
field of race relations in the South. First is good will, and second, 
liaison, being ·able to talk together. 

I am rather proud of the fact that we have that close liaison here 
between the Government and the Negro citizen. He comes to this 
place, calls us, sits in on the committees. He knows that his problems 
will be answered, and we have the benefit of knowing his complaints, 
and that is very important, because in this field of race relations, 
like fire, sometimes a little fire can be put out and a big one can't. 
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Through close liaison you put out the little fires, and you hear about 
them first. So those two things are important, good will, willingness 
to do the right thing, try to, and to maintain a close liaison so you 
know what is the right thing. 

I think you are going to find that we have not solved the problem 
of housing, probably through other witnesses here, and that the Negro 
land area is restricted. I am afraid that there have been cases where 
the zoning law has been used to hold down development in areas that 
should be developed for persons of low income. 

You know, if you take a new area and restrict the frontage through 
zone law, you automatically restrict the size and the cost of the 
house that can be put in that area, and I think that in some cases that 
has been been done, more from a desire to keep out the low-income 
fellow than to really do any intelligent zoning, and I am hoping that 
we can work that out, because if we don't work it out, all in the 
world we will do by restricting these land areas is just to force the 
taking over of existing homes. 

Gentlemen, I have talked to you merely in a sketchy way. You 
are going to have some good witnesses here. You are going to have 
some people who know their business. We are very proud of the 
work of our planning and zoning departments, in particular of the 
work of our Atlanta Public Housing Authority, fine people here rep
resenting them, who know their business. There are fine people here 
representing the Metropolitan Planning Commission, which is a joint 
city, county, metropolitan-area organization, planning for the metro
politan community as a whole, and this question of race relations and 
housing, the different groups, has been one of their concerns, and you 
are going to find them very well informed, and I hope you will be 
impressed with them. 

I am rather proud of the work that they have done. We have 
not ignored this problem. We have in Atlanta not stood off and 
made faces at anybody. We have tried to solve it. We haven't 
been perfect. We have our faults. But as I said, we are trying to 
do the right thing, and I think we are moving in the right direction. 

Any questions, Mr. Chairman? 
Commissioner CARLTON. Mr. Mayor, we are interested in your pro

gram of the West Side Mutual Development. Do you feel that the 
pattern you have established there could be used as a program for the 
entire eity? 

Mayor HARTSFIELD. ·wen, my opinion is it would have to be done in 
individual instances through people who live in that section. 

Commissioner CARLTON. In other words, your program is one of 
cooperation between the two races. 

Mayor HARTSFIELD. I have found that people on one side of town 
don't want the fellow on the other side of town solving their housing 
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problems. They are all regarded as their particular problem, both 
white and Negro. 

Commissioner CARLTON. Is it the policy of your city to promote 
racially separated areas so that each race would have its own area, so 
long as you could do it with good will? 

Mayor HARTSFIELD. Yes. v\Te must live with public opinion, and 
that is the overwhelming public opinion here in the South. ,Ve have 
thought about that, and we notice that our friends in New York and 
other places advocate racially integrated housing, but I think that if 
you were to attempt to insist on that in the South, here is what would 
happen. You would lose a lot of interest in public housing. You 
would have more resistance through the use of the zone laws, and to 
the extent that you attempted to integrate by law, you would have to 
do it through locally owned public housing, and I am afraid that 
that would not be a good investment. I think you would affect the 
financing. I th.ink you would affect the willingness of public officials 
to go into it. 

I think also you affect it in the North, because I have talked to 
many mayors-I think I know most of them, big-city mayors, prac
ticaJly all of them, see them twice a year at conventions-and I have 
had northern mayors tell me privately, "I got my hands full with 
th.is public housing." They all got a hot potato, and I have heard 
them say, ",Ve just won't promote any more of it." 

Commissioner CARLTON. You seem to feel then that a prohibition 
of segregation would deny a real housing development for the benefit 
of both. 

Mayor HARTSFIELD. It would destroy interest in it, and I am on the 
hotspot myself here, and I have learned long since that people who dis
agree with you on race matters often find other reasons to make it hot 
for you when that is the real reason. You get into this field of housing, 
and if you would attempt to integrate, they would find other reasons 
for not wanting it. They never would mention race. They just 
wouldn't be for public housing, and they will have plenty of help 
and allies. There are plenty of people in real estate, too, that don't 
want public housing, and landlords don't "'\\ant any further compe
tition, so they would all join in on other reasons, they never would 
mention race, but you "'\\Ould find they would be very effective, in my 
opinion, and I think the matter of financing would be rather-I think 
that would be affected. 

Commissioner CARLTON. Does any member of the Commission have 
any questions? Dean Storey? 

Vice Chairman STOREY. Mayor, just for the purpose of the record, 
what is the overall population of greater Atlanta? 1Vhat do you 
consider it now? 
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Mayor HARTSFIELD. Inside the city limits we think the population 
is about 515,000. Where is my metropolitan expert? And in the 
metropolitan area, about 840,000. Is that correct? Five counties 
over a million. In the metropolitan area, accepted by the Federal 
Government as the metropolitan area, over a million. 

Vice Chairman STOREY. 'What percentage of the population is 
Negro; approximately what percentage? 

Mayor H ARTSFIELD. I would say in the metropolitan area a little 
over a third, about 22 percent. The metropolitan area, 22 percent and 
a little over a third, I would say 36 percent, in the city. It is always 
higher in the city because that is the greatest percentage of second 
homes. 

Vice Chairman STOREY. Mayor, we have been greatly impressed 
with what you have done here. You mention other cities. For ex
ample, in New York we heard a great deal about the ghettos and block
busting. Do you have anything like a ghetto here or so designated 
by popular approval? 

Mayor HARTSFIELD. No, sir. We have slums. Every city in the 
Nation probably has slums. I don't think we have as big slums as 
they have in New York. 

Vice Chairman STOREY. They claim, I think, in the greater area to 
have about 15 million people, and they identified several ghetto areas. 
I come from Dallas, a city of about the size of this, and we have slum 
areas, too. 

Now, let me ask you this: Do you have any practices along the line 
of so-called blockbusting? Do you know what I mean by that term? 

Mayor H ARTSFIELD. Yes, sir. 
Vive Chairman STOREY. By the so-called unethical real estate men 

trying to encroach in--
Mayor HARTSFIELD. Well, here is what happens. Sometimes it is 

blockbusting and sometimes it isn't. Sometimes it has a little cooper
ation on the other side, and it isn't quite as busting as you would think. 

Vice Chairman STOREY. Have you broken up blockbusting? 
Mayor HARTSFIELD. Here is what happens when an area runs down. 

The Negro citizen whose land area is cruelly restricted-he can't move 
anywhere. We find that in our condemnation department. The 
Negro citizen doesn't want to give up hi s house. It is a tragedy to 
him. You can go out and condemn a white man's house, and he will 
just fly out somewhere; he has the whole perimeter to pick. But 
when you condemn a Negro's house, the thing in his mind is, "Where 
am I going to get another one?" 

Vice Chairman STOREY. The problem of relocation is acute then. 
Mayor H ARTSFIELD. So his land area is pretty well restricted. Now, 

he has to move painfully, a block or two at a time, and maybe in that 
area which we call tension areas the white man is having trouble, too. 
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Now his trouble is that he cannot refinance and cannot sell because 
the purchaser looks at that adjacent area and says, "They are going 
to be over here pretty soon," and he won't buy, so the white man finds 
himself with a piece of property that he can't sell, and that is when 
your trouble begins. Somebody w1able to sell to another person will 
invite the Negro in. 

Now, many times we have had people in white areas band together 
and mutually a.,,,,rrree that they won't sell. Now, that is all right. It is 
their privilege, and they do that- in fact, we advise them to do it
but here is what finally happens there. You take a dozen people or 
a hundred people, and they all say they won't sell to a Negro, but 
wait-6 months later there is a divorce or the husband dies or maybe 
they are transferred to Birmingham or Nashville, Chicago. Then 
there is produced a situation where he must sell, and he is a little man, 
hasn't got any extra real estate. That guy must sell, and then bang 
goes the agreement and, oh, some of the tricks that are tried. Some
times in order to avoid t heir neighbors they will invite the Negro to 
come in at midnight and look at the house, and all he wants is to get 
his money and get out of there. Maybe he has to go to another city. 
As I said, things happen that cause people to have to sell, and par
ticularly is that true among the people of moderate means who don't 
have a lot of money, so some of t.ha.t is not blockbusting, or if it is, 
it is blockbusting with a little cooperation on the other side. 

No, I would not attempt to tell you that there are not instances 
where possibly some Negro rea,l-estate man might figure that by 
getting one house he can get the balance. But it is a very human 
temptation. You have a restricted land area, and you have a 
handicap. 

Vice Chairman STOREY: Thank you. One more question, Mayor. 
As you heard from Governor Carlton, we have assumed the responsi
bili ty for going to three areas, education, housing, and voting. You 
have a great many Negroes here in the city. Do most of them par
ticipate in elections and are most of them registered, or what has 
been your experience alon o- tlmt line? 

Mayor H ARTSFIELD: ·w ell, accord in o- to the Negro citizens, not 
enough of them register. According to the white citizens, not 
enough of them register. There are slightly over, if I reca ll , 21.000 
registered Negro voters. In the city elections they run their own 
precincts and voting machines. We have two Negro citizens on the 
executive committee that conducts the elections, elected by the people 
in their ,,ard. vVe have, as you kno,Y, a. Negro member of the Atlanta 
School Board, elected by citywide vote. We have a Negro advisory 
committee on the public housing embodied here. We have several 
other commi ttees on which the Negro citizen pa.rti cipates. I know 
of no trouble in the registry in voting. 
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Vice Chairman STOREY: You have no incidents, you have had no 
protests about how the voting registration is being handled, 
insofar as--

Mayor HARTSFIELD: The only protest I have heard is that some of 
them voted for me. [Laughter.] 

Vice Chairman STOREY: That is a good place to quit, Mayor. 
Thank you. 

Mayor HARTSFIELD: They call it the bloc vote. You lmow, I often 
say that a bloc vote is a vote that votes against you, and when it 
votes for you, it is a landslide. 

Chairman HAXNAII: Mayor, I would like to ask a question or two. 
You indicated that the population of the city of Atlanta was some
where between a third and 36 percent colored. Do you have any 
guess, or do any of your assistants here, as to what percentage of 
the land area is available to the Negroes for housing or, put it another 
way, what is the rela.tive concentration of Negroes as compared to 
whites? How many times as many Negroes live in about the same 
land area? 

Mayor HARTSFIELD: I am going to suggest to you that there are 
witnesses comino- behind me who are far more competent and who can 
just roll those answers right off their tongues. I see them sitting out 
here. They got a11 those answers, and I ha.ven't. They are experts, 
and that question can be answered by at least five or six people I see 
out here, and some of them are your witnesses. 

Chairman HANNAU: I will save the question. 
I have no further questions. 
Commissioner CARLTON. Does any member of the Advisory Com

mittee have any questions? 
Chairman HANNAH. All I should like to say, we are very grateful 

to you for being here this morning. 
From what we have heard before we have come to Atlanta, I am 

sure we are going to learn a great deal here today. 
Mayor HARTSFIELD. I do hope you get around and see some of the 

city this afternoon. 
Commissioner CARLTON. Thank you very much. 
Mr. Tiffany, will you call the next witness? 
Mr. TIFFANY. Our next two witnesses are members of the West Side 

Mutual Development Committee. Each will present an oral state
ment, and then there will be questions to both. 

First, Mr. Carroll C. Barfield. Mr. Barfield is a businessman who 
lives on the "\Vest Side and has been a member of the W est Side Mu
tual Development Committee since the mayor established it in 1952. 
Mr. Barfield heads a printing firm. He is vice chairman of the 
Rotary Business Forms Manufacturing Association of the United 
States. He is past president of the Southwest Citizens Organization. 
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TESTIMONY OF MR. CARROLL C. BARFIELD, MEMBER OF THE WEST 
SIDE MUTUAL DEVELOPMENT COMMITTEE 

Mr. B ARFIELD. Gentlemen, it is always difficult to follow our mayor 
because he does such a thorough job in everything which he does, and 
he leaves little for you to say at times, so I will find myself possibly 
touching on some of the same points, but I hope that you will bear 
with me because I believe that in order to maintain continuity it might 
be necessary for me to do that. 

I think that in considering the problem which we do have that we 
should acquaint ourselves with a few of the underlying causes of the 
problem, and in that way we might better understand just what can 
be done about it which would be helpful. In my own opinion- and 
these first things are just my own opinions- I feel that the economic 
side of the problem is a very big side of the problem in the South. As 
you know, the southern Negro has not had too many years to raise 
himself to a high economic standard, and the southern Negro, the 
average southern Negro, I would say, is not in a position at this point 
to afford what we call a good standard of living. Now we feel that 
great strides in this direction have been made in the past few years, 
but I would still have to make the statement today that greater strides 
need to be made. 

Then on education we fu1d the same set of conditions. The average 
southern Negro has not educated himself properly to hold his place, 
and of course education and economics are tied in together. There 
again there have been notable exceptions to this statement. We have 
had some outstanding Negroes in the South in the field of education. 
I know your commission know-s these people, but in speaking of aver
ages we would have to say it has been a difficult task to even sell edu
cation to the southern Negro. H ere in Atlanta we have been more 
fortunate because Atlanta is an education center for Negroes, and I 
think that it has been one of the things which has helped us most to 
solve our problems here in Atlanta. 

Now, jn custom and public policy, it has never been the custom nor 
public policy for whites and Negroes to live side by side in the same 
community. This may som1d like an odd statement if you were to 
drive through our city because certainly there are white areas where 
immediately behind the white area you will find a sizable Negro 
community. If you investigate, you will find that the Negroes were 
placed in that particular position possibly years ago, they have worked 
as family servants for the white community, and of course com
muni ties have a way of growing, so the Negro community grew and 
the white community grew. They are still there. We have areas 
where Negroes may live down a side street and white people live on, 
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say, a facing street, but from purely a custom standpoint it has not 
been the custom, and is not now, for them to live side by side. 

For those reasons which I just mentioned we find that Negroes 
have had to congregate in low rental areas, and in these low rental 
areas the housing has not been the best. As white families would 
move out, as economic conditions would get better, many of our white 
families have moved out into suburban areas, leaving some of the 
urban houses which in some instances were very good houses. They 
have left these houses, and Negroes have been able to occupy those 
houses. But still this is not a satisfactory measure. It is a help, but 
it is not satisfactory because of course the Negroes justifiably feel that 
they are entitled to a home of their own if they can so afford a home 
of their own. 

Then the only way that these Negro communities could expand was 
to move out and take over additional white homes. We have a word 
that the white family homeowners usually use. They call it "en
croachment." That is probably not a very good word, but that is the 
term that is used to describe this. Some of the white families resent 
this encroachment because this particular neighborhood and these 
homes are the homes where they have been raised, where they have 
raised their children. Frankly, they do not want to move; they want 
to stay there. Then " e have the situation of elderly people who are 
possibly living on pensions. They cannot afford to move. They have 
a fixed income, and in the home in which they now live they can live 
with a good standard, but on a rising real-estate market to sell that 
home and attempt to buy another one, they feel that it is unfair to 
them, and for the past years there has been very little new area avail
able to Negroes, so the situation which I have just pointed out has 
been almost the only situation whereby the Negro population could 
expand. 

In 1952, as the mayor pointed out to you, on the West Side of 
Atlanta we had a great deal of bitterness in one certain section because 
Negroes were occupying houses which had been always occupied by 
white people. The mayor saw fit to appoint this West Side Mutual 
Development Committee, ,vhich is composed of three Negro members 
and three white members, and all six of the members do live on the 
west side of Atlanta. We were given a specific task of attempting 
to work out an orderly development of the west side of Atlanta. 

We started having meetings, and we had many meetings, and we 
found that problems which we thought were insurmountable prob
lems could be solved. ,Ve found that the committee itself was a 
stabilizing influence because whereas before the people had no one to 
~tctually contact, now they did have a contact, and where idle rumors 
were being spread around, people could follow up a rumor and make 
a contact and find if the mmor had any foundation. 
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The w11,y in which we attempted to settle these problems was to 
get the parties involved in the particufar neighborhood to a meeting 
and sit around a table and discuss all of the facts involved in the 
problem in a straightforward manner. We have never attempted to 
deceive anyone with one of these problems. We have tried to give 
them the facts in the case. We were able to reach a great many agree
ments which we feel have been helpful to the west side of Atlanta 
and to Atlanta as a whole. We have been able to go into areas 
where they had actual violence, and by talking to all parties con
cerned we have eliminated the violence, and we have worked out a 
solution for that particular neighborhood. We have been able to go 
into areas where there was no real estate market, either Negro or 
white, due to the condition you could not settle on. We have been 
able to work out a real estate market by establishing that a portion 
of the area would be white or would be Negro, and so the people 
there could sell their homes, which is, of course, a very important 
phase of the work. 

In another area which may be mentioned there was a completely 
white community which was an isolated community, but Negroes did 
live adjacent to the community. We felt that the thing to do was to 
talk to the white people and ask them if they would rather move from 
the community or if they would rather stay in the position in which 
they found themselves. We had meetings, and letters were sent to 
all of the homeowners in the community to explain to them with no 
pressure whatsoever that a vote would be taken as to their wishes. 
This vote was taken, and a majority of the people voted that they 
would rather move from the community and have an orderly transition 
to a completely Negro community. This transition did take place 
over a period of from 16 to 24 months. There was no violence, no ill 
will, no hard feelings on either side. 

This particular area was the key to a great many acres of open land 
which now could be made available to Negroes for Negro development, 
and it was made available, and it has been developed by the Negro 
real estate people and financial institutions which are controlled by 
Negroes also. Quite a bit of development has been done in that area, 
and as the mayor mentioned, there are homes there now which range 
from $10,000 to $15,000 up to $50,000 and $75,000, completely Negro 
occupied. 

The West Side Mutual Development Committee has put into print 
a proposed policy. This policy has only been adopted by the com
mittee itself. But it is something which we feel has enough value to 
possibly be adopted by the city, and it has been used by the city to a 
degree, and I would like to read into the record just one short page 
from this policy proposal because it does state what we have tried to 
do and whatwe are trying to do. 
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This is the proposed policy under "Goal": 
It shall be the objective of the city of Atlanta to establish a policy regarding 

the operation of the real estate market in order to further the following com• 
munity goals: 

1. An adequate housing supply for all citizens. 
2. Improvement of neighborhoods. 
3. The conservation and enhancement of property values. 
4. The prevention of violence and the threat of violence to life and property. 
5. The provision of readily available, accurate and authoritative information 

regarding housing. 
6. The prevention of misinformation and misrepresentation. 
7. The orderly and harmonious development of the city of Atlanta. 

And then, under "Policy": 
In pursuit of these goals set forth above, it sha11 be the policy of the 

City of Atlanta-
To be concerned about the housing needs of its citizens, including their special 

requirements, dependent upon income, race, and other considerations. 
To recognize the primary role of the private real estate market in meeting 

these needs. 
Insofa r as the housing needs are unmet due to income, race, and special prob

lems, to provide programs that a id or supplement the efforts of private develor>
ment and redevelopment. 

Gentlemen, to sum up, I woulcl certainly have to say that we still 
have problems; \l"e have a great many problems. We are not in a po
sition yet to supply enough low-cost housing to hope to meet the need 
for low-cost, low-price housing, and we need additional open land 
to be made available, but I would like to say that under the conditions 
which we have to work in Atlanta that we feel that we have made 
an attempt to do a good job for all our citizens. 

Thank you. 
Commissioner CARLTON. To what extent does private enterprise 

meet the requirements for this additional housing? 
Mr. BARFIELD. I would say that a11 of the additional housing which 

has been handled-not handled by West Side Mutual Development 
Committee, but has come under the scope of ·west Side Mutual De
velopment Committee-has been private housing. 

Commissioner CARLTON. Thank you very much. 
Mr. Tiffany, you may call the next witness. 
Mr. TIFFANY. Mr. T. M. Alexander, Sr. 
Mr. Alexander has also been a member of the ·west Side Mutual 

Development Committee since its organization. Mr. Alexander has 
a number of businesses, Wil insurance agency, realty company, and a 
fire insurance company, and is an officer of a saving and loan associa
tion and other companies. He is chairman of the executive committee 
of the Empire Real Estate Board. 

Mr. Chairman, I suggest that if the present witness would remain 
until Mr. Alexander has also finished his presentation, it might be in 
order for questions to be put to both of ithem. 
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TESTIMONY OF T. M. ALEXANDER, SR., WEST SIDE MUTUAL 
DEVELOPMENT COMMITTEE 

Mr. ALEXANDER. Mr. Chairman, gentlemen, I have been listening 
to our mayor and Mr. Barfield. I again must be repetitious, but I 
would like to preface my statement by commenting on some of the 
things Mr. Barfield pointed out relative to the economic standards 
and the educational standards of the Negro. I think the lack of 
proximity is one of the damnable sins of this whole problem. Lack 
of proximity implemented by the segregation problem leaves us in a 
position where we don't know exactly what is happening in some 
areas. Per capita income of the Negro in Atlanta is probably higher 
than it is in any other city of the United States, a.nd the one difficulty 
that we have in housing is a lack of land, land which has been politi
cally cleared, not legally cleared. 

Up until around 25 years ago all of the expansion in housing for 
the minority of the city of Atlanta was by blockbusting, which was 
not a healthy thing for good race relations. '\Ve can name you com
munity after community where Negroes have had to force their way 
into communities in order to get the services such as good paving, 
lighting, garbage pickup, that sort of thing. In many instances 
Negroes have been forced, in order to get the type of housing that they 
wanted, to wait until white communities were vacated and whites 
moved out into the suburbs in order to take the secondhand house. 
This was not a healthy pattern, as I said, for good race relations. 

There is no shortage of land in Atlanta, as will be indicated as you 
get around. There are wide buffer strips between white and Negro 
neighborhoods which to my mind and to the minds of many of us is a 
useless and expensive and extravagant misuse of valuable land within 
the city area. 

It isn't new that Negroes live in close proximity to whites through
out the South. There are sections in Atlanta where Negroes live in 
close proximity to whites. Immediately following slavery, because 
it was economically advantageous for whites to have the ::-.legro close, 
within calling distance, it was a luxury which they wanted to give 
up very reluctantly. They ·provided areas close to their homes for 
Negro housing. But as the economics of the South grew and as their 
families e:-..-pa nded, the Negro families expanded, and so we found 
ourselves in Atlanta and many other southern cities bottled in on all 
sides, and if you leapfrog over to the suburban communi ty, you find 
yourself in a secluded, exclusive white suburban community. Some
thing had to give, and racial tensions and infringement or encroach
ment, a.s they have been referred to here today, took place. 

Now, up until 25 years aoo you could go through the city of At
lanta and tell immediately where the white neighborhood stopped and 
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the Negro community started because there were poor streets, no pav
ing, poor lighting, and the community was generally run down. You 
would have to say it was the current administration. These things 
have been changed, and now you can hardly tell from these facilities 
where the Negro community begins and the white community ends. 

About 7 or 8 years ago, in order to make for the equitable and 
peaceful expansion of housing for all citizens, the mayor appointed 
the West Side Mutual Development Committee. I might say that 
our first meetings were cold and cautious. This Yras a meeting where 
we had to get acquainted with each other and get accustomed to talk
ing across the table with mutual respect and understanding. vVe had 
to feel our ,vay. I am reminded here of a particular instance where 
most of our difficulties came from a gentleman who was transplanted 
from Pennsylvania into Georgia. He thought it was necessary for 
him to lean considerably over in the wrong direction in order to a.void 
being called a Damned Yankee. I remember very distinctly that one 
of our local friends sitting next to me punched me in a meeting and 
said, "This fellow is leaning further back than we are." I said, 
"Well, you tell him." [La,ughter.] He was told, a,nd eventually I 
think he crossed swords with one of our local members, and his plant 
transferred him to some distant place in the West. 

·with the coming of the urban renewal and the building of the 
expressways around the city of Atlanta many Negro families are 
being displa,ced. The difficulty in Atlanta on housing, as I said, for 
decent, safe, and sanita.ry housing, does not stem from the Jack of 
land. vVe have some of the most beautiful land around Atlanta. 
The major problem is the result of a traditional pattern of segrega
tion in housing and the separation of the two races. 

For example, the 221 housing program was seriously handicapped 
here in Atlanta for awhile, and it is still handicapped to a certain 
extent, because of the desire of the Aldermanic Committee to satisfy 
its constituency and sustain, maintain, and buttress this conventional, 
traditional pattern of housing segregation. Certain wards and pre
cincts became adversely upset in any 221 houses for whites or Negroes 
and rated up the land from R-1 to R-4 to prevent the building of 
221 houses. This political practice threatened to destroy the "·hole 
urban renewal program in Atlanta at one time. 

The major need in Atlanta today is good housing for the low in
come bracket minority group more able to buy homes, either second
hand housing or low-priced new housing. Ma.ny of the people who 
are being displaced among Negroes, like whites, are people who are 
elderly, who are living on pension funds. Some of them have strug
gled to buy duplex houses where they live on one side and rent the 
other, and this, supplemented with their pension, old age pension, 
permits them to have a fairly good living. Being displaced by urban 
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renewal housing a.nd with restricted land area they find themselves 
in an untenable position. • 

Now we can truthfully say-and I don't want to take anything 
away from what has been accomplished in Atla:n,ta. I think we have 
done better in Atlanta with a bad problem than most southern cities
but the prdblems that we have handled need not have existed, nor 
do any of the statements which we are making indicate a satisfaction 
on our part or any endorsement of the segregated housing pattern. 
We can. truthfully say that we have had no difficulty with govern
ment agencies such as the Veterans' Administration, Federal Housing 
Administration, in giving equitalble consideration to loans for Ne
groes. We have had to a very large extent the cooperation of the 
city administration when housing or areas have been politically 
cleared for Negro occupancy in furnishing the utilities and services 
to these areas occupied by minorities. 

In some instances we have experienced difficulties in zoning, due 
largely to political pressures put on various aldermen by their com
munities where these communities did not wish to live even in close 
proximity to Negroes. There have been attempts, some successful, 
to set up buffer zones, even housing projects, green strips, and vari
ous other devices to separate the Negro from the white community. 
We concede that this practice is an extravagant misuse of land. 

The unusually large amount of decent housing for Negroes in the 
city of Atlanta is due largely to the initiative of the Negro himself 
who has been able to acquire and develop homes with his own .financial 
resources. If you have something, you can get something. In many 
of the southern cities where money is not as fluid as it happens to, be 
in the city of Atlanta and where there are no Negro .financial institu
tions there is very little housing because you can stop housing by 
simply stopping the making of loans. 

Since we initiate our own loans from our own resources, that has 
not been a serious handicap. At that point we become competitive 
with the white market for desirable mortgages. The Negro has 
already proved himself to be a good mortgage risk, so the economic 
factor enters into and transcends all racial identifications in housing 
at that point. Because he is a good credit risk, he is able to supple
ment his resources with .financial assistance from practically any 
.financial institution in the city of Atlanta without discrimination as 
long as he can meet the standard qualifications for credit. The 
Empire Real Estate Board has cooperated in promoting and develop
ing such housing. 

One of the great dangers in the segregated housing pattern is that 
housing cannot be politically cleared as rapidly as is needed now 
under the urban renewal program and other facilities put into these 
communities, and thereby we increase delinquency and crime during 
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this transitional period. We had a fairly classic example o:f that in 
an area where a whole community was developed without the cul
tural advantages o:f schools and other necessary :facilities that make 
up a good community, and we had a tragic incident as a result o:f 
this situation. 

Notwithstanding the :foregoing statements, which are more or less 
a summary, we can say that as :far as Atlanta is concerned, we have 
been able through negotiations to work out more peace:fully our 
problems than most southern cities. This is due largely to the type 
o-f city government which we have and the business relationship which 
exists above the confines o-f race. 

There are still, however, instances o-f land available and desirable 
-for minority group housing which political pressures make difficult, 
and there are also areas sparsely developed by whites, some o:f whom 
are willing to sell to Negroes but are kept :from doing so by various 
pressures o-f their own communities and outside communities. 

It must be borne in mind that whatever has been accomplished 
in Atlanta has been done within the traditional pattern o-f racial 
segregation. I might say here, due to certain state laws and atti
tudes, Atlanta has been handicapped -from coming into its :full po
tential on race relations. The greatest o:f these, I think, are certainly 
the disenfranchisement in the inequitable county unit system o-f vot
ing. Internally the major problem is a desire o:f our public elected 
officials, with rare exceptions, to satisfy their specific duties by con
-forming to the traditional custom rather than to objectively appraise 
on an equitable basis the housing needs o-f all o:f our citizens. 

Finally, the :fact that we have solved these problems more peace
-fully does not justify segregation and discrimination which is against 
the Negro. The problems we have solved should not have existed 
and would not i-f segregation was not practiced in housing as it is in 
other areas. 

I have a complete history o-f housing and the Mayor's West Side 
Mutual Development Committee and some o:f the things which I have 
mentioned very brie:fly here, and I would like to submit this -for the 
record. It is too lengthy to read, but it takes in the whole history o-f 
Negro housing, and I should like to read also a more recent article 
that was distributed through the mail. I don't lmow how I hap
pened to get it yesterday, but it came to me direct: 

"This affects you. The attached agenda of a recent meeting of the Citizens 
Advisory Committee on Urban Renewal should open everyone's eyes to the 
grave danger of our fourth ward becoming a predominantly Negro ward. This 
handpicked committee seems determined to make our ward the dumping ground 
for the entire urban renewal program. 

"Page No. 4, alternatives 1 and 3, plainly show that plans in answer to the 
rehousing program are still being put forward, which will, if we allow them 
to be pursued, eventually destroy everything we have attempted to build up 
in our community. 
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You can prevent this by contacting your representative in the city government 
and the members of the mayor's advisory committee to let them know that the 
people of the Fourth Ward are not going to sit still for this, and by supporting a 
plan whereby these people will be rehoused within the urban renewal areas. 

We definitely urge you, as one of the 10,000 being presented this agenda, to 
call and do your part in preventing the destruction of our community. 

At the bottom it says: 

United we stand, divided we fall-Fourth Ward Zoning Committee. 

I submit that the statement is one that might be taken more in prac
tice than in principle. 

Commissioner CARLTON. A moment ago you referred to a buffer 
zone. To what extent has that been effective? 

Mr. ALEXANDER. ·well, it has been effective to the extent that some 
of these areas have been able to keep the people who own these wide 
green strips from selling for any purpose, either by agreement or by 
by intimidation, and we do have and we will put in, I suppose, pic
tures of some of these buffer zones and strips. I ,vould like to say 
that Mr. Williamson who will come in this afternoon around 2 o'clock 
has a complete summary of all of our findings in this hearing and that 
will be presented on behalf of the Empire Real Estate Board and con
stitutes a sort of summary of the whole committee. 

Commissioner CARLTON. Any questions? 
Chairman HANNAH. Are these buffer zones generally privately 

owned, or are they city parks or publicly owned? 
Mr. ALEXANDER. In most instances they are privately owned. 
Chairman HANNAH. Earlier this morning the mayor, and possibly 

Mr. Barfield, too, and I think you made the same general observation 
that the success of this ·west Side Development project in your view 
is largely due to the fact that the people on the committee were resi
dents of this area, is that correct? Is this your interpretation, too? 

Mr. ALEXANDER. Yes. I should say that our success in the \Vest 
Side area, but this committee has been called on any number of times 
to do a similar thing in other areas where tensions a.rose in housing. 
'\Ve were able- and I want to give· credit to the committee-to get in 
around the table people who lived in the community, and in so doing 
they were able to find out what our problems were for the first time, 
and we were able to find out what their problems were for the first 
time. '\iVe fow1d out tha.t in many cases we had speculated incorrectly 
as to the aims and aspirations of each group so that we see that there 
is a decided advantage in being able to sit down and discuss the prob
lems rather than to guess what the other person is thinking. 

For instance, there was some feeling-I think Mr. Barfield will 
bear me out-in the beginning that there was a deliberate attempt 
on the part of Negroes just to infringe and encroach into white 
communities. '\iVell, that wasn't true at all. There was a shorta.ge 
of housing, and sometimes the economic factor was the determining 
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factor. Where Negroes were paying 20 and 30 percent more for 
housing and could take the money almost that they got for secondhand 
housing and go out in the suburban area when white housing was 
going begging and buy a brand new house for very little additional 
funds, that was a rather tempting situation. 

The Negro was caught in an inflated market, and with the housing 
shortage as acute as it was, the law of demand and supply was effective. 
There was a short supply, and the prices were up. Many of the 
neighborhoods were broken by the whites themselves, as was indicated 
by the mayor. In one particular community the Negroes had decided 
that they would not move into this white community, and a white real
-estate firm planted a Negro right in the center of the community, 
and the house was bombed, and there are still charred ruins that are 
mute evidence to the fact that we have not solved entirely this prob
lem of friction, but I can say that it would have been a great deal 
worse had we not had men like Mr. Barfield and others on the mayor's 
committee who sat down and mediated these problems and brought 
the people together. 

Chairman HANNAH. As a result of this development where someone 
mentioned that there had been a white development that served as 
a cork or bottleneck that prevented the Negro development out to the 
suburbs, I take it that has been taken care of. Is there now available 
enough land for the development of adequate Negro housing? Has 
the land situation been taken care of or only partially? 

Mr. ALEXANDER. Only partially. To answer your first question, 
land is available, plenty of land, but not land which has been politically 
cleared in this room by the Aldermanic board and the zoning board. 
There is plenty of land. 

Chairman HANNAH. Let me ask, you say there is plenty of land, 
but some of it isn't politically cleared. Is there available land now in 
an area that has been approved so it is immediately available for a 
Negro to buy and build his house on it if he wants to? 

Mr. ALEXANDER. There is some land; not enough, but there is some. 
Chairman HANNAH. This is just a matter of opinion, but as I under

stand it, the large registration of Negroes in Atlanta, the encourage
ment to vote, is something that has come in recent years. 

Mr. ALEXANDER. Yes, and I might say that that has had this good 
effect. Before we were voting in larger numbers we did not get the 
type of cooperation from the previous city administration that we 
are getting now, but where you have some economic influence and 
some political power, you do get a little bit more consideration. 

Chairman HANNAH. That was the point I was trying to make. In 
your opinion, with the enfranchisement of a considerable fraction of 
the Negro voters-as I understand it, if they want to vote in Atlanta, 
ihere is no reason why the Negro cannot vote if he wants to. 
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Mr. ALEXANDER. None whatever. 
Chairman HANNAH. With this permission to vote there has come 

an awareness and willingness to be cooperative in trying to work out 
the housing and other problems. 

Mr. ALEXANDER. That is true. 
Chairman HANNAH. The voting came first. I think you said that 

one of the reasons that the housing problem for Negroes has been 
more nearly solved in Atlanta than elsewhere in the South was due 
to the fact that the Negroes here have Negro-controlled financial 
institutions that are willing to make available money for mortgages. 

Mr. ALEXANDER. That is correct. 
Chairman HANNAH. To what extent do the white :financial institu

tions, banks, and mortgage houses, and so on, make available funds 
for Negro housingi The point I am trying to make, as you indicated, 
at least I interpreted you to say, you thought the problem had been 
resolved because there were Negro :financial resources. Don't the 
white institutions make available any funds i 

Mr. ALEXANDER. Yes, but they make them available because we have 
them available for ourselves, and to that extent we are competitive. 
So we have no difficulty in getting finances from white institutions 
because we first, through our own institutions, proved the Negro to 
be a good mortgage risk. Now we compete with them for the most 
desirable mortgages. 

Chairman HANNAH. Perhaps Mr. Bar.field-I don't care who an
swers the question. When we were holding the hearing in New York, 
the president of the Bowery Savings Bank told us that their experi
ence had indicated that the Negroes and other racial minority groups, 
from their point of view, were just as desirable risks, and they were 
just as willing to loan money to the Negro for building a house or 
Puerto Rican or the Jew as to others. Is this the :feeling here, too~ 

Mr. BARFIELD. I think you would find that same is true here-of 
course with an .adequate credit report which any financial institution 
would demand. I don't feel you would find any discrimination from 
the financial institutions. 

Mr. ALExANDER. I might add, too, there is no discrimination on the 
part of the Negro financial institutions. One institution with which 
I am connected made a loan of a half a million dollars to a white 
concern. 

Chairman HANNAH. Just one more question. I would like to ask 
the question I asked the mayor, and if you can't answer it, I will 
save it for the next one. Do you have any figures or statistics or 
notions as to the relative concentration of Negroes versus whites in 
Atlantai Or to put it another way, what is the amount of space 
available per thousand Negroes in Atlanta as compared to a thousand 
whitesi You may have another way to put it. 
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Mr. BARFIELD. I£ you will wait w1til the next man, Mr. Bob Stuart, 
he has the facts and figures; that is his department, if you can wait 
one more witness. 

Chairman HANNAH., I will save the question. 
Mr. BARFIELD. That is Mr. Stuart's department, and he can give 

you exactly what you want. 
Vice Chairman STOREY. Mr. Alexa.nder, you made a reference 

awhile ago, while there was substantial voting that there was-may
be I misunderstood you, but you used the term, there is still some 
"disenfranchisement," and some reference to the unit voting system. 
Would you clarify and comment on what you meant by it? 

Mr. ALEXANDER. Yes. I think everyone who lives in Fulton Coun
ty and Atlanta is quite aware of the county unit system which has 
come in for a good deal of publicity recently. 

Vice Chairman STOREY. That practice is throughout Georgia, is it? 
Mr. ALEXANDER. Yes. 
Vice Chairman STOREY. Would you kindly explain it just for the 

record, as briefly as you can? 
Mr. ALEXANDER. ,,Tell, we still operate on the assumption, I think, 

that Georgia is primarily an agricultural center. That is where the 
county unit system was originated, when most of the people were 
really staying on the farm and few of them were staying in the city, 
and therefore the rural counties have a large number of folks tending 
to negate the votes of the larger counties like Fulton, so we are literally 
rlisenfranchised because our vote is more than offset by the small rural 
vote of the counties. 

Vice Chairman STOREY. That is statewide? 
Mr. ALEXANDER. Yes. 
Vice Chairman STOREY. That is what you referred to by some dis

enfranchisement. 
Mr. ALEXANDER. That's right. 
Vice Chairman STOREY. Here in the city there is general voting 

and no problems as relating to your group of people, the Negro. 
Mr. ALEXANDER. That's right. 
Vice Chairman STOREY. Thank you. 
Commissioner CARLTON. Mr. Barfield, reference was made to the 

agreement between the Negroes and the whites on certain occasions 
by which each race would occupy a particular territory. 

Mr. BARFIELD. Yes, sir. 
Commissioner CARLTOK. To what extent are those agreements kept 

or broken? 
Mr. BARFIELD. They have been very well kept. It was agreed at 

the time that it would be wise for everyone concerned to make that 
particular agreement, and we feel that both sides have made an at-
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tempt to live up to the agreement. Certainly we have had instances 
where the agreements were not kept, but in the majority I would 
say that they have been, and it has helped our relations a great 
deal, particularly on the west side of Atlanta. 

Commissioner CARLTON. You referred to and read from your com
mittee's policy proposal. Is that the document that you have fur
nished the staff? 

Mr. BARFIELD. Yes. I believe copies of that proposal were sent. 
Commissioner CARLTON. May we incorporate that in the record? 
Mr. BARFIELD. Yes. We have no objection. 
Commissioner CARLTON. Any question by any local member of the 

advisory committee? 
Thank you very much. 

POLICY PROPOSAL OF THE WEST SIDE MUTUAL DEVELOPMENT COMMITTEE RE
GARDING THE OPERATION OF THE REAL ESTATE MARKET WITH RESPECT TO 
RACE OF OCCUPANCY 

I. Introduction 
Purpose of policy 

The policy set forth in this document is designed to help resolve the funda
mental problem of race of occupancy as it affects the operation of the real 
estate market. The proposed policy, which grows out of the experience of the 
West Side Mutual Development Committee (WSMDC), is offered as a body 
of guiding principles applicable to the entire Atlanta metropolitan area. 

WSMDC 
Baokgrou.na.-The West Side Mutual Development Committee was originally 

establi shed by the mayor of the city of Atlanta in 1952 as a means for 
promoting "the orderly and harmonious development of the west side of our 
city." The committee has continued since that time to serve this purpose by-

1. Providing channels of information to civic and other groups, Negro 
and white, and bringing them into fuller participation in governmental 
and community activities; and 

2. Seeking to solve specific problems through factfinding and mediation. 
Problems.-The two most frequent , time-consuming and critical problems faced 

by the committee since its crea tion have been: (1) how to handle controversy, 
violence, or potential violence in transition areas; and (2) bow to locate vacant 
land areas for Negro housing expansion. 

Approaoh.-The committee's success in solving problems of this type can be 
traced to a straightforward approach. Backed by the city, the committee in
vites all parties concerned to s it around a table, review the facts together, and 
exchange viewpoints until a meeting of minds is achieved. The backing of 
the city government has been a vital force in effectuating and maintaining 
the agreements reached in this way. 

Citywide policy urgent 
The committee finds two rea sons why this approach, developed and success

fully tested over a 6-year period. shoul d be embodied in a policy applying to the 
city ns n whole nnd given wide public support. 

1. Atlanta area growth requires more housing than ever before. The suc
cess of vital public programs such as urban renewa l an d expressway develop
ment depends on a sufficient supply of dwelling-s available to accommodate dis
placed families as well as normal popula tion growth. The committee's approach 
has been generally succes ful in dealing with controversial transition areas, 
and in locating vacant la nd areas for Negro housing. 

2. The approach used by the committee has continually helped to keep lines 01' 
communication open. In recent years, particularly s ince the Supreme Court 
deci sion in 1954 regard ing segregation, there has been a hardening of attitudes 
creating difficulties in providing for the housing needs of our citizens. Strong 



463 

feelings on both sides have made it increasingly difficult but increasingly impor
tant to maintain a sound middle ground. 
Zoning For Race Illegal 

Publication of this policy statement should also serve to clarify the WSl\IDC 
approach. Agreements arrived at in committee meetings have been criticized as 
both binding on property owners and therefore, unfair, and not binding and there
fore, ineffectual. Both criticisms reflect a misconception that WSMDC zones for 
race, a practice which has long been declared illega l by the courts. 

Similarly, the recommended citywide policy in no sense provides for zoning 
for race. Instead, like WSl\lDC, it would serve as a guide to advise and influence 
property buyers and sellers, realty and home finance firms, and city departments, 
but would have no power to compel involuntary compliance. 

In the three sect ions of this document which follow, the committee has set 
forth: (1) The policy proposed for the city of Atlanta; (2) action recommenda
tions to implement the policy ; and (3) basic considerations underlying the 
policy. 

II. PROPOSED POLICY 

Goals 
It shall be the objective of the city of Atlanta to establish a policy regarding 

the operation of the real estate market in order to further the following com
munity goals: 

1. An adequate housing supply for all citizens. 
2. Improvement of neighborhoods. 
3. The conservation and enhancement of property valm,s. 
4. The prevention of violence-and the threat of violence-to life and 

property. 
5. The provision of readily available, accurate and authoritative informa

tion rega rding housing. 
6. The prevention of misinformation and misrepresentation. 
7. The orderly and harmonious development of the City of Atlanta. 

Policy 
In pursuit of these goals set forth above, it shall be the policy of the city of 

Atlanta: 
1. To be concerned about the housing needs of its citizens, including their 

special requirements, dependent upon income, race, and other considerations. 
2. To recognize the primary role of the private real estate market in meet

ing these needs. 
3. Insofar as the housing needs are unmet clue to income, race, and special 

problems, to provide programs that aid or supplement the efforts of private 
development and redevelopment. 

III. ACTION RECOMMENDATIONS 
S1tmmary 

Recommendations of the WSMDC, to cany out the proposed policy, fall in to 
three categories. They a re (I) adopting and promoting policy, (2) determin
ing citywide housing needs and programs to meet them, and (3) maintaining a 
constant communication system between poli cymakers and private enterpri se 
interests-including property owners-affected by the mechanism of the real 
estate market. WSi\IDC specifically r ecommends : 

1. Adopting and promoting citywide housi ng policy through an existing 
or newly formed citizens committee with citywide representation . 

2. Staffing the committee with (a) periodic resea r ch services of an 
appropriate public agency to determine overall current and future housing 
needs as a basis for amending policy, and formulating programs to imple
meut it. Ulld (ll) a full-time staff officer qualiflPd to advise the committee 
and carry out its programs. 

3. l\Ia intaining a continuing public clearing house, in the office of the 
committee's staff, using maps, consultation, mediation, and other means 
(see below), for bringing into closer harmony private enterprise activities, 
public activities, and ti.J.e policy objectives of the committee. 
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Policy and, Staff Relatiowihips Proposed, in Action Recommendations 

Mayor and Board of AldermenI I 
+ + 

CITIZEN'S COMMITTEE ON HOUSING POLICY 

{Ciltzen•s Advisory Committee on Urban Renewal, 
Joint Planning Board, or New) 

I tRESEARCH STAFF PROFESSIONAL COUNCIL 
(Atlanta Housing Author• t ON HOUSING NEEDS 
ity,. Joint Planning Board, (Now)

STAFF OFFICERMetropolitan Planning 
Commission,. or Now) 

(New) 

.,.,.,.... ~-------~ ',', ----~----------
,~--- --:. ml!!!: ---- /,1t-'Public: Agencies .-,1r:- Privafa Groups Mediation Interested Groups 

Atlanta Housing Authority Atlanta Real Estate Board Mediation Panels Urban league 
City Departments Empire Real Estate Board American Institute ofi I
Joint Planning Board Mortgage Brokers I I Planners 
Metropolitan Planning Association American institute of 

Commission Home Builders Association ! + Architects 
Neighborhood Groups Chamber cf Commerce 
and Individuals leogue•of Women Voters 

Newspapers 
Eh:. 

Polley Unes--

Sloff Unes---~ 

Organization chart ea;plained, 
The organizwtion chart is intended: to illustmte desirable relationships within 

the ,official family, and between public and priv-ate groups for the purpose of imple
menting the proposed policy. The chart indicates ,tha,t, under ithe auspices of 
the mayor and the board of a'ldermen, policy and programs adopted in the 
name of the city by a citizens housing committee, should be based on a periodic
determination of housing needs made by a public research agency. .Arrows 
between ithe committee and public, private and other agencies and group&
indicate a continuing .two-way communication system providing for (1) the 
promotion ,of policy and programs by the committee and its staff, and (2) advice 
and information to ,the committee on current housing market supply and demand. 
Thus, it is anticipated that the committee can maintain a realistic view in 
formulaiting housing programs designed to aid and supplement privaite enterprise 
efforts. 
Policy aaopted, 011 a ci,tizen's housing committee 

The proposed policy, or some modification thereof, should be adopted by an 
appropriate citizen's housing committee after full discussion with officials and 
other persons concerned. Mter full coverage of the policy proposals in the 
newspapers, and opportunity for general public discussion, this function could be 
vested with either a group newly created for this purpose, or with an appropriate 
existing group such as .the Citizens Advisory Committee on Urban Renewal. 
Thereafter, the committee should seek continued understanding and support 
for its policy and its effectuation, through the board of aldermen, city depart
ments, chamber of commerce, real estate groups, various professional and 
civic organizations, and neighborhood improvement groups, such as the WSMDC 
and others, which have long sought :improvement of the housing environment 
in local areas of -the city. 

Citywide representation.-It is essential that the citizens housing committee, 
in adopting and amending policy :and formulating programs, be citywide in 
representation and metropolita.nwide in viewpoint. While housing needs are 
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felt at the neighborhood level, they must be evaluated in the light of a metro
politan housing market situation. 

Fixing responsibility.-The committee should be designa,ted or created by •the 
mayor or board of aldermen. 

Professional and technical assistance.-The committee should have the advice 
of the Professional Council on Housing Needs, research assistance, and full-time 
staff as outlined below. 

Staff assistance to determine housing needs and progranis 
The housing needs of Atlanta's citizens, including their special requirements 

depending on income, race, and other considerations, should be determined in 
light of (1) ui>-to-date figures on housing supply and demand, (2) professional 
advice from real estate and development specialists, and (3) policies of the 
citizens housing committee. 

Research on housing supply and demand.-The periodic determination of 
needs, primarily a technical task, should be made the responsibility of a single, 
public agency, such as the Atlanta Housing Authority, Joint Planning Board, 
Metropolitan Planning Commission, Oitizens Committee staff, or other agency 
wi,th appropriate facilities for research. Needs for housing should be stated 
statistically and broken down by income, race, size of family, and other pertinent 
considerations. These needs should be correlated with the housing supply data 
which is reported regularly by the Metropolitan Planning Commission. Unmet 
needs should he identified. 

Research r csponsibility.-Responsibility for this research program. once fixed, 
should be made a permanent part of the agency's program. Research reports 
should be submitted periodically to the citizens housing committee. 

Official statement of needs.-Housing needs determined by research staff, and 
accompanying program recommendations of the committee's staff officer, should 
be recommended to the citizens housing committee for study and adoption as 
an official statement of housing needs of the city of Atlanta. 

F1ill-t-ime staff officer.-K.ey to the success of the housing committee's purpose 
are the services of a full-time staff person. His duties would include: 

1. Generally, staffing of the several groups recommended herein, including 
( a) the citizens housing committee, ( b) affiliated neighborhood and mediation 
panels, and (c) the Professional Council on Housing Needs. 

2. Specifically, the implementation of housing policy in the following ways: 
(a) Coordinate the determination of housing needs in relation to race 

and income, and to relate these needs to available housing supply. He 
should guide the formulation of programs for meeting these needs. 

( b) Maintain the clearinghouse function through the maintenance of the 
residential area s map and related information referred to below. 

(c) Investigate special study areas, as indicated on the residential areas 
map. 

(d) Work with community groups to promote stability of property values 
and character of occupancy where this is indicated by the special studies. 

( e) Explain and secure support for housing and renewal programs. Gen
erate consensus among property owners and community groups where 
necessary. 

(t) Promote and encourage neighborhood improvement programs (action
type), relating these programs to the programs of city departments and 
other organizations. 

Public clearing house 
To facilitate the continual provision of accurate and authoritative informa

tion regarding those aspects of the real estate market affected by the proposed 
policy, this responsibility should be clearly placed with the staff of the citizens 
housing committee. For policy purposes, two specific kinds of information 
should be readily available to officials, private firms, property owners, and the 
general public. These are (1) information on housing needs and programs, dis
cussed above, and (2) information shown on the residential areas map, recom
mended below. An extension of the clearinghouse function, provided by the 
committee's staff officer, includes staffing mediation groups, recommended below. 

Residential areas map.-Maintained by the committee staff, with supervision 
from a professional council on housing needs ( recommended below) the resi
dential areas map should show-

(1) existing residential areas, distinguishing between Negro and white 
occupied areas; 

(2) existing and planned nonresidential development; 

https://officer.-K.ey
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(3) vacant land; and 
(4) areas being given special study. ( See below.) 

Essentially the same information has been maintained in the office of the 
Metropolitan Planning Commission for the last several years. It should now 
be put to general use. 

The general use of the map would be to guide overall residential development 
in accordance with city and metropolitan land use plans. Specifically, the map 
would indicate trends of racial occupancy. 

The map should be completely factual in character, reflecting the real estate 
market decisions made by buyers, sellers, and developers. The representations 
on the map should be supported by supplemental information, established by 
actual field inspection or written statements of property owners or developers. 

Supplemental map information.-Other types of supplemental information 
which might be available concerning residential areas are: 

1. Historical trends regarding race of occupancy. 
2. Planned public improvements ( schools, sewers, roads, etc.). 
3. Physical barriers (railroads, streams, etc.). 
4. Community institutions and programs (civic clubs, improvement 

programs). 
5. Operations of neighborhood-owned corporations for stabilizing race of 

occupancy (Southwest Citizens, Inc.). 
6. Support given by public officials to such corporations and related 

activities. 
7. Property ownership patterns. 
8. Areawide needs for housing. 

Special study areas to be shown on map.-Special study areas, with respect 
to race of occupancy, should also be shown on the map. These studies would 
be made by the committee's staff and confirmed by the professional council on 
housing needs. Findings on these studies would be based on the types of infor
mation described above. Appropriate symbols should indicate these findings as 
follows: 

1. Vacant land clearly indicated for future white occupancy. 
2. Vacant land clearly indicated for future Negro occupancy. 
3. Developed areas clearly indicated for transition. 
4. Developed areas found to be stable. 
5. Area under current study. 

Confirmation of facts shown on map.-To improve coordination between pub
lic and private groups influencing operations of the real estate market, to re
duce the possibility of misrepresentation of facts, and to insure private enter
prise a maximum opportunity to meet housing needs, judgment confirming the 
facts shown on the map shall be made by a Professional Council on Housing 
Needs (below). This is in keeping with the character of the map as a reflection 
of the present and indicated operations of the real estate market (rather than 
a map of "zones" established by legislative enactment, or "agreements" negoti
ated by community lea ders). 

Professional council on housing n eeds.-The council should be composed of 
the presidents (or their representatives ) of the local chapters of the following 
orga nizations : (1) Atlanta Real Estate Board, (2) Empire Real Estate Board, 
(3) i'llor tgage Brokers Association, (4) Home Builders Association, and, (5) At
lan ta Urban League. 

Also included in the council membership would be the Urban renewal co
ordinator and the pl annin g engineer of the city of Atlanta, director of Metro
politan Planning Commission and the director of the Atlanta Housing Authority, 
and the staff member of the citizens committee (who would also act as the sec
r etary to th e council). The council might have such other members as are agreed 
upon by the mayor an d the cha irman of the citizens committee. 

Prevention of misrepr esenta tion of fa cts.-Prernntion of the misrepresentation 
of facts in respect to race of occupancy or trends is vital if the public purposes 
of these policies are to be ser,ed . 

1. Discussions should be in itia ted with the professional real estate groups to 
draw attention to the need for rigid adherence to professional codes of ethics. 
The possibilities of pre,enting misrepresentation of facts through self-policing 
by professional groups should be exhausted before attempting public legi slation. 

2. Exi sting laws for preventing public disturbances should be aggressively en
forced in instances of factual misrepresentation, agitation, and intimidation in 
regard to race of occupancy. 
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Mediation of race of occupancy.-Media tion of race of occupancy should be pro
vided on the request of the mayor, aldermen, citizens committee on housing 
policy or affected property owners. Mediation is, on occasion, critically needed 
in tra~sition or potential transition areas, in "no market areas", and in or near 
expansion areas. Mediating panels might be permane~t or ad hoc, neigh':Jorhood 
-0r interneighborhood (like WSMDC) in scope. Staffrng would be provided by 
the staff of the committee. The findings and conclusions of a mediation panel 
may be directed to the mayor and boa rd of a ldermen, citizens committee, pro
fessional council on housing needs, real estate firms a nd professional associa
tions, and other parties involved. 

N eighborhood planning.-Mediation should be initia ted in those situations 
where development of vacant land needed for housing is impeded by uncertainty 
concerning the intended race of occupancy. An aggressiYe program of advance 
planning of neighborhoods by the city department of planning is essential to 
coordinate private development with administration of subdivision regulations, 
zoning, mapped streets, 221 housing, location of schools, playgrounds, parks 
and the provision of other public services. Many race of occupancy problems, 
otherwise insolvable, would be readily and properly resolved through sound 
neighborhood planning. 

IV. UNDERLYING POLICY CONSIDERATIONS 
Sumrnary 

In its approach to bring about solutions to specific race of occupancy problems, 
the approach taken by WSMDC has recognized a number of considerations as 
"givens" with respect to the real estate market. These considerations are basic 
to a full understanding of the policy and action recommendations proposed 
earlier. 

On the following pages four primary considerations are elaborated. They 
are: 

1. The existence of two real estate markets, white and Negro, which are de
termined primarily by decisions of property owners. 

2. The expanding demand for white and Negro housing, over the entire metro
politan area, requiring vast tracts of vacant land to be acquired for new housing. 

3. The essential role of transition housing, as an adjustment mechanism en
abling the real estate market to meet the needs of many groups-but requiring 
a cooperative effort by property owners to maintain either a white or a Negro 
market area. 

4. The importance of providing an authoritative, public source of information 
indicating current and likely racial occupancy changes in order to maintain 
stable market areas. 

Two r eal estate markets 
There are really two real estate markets-<me Negro and one white. Houses 

and property are either offered on one market or the other by the owner. In 
the minds of buyers and prospective buyers, the intended race of occupancy is 
an important consideration. 

1. The geographic distribution of these two markets over the entire city is 
determined by hundreds of thousands of separate real estate sa les. ( See map, 
R esidential Areas 1958, in Metropolitan Planning Commission office.) 

2. There are thousands of points in the city of Atlanta, as shown on the 
R esidential Areas 1958 map, where Negroes live side by side with whites. Many 
of these a reas have been stable for many years-some for many generations-and 
have enjoyed a strong real estate market during this time. 

3. Negroes, comprising 35.6 percent of the city's population, occupy a sub
stantially smaller proportion of the city's developed residential land, according to 
the Metropolitan Planning Commission. 

4. Whether an area is in the Negro or white market is determined by the 
property owners, although their decisions are influenced by many sources beyond 
their control. 

Housing expansion is a metropolitan problem 
New trends in housing demand.-The market demand for housing in the 

Atlanta area is growing !or both white and Negro, as measured by actual pur
chasing and renting trends. The size of this demand is shown by the net addi
tion to the housing supply of 8,000 dwelling units per year for white and 1,400 
for Negro.1 (It is further recognized here that real housing "need" often exceeds 

1 Annual avernges for the period 1950-58 (MPC). 
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the demand as expressed by market volume, and that expressed demand, in turn, 
often exceeds the available supply.) 

Most of the new home construction has been in ollltlying areas. Atlanta is 
growing horizontally raither than vertically. This move to the suburbs is char
acteristic of both Negroes and whites. Of the dwelling units added to the Negro
housing supply since 1950, 72 perceDJt has been new construotion occupied from 
the first by Negroes. Only 28 percent was "secondhand" housing ,transferred 
from the white market.2 

Vacant land, required, for housing empa,nsion.-The need for new housing for 
both white and Negro will co.:J.tinue to grow. The overlay on the residential areas 
1958 map shows the amount of land which will be needed by whites and by Negroes 
during the next 5 years. It shows the amount of land on which new houses will 
actually be built, plus the additional acres needed to maintain competitive prices 
for land. 

1. Compared with the need, the vacant land within the city of Atlanta is so 
limited that only one in four new houses will be constructed within the Atlanta 
city limits (see also Atlanta Comprehensive Plan, p.1, table 1). 

2. Obviously, the land in the Negro-occupied corridor to the west can only 
provide for part of the new housing. Indeed, there is not enough available vacant 
land within the city limits of Atlanta to accomodate the Negro population. 

8. Therefore, both white and Negro housing will necessarily distribute itself 
among various parts of the greater metropolitan area. 
Transition areas 

The transition of housing from white to Negro markets is an important concern 
for public policy. Four points should be stressed: 

1. Often, this is not the best way to provide for Negro housing. 
(a) This is not the greatest need, nor is it the largest demand. Negro pur0 

chasers want primarily new suburban housing.
(b) Transition works a hardship on indiVidual :families. The process of se

lecting a new house, selling an old one and moving is disruptive and aggravating 
at best. When forced by changing neighborhood conditions, it is conducive to 
b.ad community and racial attitudes, and has too frequently led to intimidation 
and violence. 

(c) The values of community life built around schools, churches, lodges, and 
other organizations, are built up over a period of years, even generations. They 
are essentially wiped out and lost when the community population is displaced. 
In the sense that the city of Atlanta is made up of a number of parts, the city as 
a whole suffers a loss when an established community is destroyed. 

2. Nevertheless, transition is an essential adjustment mechanism enabling 
the real estate market to meet some of the housing needs of different racial and 
income groups. We would 'be in bad shape if we had to do without it. 

8. The final say in matters of transition is in the hands of property owners 
in a particular area. The individual has the right to decide whether or not 
to sell, and to whom. 

4. It is a matter of experience, however, that the cooperation of property 
owners within an area is essential. They must either sell on the white market 
or on the Negro market as a group. One or two property owners alone cannot 
change the character of an area unless they succeed in panicking other property 
owners. However, if cooperation breaks down and one group of property owners 
tries to sell on the white market, and the other on the Negro market, the net 
effect will be no market. Thus, they will hurt each other. 
Public information on racial occupancy changes 

It appears important to make the indicated race of residents for all areas 
of the metropolitan community a matter of mapped, public information. Among 
the many reasons for this are: 

1. Mortgage firms use this information since transition is a factor increasing 
the rate of mortgage foreclosures. 

2. Realtors need such information so as to authoritatively advise prospective 
buyers as to racial trends. 

8. Under Georgia laws, many public facilities must be planned according to 
present and future residential racial patterns. Careful expenditure of public 
funds, particularly for capital improvements, requires the best possible inform
tion on population distribution by race. 

2 "Changes in Negro Honslng Inventory, 195~7," for the nrban areas of DeKalb and 
Fnlton Counties (MPC). 
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4. Property owners need to register their own intentions, and neighbors 
should be informed of these intentions. This will help prevent neighborhood 
conflicts which remove property for sale from either housing market. 

5. Public information indicating trends of racial occupancy is necessary to 
resolve emergency problems without violence to life and property, thus pro
gressing toward the orderly and peaceful development of the city. 

THE MAYOR'S BIRACIAL Co~nfITTEE, OR A X EW LOOK AT AN OLD PROBLEM 

( Statement by T. M. Alexander, Sr., member of Mayor's ,vest Side Mutual 
Development Committee and Negro business leader) 

No problem, however simple or perplexing, a rises in any area of human rela
tionship without motivation or stimulation either willfully or by default some
where along the line. Once a problem is recognized, all sorts of wild specula
tions usually follow to either justify or explain it away by the simplest possible 
method and the minimum amount of serious thinking. The real source is often 
overlooked or seldom admitted. The truth is bard to face, but the inevitable 
solution to any problem is based on facts. 

Let's see what a new look at a few simple historical facts will reveal about a 
problem that is rapidly finding a happy solution. 

In many southern cities, the impact of industrialization, farm mechanization 
and labor unionization has brought along, with its advantages, many inescapable 
problems. :--one bas been more acute than the "housing problem" of minorities, 
greatly aggravatecl by a traditional pattern of segregation and discrimination. 

Few southern cities have faced this problem with greater courage and a 
higher degree of statesmanship than Atlanta. In recent years more real prog
ress bas been made in this a rea of race relations than in any other which cla ims 
our attention with equal urgency. This new concept did not evolve by accident, 
nor can any single set of circumstances or incidents be pinpointed as the spark 
that set off this eager, honest search for a new solution to an old problem. 

As in most instances, when we seek the truth and find it, the simplicity and 
utter obviousness of the answer is frightening. We are sometimes inclined to 
even doubt its existence, when we realize bow close we had always been to it, 
being too blind or too stubborn to see. 

Housing in the South for the Negro minority bas followed a consistent pattern 
with very little deviation. A look at recent maps prepared by the Metropolitan 
Planning Commission reveals a crazy-quilt pattern, indicative of the lack of 
planning and over a half century of gross neglect in good community develop
ment. The purpose of these maps and other studies now being made by our 
city in cooperation with other governmental and private agencies is an 
indication of our determination to act on the facts we have discovered. 

It is hardly adequate or honest to just look about at the rapidly expanding 
Negro community and conclude by designating it as a "problem." It's interest
ing to look back to its origin; the why and how is often enlightening if not 
incriminating. 

Negroes and whites have always lived as neighbors in the South, in many 
instances much closer than today Before Emancipa tion they lived on the same 
lot, same farm, and frequently in the same house. This was considered not 
only desirable but was demanded for convenience and economic reasons. So 
accustomed was the South to this pattern, which served its purposes, and without 
friction, that it was given up with great reluctance. In some rural sections 
throughout the South t he pattern still prevails and not infrequently in urban 
areas where the status quo can be maintained. During the Reconstruction 
P eriod, little "pockets" of Negro communities were dotted like piles of rubbish 
in every white community in all sections of the city. lit was planned that way. 
The Negro, being basically engaged in services and unskilled labor, was en
couraged and assisted in developing a community in close proximity to his 
place of employment or within calling distance of the "big house." Sometimes 
he was given a plot of ground, a small farm, or a small house to insure this 
accustomed convenience. 

Since the Negro has always been a potent factor in the economy of the South, 
be could no more escape the benefits from it than be could his contribution to it. 
Out of the meager compensation received for more than meager labor he man
aged, through thrift a.nd sacrifice, to improve in proportion to rthe improvement 
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going on around him. Wherever progress has taken place in any community 
to which he was exposed, he has, in the face of added difficulties and disad
vantages, somehow managed to move a little furth er ahead economically. Some
times it has been with the cooperation of his white neighbor, often with the 
lack of it, and in the face of unwarranted opposition. 

The southern Negro, like his white neighbor, is basically a home lover; he 
likes to have something to which he can anchor, something he can ca ll his 
very ow n. He takes great pride in homeownership. He will make any sacri
fice to get a little piece of land or a cottage, and even when forced by economic 
circumstances or other restra ints to live in the ghettos, his greatest ambition 
is the rlay when he can muster up that downpayment on a home of his own. Some 
never do but they never stop trying. Once they get in a home, the record shows 
they are excellent mortgage risks. They not only keep up their payments but 
keep their property in a good sta te of repair and constantly try to improve their 
living conditions. Many take it step by step until they reach their ultimate 
objective in the type of home and environment in which they wish to live and 
rear their families. I can recall many instances where a couple started by rent
ing a l'Oom, then an apartment or a small home, and continuing by the purchase 
of their first house and finally to the modern cottage about which they had al
ways dreamed. A number of factors may have intervened to delay the reali
zation of their dream, but they never lost their hope. 

All the members of a democratic society enjoy the economic fortunes and 
suffer the misfortunes of that society, no matter how segregated or circum
scribed they may be. Maybe not in an equitable proportion, but, if the South 
makes great strides economically, the Negro will always advance because whether 
we choose to or not we are tied together by a common destiny. Show me a 
community where the white population is derelict and backward and the Negro 
population is equally so. Even within the peculiar pattern in which we live 
as neighbors we can't seem to escape each others woes, and we are always 
following a parallel line which sometimes crosses and often threatens, because 
of mnrked similarity, to meet. 

Following World War II , one of the major problems facing the country was 
inade(luacy of housing. The Federal Government in rapid sequence set up a 
nnmber of housing agencies-The Federal Housing Administration, Puhlic Hous
ing Administration, and Veterans Housing Administration. A variety of com
missions and commissioners were established or appointed to administer the 
job of providing emergency housing for returning veterans and a civilian popu
lation too busy with war production to house itself. 

Housing was a national problem; slums had increased with all its attending 
evils-delinquency, crime, and increased death rates. This was not a pretty 
sight to greet homesick. warworn veterans. 

Wilson Wyatt was given the task of stimulating action to relieve the emer
genc-y hons ing problem on the loca l level. Atlanta got off at the "shot of the 
gnn ." The Atlanta Chamber of Commerce at that time was under the leader
ship of Attorney Elbert P. Tuttle, now Honorable Federal Judge Tuttle. The 
chamber had a housing committee which was already at work on Atlanta's 
housing problem. The mayor immediately designated this existing committee 
as the Emergency Housing Committee which was asked to assume a larger and 
OYerall responsibility. A small group of Negroes were invited to a meeting 
at the Chamber of Commerce office. Each group present tried to project its 
immediate and future housing needs. 

At this meeting, It was pointed out that one-third of the population occupied 
approximately 10 percent of the available land. The Negro population was 
growing rapidly and the "small pocket communities" were bursting at the seams. 
Not only did the egro need immedia te housing relief, but he needed land for 
future expansion and community de,·elopment. It was sighted that the pattern 
of growth the Negro community had followed for years was conceded not to 
be to the best interest of race relationship but which was the only available 
a lternative. Few houses were being constructed by individual Negroes, but 
the number was negligible. For the most part, the great masses were poorly 
and inadequately housed with no immediate relief apparent. Considerably 
more was being done to relieve the housi ng among whites. As better housing 
became available for the non-Negro population, those who could afford it moved 
leaving their secondhanded housing either for other less fortunate whites or 
preferably for Negro occupancy. Because the Negro demand for housing was 
greater and the supply limited, the opportunity to get a few extra dollars from 
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the Negro market set off a spark of economic exploitation that almost got out of 
control. 

Many of the present Negro communities in Atlanta were formerly occupied 
by whites. The housing profile of our city has changed considerably in the last 
half century. Whites have moved out and Negroes have moved in, but it was 
the only available solution. Negroes had neither new housing nor sufficient 
aYailnble land on which to build. Those who owned the land would not sell 
for Negro housing. Every Negro community was "bottled" in on all sides. 
There were two ways out, either by expanding into the white community or 
"leapfrogging" into the suburban areas, a nd there again you met another white 
community. Something had to give a nd nothing seemed inclined to. This was 
the beginni ng of housing tensions and a misconception which continued and 
still harass racial good will and understanding, malicious damages of all sorts: 
Fires, cross burnings, "nightshirt" parades, bombs, and what-have-you, em
barrassed and tormented the life out of Negroes, who wanted but one thing
decent housing in which to rear their children into respectable useful citizens. 
He was forgotten for centuries by neglectful city fathers who seemed completely 
obliYious to the needs, the aspirations and the future well-being of one-third 
of the city's population. "When you sow the wind you often reap the whirl
wind," and the ghost of our neglect at some time will come back to haunt us. 

Housing conditions began to show improvement for minorities in Atlanta 
under the Roosevelt administration and the advent of public housing which 
replaced many of Atlanta's worst slum areas. The local city government, 
under the progressive and enlightened leadership of Mayor iV'm. B. Hartsfield, 
has done more in the past few years to eradicate slums and ghettos tha n all 
the other administrations combined. You were able not too many yea rs back 
to tell exactly where the white community stopped and the Negro community 
bega n ; this is still true in too many southern cities. '!'here were no sidewalks; 
streets were unpaved; inadequate street lighting; infrequent collection of 
garbage; and numerous other objectionable identification marks of the Negro 
community. Today, except in rare instances, these major blights to normal 
living ha 1·e been obliterated; the few that remain a re getting constant attention. 

This new look at an old problem did not just happen. The initiative had to 
come from the group most affected as does all constructive changes. The Negro 
community had been concerned but had not been able to make its concern articu
late. Petitions, requests, a nd appeals ha d gone unheeded. 'l'he few so-called 
exclusive residential sections were unprotected either by inadequate zoning 
laws or the enforcement of existing laws. Stores, factories, liquor stores, a nd 
trucking firms, popped up next door to or across from some of the best resi
dences in the city owned by Negroes. Appeal after appeal went before the 
zoning boards only to be denied. Negroes lost heavily in the depreciation of 
their property values. Many, too deeply entrenched financially to mo1·e, found 
themselves living in second-rate commercial a reas. There was no suburba n 
land available and all Negroes lived in the thickly populated urban area. Even 
inside the city limits you could not always be sure of all the necessary utilities 
tha t make for healthy wholesome living. 

This in itself put a premium on all adjacent white communities, and increased 
the potential of racial tension. If the Negro could move into a section pre1·iously 
occupied by whites, he could be sure of paved s treets, transportation facilities to 
and from work, proper street lighting, and all the normal conveniences to which 
a ll citizens a re entitled. His willingness to pay a premium, if the prices paid 
can be so classified, serve to induce a bit of greed sometimes on the part of his 
" 'neighbor." 

Here may I point out the gross misconception that generally prernils when 
Negroes begin to move into houses made available in borderline or white com
munities. It isn't at all true that Negroes are particularly concerned or inter
ested in moving next to or in close proximity to whites. It's simply that these 
communities afford those conveniences which they are entitled to in their own 
communities and have been denied. One other idea should 8 lso be corrected, it 
does not follow that a Kegro who moves from the slum or an inferior crime-
infested enYironment will bring into the new community the characteristics of 
his old environment. Unless, of course, you can pro1·e thnt e1wironment has 
nothing to do with the character or culture of a people. ·when the first Kegro 
public housing project was being considered in Atlanta, it was reputedly said that 
it would be a waste of money to build such a project in this slum and crime 
infested hole; that Negroes would be cutting wood on the floors , and making 
booze or storing coal in the bathtub. This particular project is one of the best 
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kept and bas fewer police calls than probably any in the city, and some of the 
same people who occupied the slums ha ,·e been there since its completion. l\"egro 
homeowners ha Ye not depreciated the value of prope rty they acquired from whites, 
but in mo t instances enha nced its , a lue by improYing it and planting g ra s a nd 
flowers where weeds were. The Negro has always ha d a latent lorn for bea uty 
but too few oppor tunities to expre s it. 

Negroes, as well a s the ir white neighbors, had been <l er eli ct about r egistering 
and YOti ng. A maj or r eason was the so-called "white primary" allll the poll tax 
which disfra nchi sed both ra ces. After the removal of these two evils, through 
constant prodding by dedicated leader hip, he finally bega n to wake up to the 
value of the ballot. He disco, ered that it wouldn't take too many votes to make 
his one-third population strength a bnlance of power. In n few significant local 
elections his ,·ote spelled the difference. Thi s was the begi nning of a turning 
point and a new and wholesome concept of the Negro in the city of Atlanta. 

Parall eling this new politi ca l interes t wa s a qui e t, pers istent, and sound 
economic development sponsor ed by him, initiated by him, and controlled by him. 
No city in America can ma tch the eco nomic progr ess of the Negro in Atlanta. The 
racial good will an<l cooperation on the economic le1·el is one of the most fantastic 
and fascinnting stori es of America n enterprise and genius. The focal points 
around which this r emarkable advance ha s been soundly constructed are bis in
surance companies, banks, and other financial institutions-all managed and 
controlled by trnined indiYidual s ded icated to r a ising the economic standnrds of 
the l\"egro community by sonnd, in te lli gent finnn cia l guidance, leade rship, and 
assistance. These institutions are competitiYe, well-constructed American en
terpri ses whi ch, unlike his early housing co mmittees ha Ye no identifi cn tion marks 
to distingni sh them from their neighbors simi larly engaged. These businesses 
were prepa ring themselves to sen-ea gr eater purpose nnd a mnjor fun ct ion in the 
not too distant future. They, too, r ea lized tha t it isn ' t enough to hope, to wi sh, 
to ask; you must be able t o contribute not only to your own aspirations but to the 
total good of the total community. To dernarnl politi cnl and economic respect, you 
must haYe politi cal and economic respectability. These are the two keys that 
help to open the door where old neighbors begin to t ake a new look. 

Follow chronologica ll y th e steps tha t have been taken with the foregoin g 
a s n. background beginning with the Emergency H ous ing Committee form ed in 
1947 a t the direction of the l\Iayor. Immediately following that origina l meet
ing in the Cha mber of Conunerce office, \\"hen the news got out, the land grab
bers immediately went to work. Negroes were expanding in an orderly and 
logical direction out Simpson R oa d westward toward the river. Jns t ahPacl 
of the Negro development but directly in its pa th was built up n nPw white 
community to the west of Hightower Roa d: the arPn generally kn own a:- Collin· 
Heights. This, along with other Yacant land owned by whites, a fford ed nnothn 
road block to Negro hous ing expans ion. When all the avni lable land wa s uti
lized Negroes again found themselves bottled in on nll s ides. The Wes t Lake 
area because of its proximity to the new cleYelopm ents wa s willing!~· relinqu ished 
to a Negro developer. This area and the development out Hun ter to \Yarcl l\Ioz
ley Park, la id Mozley P a rk open to a na tural pincer movement. It became a 
wedged-shape white community between two fully developed Negro communi
ties, both bursting at the seams. The untimely road bl ock boomeranged a nrl 
shifted the pressure from the wes t toward the south , and l\Iozl ey Park was 
litera lly pinched out of exi stence ns a white community. Th is did not happen 
without incidents and some rath er amu sing and rath e r di sgus t ing ta c- tics. 

Negroes were liYing within one block of l\Iozley P a rk on Ilnnter Road which 
bf>came Mozley Drh·e \\"ith the first house occupi ed by " ·hitC's. Hunte r Road 
street s ign was . hi fted block by block as Negroes approachPd Mozley Park, 
until they occupied too much of it to move it any furth er. The str eet names 
are still used interchangeably. Negroes and wh ites ob,iously were not sup
posed to li\·e on stree t bea ring the snme name e\·en though thPy do. 

A few new organ izntions were fo rmed in the comm unity nndrr the lead er
ship of profession a l ag- itators. a few crosses were burned, a few homes visited, 
and a few dollars collected by the leaders to prp,·ent th e shift OYer. A few 
r ea l e. tate brokers had thei r licenses cancel ed on trumped-up charges which 
could be made to s ti ck legally, such as rni s represr ntntion, the most fre(] ur ntly 
mi sused. but :\Iozley Pnrk went as had others before it. The school nnd the 
pa r k. ,vith its swinun ing pool, \\"h ic-h gn Ye Xrgroes thei r third swimming pool 
in the city of .\ tlanta . were rC'luctantly gi Yen np. Some of the \\"hites were 
slow to moYe and some held ou t f or extort ions price:::, and many got them. Some 
ha,e not moved and seem content wi t h their new-found neighbors . All sorts 
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of pressure was u sed to maintain this a rea as a white community. Fi1;1ancial 
institutions were r equested not to finan ce the purchases of hollies for l\egroes 
in Mozley Park. The l\egroes' own financial institutions broke that bottleneck 
by making the first few loans and ended up competing with every financial 
institution in the city for the mor tgage busi ness. 'l'he econom ic key opened 
the door that is no longer shut. This business ha s turned out to I.Jc some of 
the bes t in the mortgage portfolios of t he loca l lend ing institutions . _The mayor 
was erroneously accuse<l of having promi:;ed Mozley Park to the Negroes a nd 
was threatened with political revrisa ls at the ba llot box, come next elect ion. 
'l'he trutll of the matter is t he community itself was split in two faction s, some 
wanted to sell and others did not or pretended not to wa nt to sell. Tile ones in 
the block immed iatel y next to the Negro community objected to forming a 
" buITer" for their neighbors, so they sold first. The following block took the 
same position as the first a nd they follo\\·ed in order. A commi ttee of whites 
waited on the Negro brokers at a called meeting with tile press and pol ice present 
to express their determination to sell. When the Empire R ea l Estate Board, 
a Negro loca l organization of over a hundred brokers and salesmen, refu sed to 
get in the s ituation at the beg inning, a n onmember so ld the entire block wi th
out difficul ty . :b'inally when it became definite that the community would go, 
the l\"e~ro broke rs sold it out in less than a year and the follo,-ving year the pa rk 
and school were turned o,·er to ::>; egroes. 

It was di covered in this experience tha t this pattern of expansion was not 
only costly financially, but more important it was costly in good r acial 
relationship. 

The i\letropol itan Planning Commission bad published its first r eport called 
"Up Ahead"; it ba d made a thorough and scientific study of the future land use 
in Greater Atlanta . It bad proj ected the population trends and movements and 
t ried to calculate as objectively as possible the housing needs and land needs 
for hous ing expansion. Kno,ving the limited land ava ilable for Negro housing, 
it designated cer tain land lots and tracts of land which it felt shou ld be made 
available fo r :\"egro housing in the future. '!.' bey, however, overlooked two social 
factors whi ch subjected it to severe criticism and severa l public hearings where 
they were bomba rded by l\"egroes and 1vbites. One was that practically all the 
land desi gnate<l ,,·as 01Yned by whites who bad their own personal plans for its 
future use, and certainly had no intention of making it available for Negroes. 
The second, l\egroes were chaffing under the impli ca tions and the stigmas of 
second-class citizenship characterized by seg rega tion and discriminati ons of a ll 
sorts. To them "Up Ahead" was 50 years behind the ir time schedu le for t he 
abolition of segregation based upon race. To plan segregated areas for :\"e;::roes 
50 years hence was tantamount to denying them for at least a nother half century 
the opportunity to realize a n objective that was already be ing r ea lized . The 
11-Ietropolitan Planning Commission meant no offense, of that I am cer ta in now, 
but the report drew fire and resentment. It is difficult to be objectiYe aud r eal
istic a nd at the same time conform to all the customs, mores, and traditions with 
which we southerners are incumbered. With these two exceptions, the report 
showed considerable promise and served to point up just how many years we were 
behind in making a blueprint. 

The pressure fur mor e hous ing was still present, new industri es mo,·ing south• 
ward continued to a ttrac t labor from outside the area aucl away from the rura l 
sections. Atlanta is one of the most attractive cities in the South, though an 
inland city. Its schools, its climate, its natural resources, and for a ll its prob
lems, its better th a n average race r ela tions, make it an "oasis" in the South 
for Negroes. You ha rdl y compare it with other southern cities; it's more appro
priate to draw a contrast. 

With all available land being developed or occupied for Negro housing, the 
l\Iozley Park s ituation set off a pattern. The feeling abroad was, if you want 
to ge t out of your present comm unity and get a good new modern home, cap ital ize 
on the Negro market; they're short on hous ing and will pay the best price. At 
the same time the developers of white hous ing bad overclone their job of pro,-icl
ing new subdivis ions for whites through libera l VA and FHA fin anci ng, "ll"ill ll

fall s" included, and the supply was in excess of demand. Cunningly, but not 
quite "cricket," rumor began to spread, "This secti on is zoned for colored. 
Negroes are going to move here or there. The mayor or the Planning Commis
sion, or anybody that could be named, has designated this or that area for 
Negroes." It isn' t certai n where or bow the rumor sta rted, but a lot of people 
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started looking for new places to mo, e in the a lready aYaila ble whi te subdivision 
and Negro brokers were urged to hurry to get a sa le for white houses so they could 
conclude the purchase of a new one. This started a nother wa ,·e of tensions 
because there were a lways those who had their doubts and were unwilling to 
move on rumors. Th is aga in ca used communi ties to split and neighbors to lose 
fri endship. The Negro represented a ready market, but he was a lways caugh t 
in the community crossfi re. 

It was a t th is point that the mayor , a long with other citizens of both races, 
decided to take a positive step. 

The Negro community continued to expand a long the same pattern and there 
were consta nt tensions which a t times reached the point of lawlessness and 
violence. While the problem ,vas pr imarily on a community level, it frequently 
got out of bounds a nd sympathizers or agita tors from other adjacent 
collllllunities contributed to complicat ing a nd confusing the issues. 

The main spots of tension were in the West End section of Atlanta, where 
Negroes had moved on the north s ide of WestYiew Drive and whi tes s till occu
pied the south side. I mmediately the ,vhites began to offer their houses for 
sale to Negroes, a nd a few were sold. The West End community went up in 
arms against the administra tion for permitting this invasion of this ra ther 
la rge community. 

The mayor appointed a six-ma n committee composed of three whi te citizens 
and three Negro citizens from the West End a rea of Atlanta. This committee 
was to ac t only in an advisory capacity to work with the citizens in the commu
nity involved in a n effort to agree on the peaceful and orderly development of the 
white and Negro communities on the West Side. 'l'he committee was called the 
Mayor's West Side Mutual Development Commi ttee. The director of the 
Metropolitan Planning Commission was named technical ad viser. 

This was a new a nd timely approach to a problem which was increasing in 
intensity as Atla nta's populat ion expanded beyond its ca pacity to adequa tely 
and equitably house both races. 'l'he first meeting was "cold" and cautious. 
There was a definite lack of mutual understanding and sympathy on both sides. 
The forced ha nd shakes were limp and without warm th; there was even a 
feeling of inner tension and resentment, and a wall so thick between the group 
on opposite sides of the table that it was almost visible. 

The purpose of the committee was expla ined carefully and concisely. It was 
the general feeling of the mayor that if we could sit clown together and take an 
objective look at our mu tua l problems as intelligent citizens, we might be a ble 
to work out a solution. It would have to be a matter of give and take with 
mutual respect and equita ble considera tion for each. This committee would 
attempt to work out its difficulties on a community basis, handling each problem 
on its merit unemotiona lly a nd wi thout prejudice. 

It was caref ully pointed out tha t zoning for racial groups was unconstitu
tional and tha t no one could prohibit by law any person from buying a home 
in any section of the city a nd moving in it. Further, tha t the city law was 
encumbered with the respons ibility of protecting thi s right of any citizen along 
with other property rights which a re equally enj oyed by a ll races. H owever, 
both races ,vere inclined, without relinquishing any of their rights, to cooperate 
to protect t11e rights of each a nd respect the ' 'integrity" of exi ting communi ties. 

This "integrity" of communities carries certain implication which should be 
cla rified a t th is point . It has become a sort of basis for understanding in the 
past few yea rs and originated with this committee. It has become a kind of 
yardstick to determine to what length each group could go cooperat iYely and 
at the same time avoid obvia t ing a ny of its legal rights or setting a pa ttern 
of procedure that looked like com1 romising basic pri nciples. A communi ty 
which has "integri ty," as defi ned by this commi ttee, is a complete homogeneous 
community ; a communi ty composed of neighbors who have become accustomed 
to living together, whose children ~o to the sa me schools, churches, a nd pa rks. 
It has its own shopping center a nd a Ya riety of homes in various classes. It 
has potentia l growth and development a lready in progress. It is not a "fringe" 
or "pocket" communi ty nor tied into any other communi ty of simila r char
acter. It's like a sma ll town wi thin itself. West End is that kind of a com
mun ity ; Adamsville is also that kind of a communi ty; but, even communi ties 
wi th •'integri ty" have bounda ries, they don't go on infinitum, nor has its 
" integri ty" been jeopardized a t the point where the community tops. This defi
ni t ion applied to both racial groups and in some instances to them join tly. 

With thi s as a new but basic concept, the committee could, with some degree 
of accuracy, define communities and solicit mutual cooperation in protecting 
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them, not against just the matter of Negroes moving into basically white com
munities or vice versa, but to protect them from anything that might change 
thefr basic character or disrupt the homogeneous quality that made its exist
ence possible.

This was the only basis the committee could honorably proceed with its 
work. Each member of the group represented a constituency which had to 
agree upon any recommendation coming from the committee. Civic organiza
tions and professional organizations had to be sold on the general idea and 
on specific recommendations for them to be effective. Therefore, any sug
gestion had to be to the mutual interest and free from any attempt at intimida
tions or illegal restra ints. 

The first and most difficult job was to get the committee together on its true 
function. This was a far cry from what they had in mind when they were 
called together. The early meetings were consumed by attempts to clarify 
and correct numerous misconceptions relative to housing expansion of minori
ties and the legal aspects of attempted restrictions based upon race. Again 
and again the committee had to be reminded that there was no compulsion 
on the l\ egroes to refrain from buying property owned by whites, and that 
they cvuld not buy it if it was not put on the market for sale. It was also 
impossi ble to require a white person to refrain from selling his own property 
to whomever he wishes, even if it affected the total community in which his 
property wa located. It was emphas ized that the initiative to protect one's 
community must emanate from the community itself and not from those out
side who bad thei r own special reasons for wanting a community to r emain 
one way or the other. It was concluded that it is unfair, unjust, and in
appropriate to ask real estate brokers to refrain from selling or accepting for 
sa le property wbich ,,.as placed ou the market by the owner with specific 
instructions which were not in violation of the law and within his property 
rights. 

It is interesting how custom and practice can become so much a part of a 
pattern that it is continued by many to be a matter of law rather than of 
tradition; and, when auy group persists in inflicting or enforcing the customs 
in solving any problem disregarding the legal rights of the other, the application 
of the law meets with resistance. Traditional patterns, if followed long enough, 
e,entually begin to be accepted as law. Hence, considerable time had to be 
spent in differentiating one from the other. 

Gradually, with patience and an honest e!fort on the part of every member of 
the committee to define and isolate every problem objectively, the coldness began 
to melt away. The committee began to look and act like statesmen, ded icated 
to the job of finding the answer to the perplexing problems which finally were 
looked at as a mutual responsibility. Members began to know and understand 
each other and respect all points of view and to face them with courage and 
conviction. 

Many who came before the committee with problems are amazed at the relation
ship and mutual respect which the members have for each other. Everyone is 
relaxed and casual and occasionally spend a little time while waiti ng to get on 
some particular problem, discussing things of general interest locally or nation
ally. Points of view are exchanged on politics, sports, some recent interesting 
experience on travel, or anything that might come up. The whole atmosphere 
is one of congeniality. We have been neighbors a long time but spent very little 
time or had too few opporunities to get acquainted and herein lies the basis for 
most of our racial problems. 

Few members of the committee had ever thought of how and why housing for 
minorities in the South presented a problem. Few, if any, knew the population 
ratio and the disparity in the allocation of land available for housing. Practically 
none had ever gi,en thought to the real reason for Negroes readily agreeing to 
purchase houses in communities formerly occupied by whites or in borderline 
areas. No one dared admit openly that for years Negro housing in the South was 
stagnated and ghettos perpetuated by the same forces which controlled tile 
financial institutions. Until 20 years ago it was difficult, even in Atlanta, for a 
Negro to borrow over $5,000 on any house and it was conceded that with frw 
rare exceptions no Negro house was worth more than $5,000. This situation still 
prevails in many southern cities and in practically all where there are no Negro 
financial institutions to take the initiative in exploding the myth that the Negro 
is not a good mortgage risk. In some smaller southern cities, even with Federal 
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aid, you can't get decent housing for minorities. The ghettos are owned by those 
who haY c a vested interest in the banks to whom they would have to appeal for 
loans. The supply of Negro hou. ing is controlled and limited to insure the income 
of the landlord . Any outside attempts to correct this evil is met with strong 
oppos ition. The muni cipa lities have been derelict in their responsibili ty to the 
total community by permitting this practice to persist. It has pamperized and 
narrowed its tax base, permitt ing usable land to be vacant and collect menial 
tnxe on slums which had a potentia l yield that would lift the entire economic 
level of the comm unity. Hence, everybody suffers in the Jong run; the Kegro, for 
lack of housing, high dea th rate, and crime; the majority of the whites exploited 
by paying the bigger encl of the tax bill of the few; the total community, by Jack 
of development and progre s which a u adequate tax base would make possible. 

Atlantn came to rea lize this, and no city in the South is growing as rapidly 
and its potential is incalcula ble as it moves progressively to provide for all 
its citizrus inrli.·crirninately. 

The Mayor's Committee, as it is sometimes called, is contributing quietly but 
effcctirnly toward ma ki ng Atlanta the model city of the South and is setting a 
new pattern for approaching our common problems. 

The committee members frequ ently contact each other between called sess ions 
on matters of mutual interest and concern. For example, a white committee 
member will call one of the Negro members and inquire what his position is 
relative to a proposed liquor store in or near a Negro community, or he mi ght 
suggest calling a meeting to di scuss some proposed transition or change in a 
community which might be of concern to both groups. Suggested action prior 
to a problem is often made possible by thi s free exchnni::e of ideas. 

At one of the meetings called for the purpose of considering a subdivision 
develo11mcnt promoted by whites for Negro occupancy, the idea was di scour
aged by the entire committee, because it was not in keeping with the character 
of the community and would present future problems. The promoters took 
the position the committee wns in violation of the constitutional rights of the 
Neirro to try to prevent thi s project. The qunrrel was between the white pro
moters and the white members of the committee on the rights of Nf'groes to 
Jive any place. Obviously, it was a matter of economics in this case, which 
so often determines the presence or absence of moral honesty. They were 
advised that the Negro members of the committee were fully conscious of their 
rig-hts and had no intention of relinquishing- them. This committee wns a citi
zens committee and simpl y tried to advise steps which would insure the peace
ful, ordNIY, and equitable expansion of all communities on the West Side. 
Thi s proposed expansion could not be recommended hy the committre nor could 
the committee prevent the developers from exercising their property rights to 
proceed. When all the fa cts were made known, the project was withdrawn and 
the promoters ag-reed the committee was right. On another occasion a " "hite 
civic club objected to a Negro development in a certain area and it ca me before 
the committee for advice. The committee convinced them they were in error 
nncl their objections to it were contrary to the principles of fairpla y. They 
agreed and withdrew their objections. 

A commercial development was seeking a permit to enter a section being- devel
oped hy Keg-roes. The white and Neg-ro citizens of the community joined forces 
to pre,·ent it. as being- again st the interest of the Neirro property o"·ners. In one 
commun ity th at was divided on whether it would sell to Neg-roes or not, the com
mittee sugge ted that th ey send out a questionnaire and find what the majority 
opinion ,;vas. When the reports were in, it was overwhelmingly in favor of selling 
to NegToes. The minority acquired and the transition was made over a period 
of a few mon ths wi thout fricti on a nd with complete cooperation of the entire 
community. 

Vi olence hn s been completely done away ,;vith and minor tensions are usually 
reconciled throug-h negotintions and discussions on a comm unity level. with the 
committee acting in an advi sory capacity. It has banrlled many situations that 
might have pro\'ed emba rra s.c: ing- to the community and done irrepa rable damage 
to r acial relations a s bas been clone in many southern cit ies. Thi s is the first 
ti me the rea l story bas been made public. The committee wanted to he certain 
it could r eport success in a unique approach to a practical community problem. 
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Tile Mayor 's Commi t tee is proving what can be accom11lished, on('e we ta ke a 
lit t le time to get acqua inted. We are neighbors but we don' t alway~ act like 
neighbors beca use we don't give ourselves t he ov11ortunity to get to unders tand 
each other. 

During the pioneer days of the West, a tough bo rder town was f aced al so with 
a housing problem. T he one hotel was crowded and on ly one room conta ining a 
double bed was a vai lable fo r the nex t customer . W hen that customer came the 
clerk expla ined tha t it was customa ry to sleep two to a room due to the shortage 
of accom111odnt ions. He was ad vi eel that before morni ng he would in a ll prob
ability have a bedma te. If be was willing to accept the room wi th that under
standing he could be taken care of. The 1·is ito r agrcecl. He went to hi s room, 
pulled off his clothes and took off his rernlver a nd placed it under his pillow. He 
did not go to sleep, expecting a ny moment to have a gue ·t j oin h im whom he did 
not know. A few hours later a nother person ente red the room and wi thout speak
ing to the stranger , t urned on a light , pnllell off his clothes, pl aced bis gun under 
hi s pillow and crawled in the other side of the bed . The two spent a misera ble, 
s leepless night in anxi ety a nd fea r . The next morning they got up when the 
sun bega n to fi lte r through the wi ndow a nd fo r the first t ime got a look at each 
other. To their mutual amazement they were neighbors, from the same town 
and had li\·ed next door to each other fo r years. H :1d they shown a littl e comm on 
cou rtesy and taken a few moments to get acqua inted, they both might have had a 
good a nd peaceful night's r es t. 

H ow utter ly grou ndless and needless a rc so m:1 ny of our fea rs a nd a pprehen
s ions. Maybe if we ha ve the courage to take a new look a t a ll our problems, we 
might spend f ewer sleepless nights. 

Commissioner CARLTON. Mr. Tiffany, you may call the next wit
ness. 

Mr. TIFFANY. The next witness is Mr. Rober t Stuart. Mr. Stuart 
is the director of the Metropolitan Planning Commission. The Met
ropoli tan Plannin o- Commission was established in 1947 by the Gen
eral Assembly of Georgia to make and recommend to the local gov
ernments a master pl an for the orderly growth and dernlopment of 
the Atlanta metropolitan area. One of Mr. Stuart's functions has 
been to serve as the technical a.dviser to the Mayor's ·west Side Mu
tual Development Committee. 

Mr. Stuart. 

TESTIMONY OF ROBERT C. STUART, DIRECTOR, METROPOLITAN 
PLANNING COMMISSION 

Mr. STUART. Gentlemen of the Commission, the three men who 
just preceded me have given you a very full and clea.r picture of the 
human aspects of the '\Vest Side Mutual Development Committee. 
shall attempt to use my parti cular vantage point as director of the 
Metropolitan Planning Commission to look at the work of this com
mission from a little different context, that of the overall develop
ment of the metropolitan area and operation of private housing 
market which has already been recognized here today, an operation 
which has met most of these housing needs. 

I 
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In the policy proposal for the city of Atlanta which has been 
adopted by the West Side Mutual Development Committee and which 
Mr. Barfield read, you recall there were three policy plans, the first 
of which was that the city is concerned about the housing needs of 
all of its citizens, and the city, by creating the West Side Mutual 
Development Committee, Housing Authority, Urban Renewal Pro
gram, Metropolitan Planning Commission, and other programs 
concerned with housing, are expressing this concern. 

Secondly, the second planning said that the community recognizes 
that it must place primary dependence on the private real estate 
market in meeting these needs, and it is within that second planning 
that my comments are directed today. 

The committee has recognized that in its work the West Side 
Mutual Development Committee has recognized that it is operating 
within a private enterprise real estate market, that where there are 
people that have needs that are to be met and they have the money to 
back it up, it is translated over into economic demand. They have 
recognized that these needs are met by businessmen who are develop
ers and sellers of property, and they are met by private individuals 
who sell this property. Whether an area is Negro or white is largely 
determined by the assistance of thousands of individual buyers and 
sellers who are each exercising the constitutional rights. 

I have never heard statistics, plain, dry statistics, given such a 
buildup as this morning, and I am afraid these statistics might be 
an anticlimax after the buildup. I have provided the committee 
already, I believe, with some tables, and I won't go over these tables 
in detail here because time does not permit. I would like to give you 
some of the more significant aspects of these tables. 

Table 1 shows the population of the Atlanta Standard Metropoli
tan Area by race from 1900 to 1958. It shows that we have a very 
rapidly expanding housing market in the Atlanta area for both 
whites and Negroes. Since 1950 our metropolitan population has 
grown by more than a quarter of a million persons. Of these nearly 
200,000 have been whites and 40,000 Negroes. In short, five times 
as many whites as Negroes have been added to our metropolitan popu
lation in the last 8 years. This more rapid growth of the white 
population is significant, as we will see when we look on the map 
later. 
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This table also shows, as might be expected, that since 1900 the 
white portion of the population has increased until it is now over 77 
percent, and in the same period the Negro portion has dropped from 
36 percent to 22 percent in 1958. 

Now, table 2 shows something of the same picture for the city of 
Atlanta proper, within the city limits. The upper half of the table 
shows the changes in population during the last 8 years, and these 
have been adjusted to the present city limits, so they are comparable 
figures for 1950 and 1958. 

You will note that most of the growth in the Negro housing supply 
in the metropolitan area in the last 8 years has been within the city 
limits of Atlanta. You will also note that despite this, the city of 
Atlanta is still predominantly a white city. The figures are 64 percent 
white, 36 percent Negro as of 1958. 

The lower part of the table shows the same figure but for occu
pied dwelling units, number of dwelling units. You will notice from 
this figure, from preparing these figures, that Negroes have a some
wha,t larger proportion of the population than they have of dwellings, 
and this, I thi nk, can be explained in two ways: One, larger family 
size among Negroes; and secondly, the relatively lower economic 
level of Negroes. This is one of the many cases that we have that 
there is still considerable doubling up and overcrowding of Negro 
families in dwelling units. 

The next three tables tell the significant story of the rising income 
level which Negroes are gaining. 

Table 3 compares the rate of addition of Negro housing within 
the whole 37 square miles of the city, the center part of the city, which 
existed before the plan of improvement in 1952 with a rate of build
ing for Negroes outside of those old city limits. You will note from 
these figures that in the last 8 years 7 out of every 10 of the new units 
that would have been added to the Negro housing supply lie within 
the old 37-square-mile area. They were in Atlanta prior to the plan 
of improvement. Negroes are still concentrated in the center, and 
this is still the pattern. However, in the last 2 years we have noted 
a definite change on this. Of the units that have been added to the 
Negro housing supply in the last 2 years, 5 out of 10 are outside of 
that old 37-square-mile area. Obviously, with the rising level of 
Negro incomes, Negroes are following the pattern that was pre
viously set by whites in seeking ancl finding outlying residential 
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locations. Of course in these outlying areas they are predominantly 
homeowners. 

T able -! answers the question that was raised previously, in regard 
to the land areas of the city which is occupied by Negroes and by 
whites. The whites who comprise 64 percent of the population occupy 
84 percent of the developed residential land. Obviously whites have 
longer had an income that permitted them to move to the outskirts of 
the city and buy homes with larger lots and acreages. Negroes who 
comprise 32 percent of the population are compressed into 16 percent 
of the developed residential area. Here the explanation, of course, is 
that Negroes who in the past have been earning lower incomes than 
whites have been limited to the close-in, high-density housing, usually 
secondhand housing, and. ironically located on high-cost land. 

Table 5 shows how rapidly this picture is changing. Real estate 
people tell us that the tremendous demand, the greatest activity in the 
real estate market, is for new houses for Negroes, and this is reflected, 
I think, in the figures of what has happened to the Negro housing 
supply since 1950. Fourteen thousand new dwelling units have been 
added to the Negro housing supply in the metropolitan area. Of these 
72 percent were added by construction, first occupied by Negroes. 
Only 28 percent came over by transition from the white market. This 
is a very high figure. I know of no other city in America of whatever 
size, large or small, north or south, east or west, in which a higher per
centage, percentage higher than 72 percent, of the houses added to the 
Negro housing supply or minority housing supply had been new 
construction. 

Well, these figures obviously tell a story of ri sing incomes for 
Negroes. They also tell of the " ·illing-ness and ability of the private 
entrepreneurs to provide the housing for whoever can pay for it. 

I would like to call your attention to the large map on the side here, 
entitled "1958 Residential Areas." This is a land use map of metro
politan Atlanta. The areas shown in blue are nonresidential uses, 
business, industrial, parks, and so on. The areas shown in yellow are 
developed residential areas occupied by whi tes, and the areas shown in 
red are residential areas occupied by Negroes, and the areas shown in 
white are vacant. 

There are a number of things which this map reveals. First, of 
course, is that geographically there are two real estate markets, a 
white market and a egro market . vVhether or not an area is in the 
white market or Negro market is based on again the decisions of 
proper ty owners, buyers, and sellers, exercising their constitutional 
rights. 

A second revelation of this map is the fa ct tha.t " ·hite n.reas pretty 
well enci rcle all the Negro arens. This is clue to the fact, as I pointed 
out earlier that the "-hite population has grown more rapidly, and it 
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is also due to the fact that whites with a higher economic level are the 
ones who have bought the outlying homes with larger lots, and 
therefore they moved out to the suburbs first, in fact. 

This map also shows the area which has been referred to previously 
in this hearing which was opened up by the West Side Mutual Develop
ment Committee. This is the corridor to the west to the left on the 
map, beyond Atlanta University and reaching on out to the Chatta~ 
hoochee River. Through the work of the West Side Mutual Develop
ment Committee this corridor became generally recognized as being 
available for Negro development, and, that development had the sup
port of leaders of the white communities to both the north and the 
south. A fourth thing this map shows are the three large white 
communities, some of them close to the border of Negro areas. 

There is one thing which has been touched upon a number of times 
this morning which if put into real-estate market terms, I think, is very 
significant for the solution of the problem. We are recognizing that 
housing needs, the housing needs of Negroes and whites, are met by 
the operation of the real-estate market. This means it is met by busi
ness. I think it is axiomatic that business does its job best when there 
is a climate of certainty. Race, on the other hand, has a way of con
fusing the housing market picture and therefore getting in the way of 
meeting these housing needs. Picture for yourself the situation in an 
area that may or may not go into transition. You have white property 
owners and residents who are debating among themselves whether to 
flee in panic or whether to stay and join together in what they consid.er 
a defense of their homes and families and their property. You have, 
with respect to the Negro purchasers, people who are wondering 
whether to take the plunge and purchase property in a transition area. 
You have real estate people who are wondering whether they should 
devote their talents to an area that is controversial. There are mort
gage firms who are not making mortgages available because it is an 
uncertain area. In short, the facts sometimes so paralyze the private 
operation of the private real estate market that it doesn't operate to 
meet the needs of people. It hurts both Negroes and whites in this 
way. 

I think there have been two factors operating to make the work 
of the West Side Mutual Development Committee successful in this 
respect. In the first place, in the last 8 years we have been very 
fortunate that the greatest demand of Negroes for housing was for 
new housing, new construction, and we have been fortunate that the 
land was available in the corridors to the west. This meant that the 
real estate trends were relatively clear cut, and the West Side Mutual 
Development Committee was able to work within that favorable 
market picture to get people around the table to make information 
available to people and to clarify the market picture. The obstacles 

https://consid.er
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to the development of open land, as Mr. Alexander referred to, 
might operate to very sharply change that picture. The mayor 
touched on this. 

don't really believe these obstacles are going to be ultimately 
effective. When there is the economic instinct to operate against 
that, where there are people who will pay for housing, and there 
are people who are willing to develop housing for profit, these ob
stacles of buffer strips and upgrading and zoning will not in the 
long run stand in the way, but they may in the short run impede 
the supply of housing to the metropolitan Negro needs. The result of 
this will be that the price will go up, as it always does when demand 
exceeds supply. When the price of housing on the Negro market 
goes up, it then attracts housing from white areas. There are whites 
who find it to their economic advantage to sell. This will result in 
a considerable increase in the transition of housing from some of 
the older established white areas and will spread this uncertainty 
that I was referring to across large parts of the city. 

The result will be that the white market in large parts of the city 
will be curtailed or perhaps even killed completely. The result will 
be that there will be a great deal more uncertainty and unrest, and 
I think this will be damaging to race relations as a whole. 

The effect in market terms of obstacles, as Mr. Alexander referred 
to, is to create uncertainty and create fear of the unknown, and jobs 
of groups like the West Side Mutual Development Committee will 
be much more difficult in the future if those obstacles continue. 

Thankyou. 
Commissioner CARLTON. Before any questions, we would like to 

introduce now the members of the Georgia Advisory Committee who 
happen to be present. First Mr. Sylvan Meyer, who is acting as 
chairman, Gainesville, Ga., editor of the Daily Times; then Dr. Fun
derburg of Monticello, Ga.; Mr. Howard See of Atlanta; and last 
but not least, Mrs. Trimble, Emory University. 

We are delighted to have you with us and will be glad for you to 
ask such questions as you see fit. 

Now one or two questions, Mr. Stuart. Is the pattern of Negro 
concentration in all Negro areas increasing or decreasing as a result 
of this transition, the concentration of the Negro areas~ Is that in
~reasing or decreasing~ 

Mr. STU.ART. I think the general pattern in all southern cities, if 
you look over a period of 50 years has been one of change from a 
scattering of Negroes who formerly lived actually off and on the 
property o:f whites into large communities of their own, and I think 
that this has been largely due to economic reasons. There has been 
an increasing concentration in communities by Negroes. 

Conunfasioner CARLTON. Any questions~ 
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Chairman HANNAH. Yes. "'\Vith reference to this white area that 
served as the cork or the bottleneck and which was worked out so that 
it became available to Negroes to develop and make available this 
area out to the west which shows on the map, there is great concern 
in much of the country because of the fear that when Negroes move 
into an area, or territory where Negroes haven't lived before, some
thing happens to real-estate values. What happened in that area r 
Did these white folks get as much for their property as they would 
have received if it had been sold to others? 

Or perhaps even a more general question, and you may want to 
answer it all at once: Is the value of the real estate, the homes and 
the home site, in this ·west Side area comparable to values for similar 
properties elsewhere in the city? Do you have some general answer 
on that? 

Mr. STUART. This is a very interesting question. I think it is one 
worthy of some thorough study by somebody at some time. There is 
a difference of opinion on that locally. Whites usually feel that 
when transition occurs, they lose money. The Negroes usually feel 
like they pay way too much. 

My interpretation of this runs along this line, that many whites 
sell in panic all too quickly in a transition, and they do take a loss. 
But actually the thing which starts the transition in many cases is 
the fact that the Negro market will actually pay more, the Negroes 
will actually pay more for their houses than whites, and this is not 
only true of the local situation that might have been the case in this 
particular subdivision you are referring to, but this is true on a 
citywide basis. 

Chairman HANNAH. Pay more for the same property, that is what 
you are saying. 

Mr. STUART. That is right. 
Chairman HANNAH. You answered the question I had asked two 

or three previous witnesses. If I understand your explanation of it, 
as a matter of fact, the concentration of Negroes in the land area 
occupied by Negroes is approximately twice the average concentration 
of whites in the city of Atlanta. Is that true? You say 32 percent 
of the population are Negroes and that they occupy about 16 percent 
of the land. 

Mr. STUART. Your figures are right. I am not sure your sentence 
is correct, but the figures are right. In other words, I understood 
you to say that the density for Negroes was twice that of whites. 
I don't know that. 

Chairman HANNAH. Well, if 32 percent of the population are Ne
groes and they occupy 16 percent of the land, if my arithmetic is 
correct, that means that the concentration on the average is about 
twice the average concentration--
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Mr. STUART. Let us just rely on your arithmetic then. 
Chairman H ANNAH. Let me ask you another question which would 

be merely a matter of interest. I take it there is pretty general ap
proval in both the white and Negro communities of this West Side 
Development. Does the matter of possible eventual desegregation 
of the schools play any role in the popularity of this project ? 

Mr. STUART. I think to this point it has been relatively minor. 
Chairman HANNAH. It is a matter of opinion anyway. 
Mr. STUART. That is right. It is very difficult, I think, for us to 

convey to you, but we ought to try to do it, the tremendous feelin gs 
there are that make for residential segregation anyway. I don't 
think the school thing has increased that to any degree. There was 
tremendous feeling to start with. 

Chairman HANNAH. Dean Storey? 
Vice Chairman STOREY. As I understand, you have had a very 

fine experience with this West Side Mutual Development Commit
tee, and I believe I noticed a reference that possibly that idea or 
its activities might be extended to the whole city. What is your 
opinion as to the advisability of such a committee, maybe not that 
one, but one to handle problems of this nature citywide? Or, on 
the other hand, do you agree with some of the previous ones who 
say that it must be handled locally in the particular areas for it to 
be more effective? 

Mr. STUART. There is a place for each type of program, and there 
is no substitute for getting the people who are concerned with the 
problem to discuss that problem around the table and permit them 
to see each other as human, and hear each other's point of view. 

Vice Chairman STOREY. I assume you are familiar with these prob
lems in other cities in the South and elsewhere. Do you have any 
knowledge of a similar experience in other cities and other areas 
with similar problems as your West Side Mutual Development 
Committee? 

Mr. STUART. I have been in touch with programs in W ashington, 
in Philadelphia, and in Chicago, and I find that the problem is just 
amazingly similar in each of these communities and by and large 
is being handled in much the same way. 

Vice Chairman STOREY. One other question . I believe you referred 
a good deal to the transition area, and maybe it might be-at least 
there has been some comment that it might be-wasteful , and you have 
indicated the panic selling and so on. Just how does this Mutual De
velopment Committee assist in the transition period and prevent 
panic selling and so on? H ow does it function in that area to prevent 
waste? 

Mr. STUART. To me, as I have witnessed it, the real problem of 
transition areas is that this represents a violent threat. I don't mean 
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violence in the sense of damage to property or the person, but a violent 
threat to community institutions and to families. They are about to 
be uprooted and often to their social and economic disadvantage, and 
it is the fear of the unknown that hangs over the whole situation that 
causes unrest, that causes people to do rash and unreasonable things. 

I think the committee has been able to help in these situations by 
simply bringing counsel, bring ing facts, bringing perspective, bring
ing the people who are involved in the problem together so that they 
can talk it over, so that they can meet each other, and this has helped 
to just eliminate some of the fear, some of the uncertainty, some of 
the lack of information, dispelling some of the rwnors that start 
occurring in these situations, has helped to resolve the problem, if not 
to solve it. 

Vice Chairman STOREY. In effect, to deal with actual facts and con
ditions rather than biased rumors and prejudices. 

Mr. STUART. Exactly. 
"\ ice Chairman STOREY. And bring them home to the respective 

people. 
Mr.STUART. Yes,sir. 
Vice Chairman STOREY. Thank you, Mr. Stu&.l't. 
Chairman HANNAH. Maybe this isn't a fair question to ask you, Mr. 

Stuart, and if it isn't, w·e will get someone else to answer it later. Is 
it your opinion that a larger percentage of the Negroes in Atlanta 
fall in the medium and higher income brackets than elsewhere in the 
South? 

Mr. STUART. I am almost certain that that is true. My opinion is 
that it is' true. 

Chairman HANNAH. I just infer that. I don't know. I am asking 
for information, but I gather that must be true, talking about $75,000 
and $100,000. 

Mr. STUART. You will see for yourself this afternoon in the trip 
through the Negro areas ample evidence of Negro wealth here in 
Atlanta. 

Chairman HANNAH. 1Yhat would be your guess as to why that is 
true? 

Mr. STUART. Well, for one thing, the Negro educational institutions 
here, I believe, have had a great deal to do with this. This has been a 
center for business of all types, and I think Negroes have been able 
to generate their own share of business. The fact that there has been 
a large number of Negroes concentrated here in the metropolitan area 
provides a market for their services and their business :ictivities. 
Atlanta is just a good business place, and the Negroes are getting their 
share of it. 

Chairman I-I:ANNAH. One more question, and I recognize there may 
not be an answer to it. Is it your feeling that there continues to be a 
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substantial outmigration of Negroes from Atlanta to the northern 
citiesi 

Mr. STUART. This is something we would like to know the answer to. 
My opinion is that Atlanta perhaps is something of a staging point for 
Negroes moving to northern cities. They move into Atlanta from off 
the farms and small towns, and many of them do move off from Atlanta 
to northern cities. 

Chairman HANNAH. So far as you know, that continues to be the 
case. 

Mr. STUART. Yes, sir. 
Commissioner CARLTON. Any questions by the Advisory Committee~ 
Mr. MEYER. On the basis of the figures Mr. Stuart gave of the con-

centration of Negro population, it would be approximately one-fourth 
higher than that of the white population, if my arithmetic is right. 

Mr. STUART. Thank you. 

MErROPOLITAN Pr.ANNING COMMISSION, ATLANTA, GA. 

APRIL 2, 1959. 
Attached are five tables which give information about the distribution by race 

of population and housing in Atlanta and tbe Atlanta area. These tables were 
compiled to assist us in presenting factual information to the Civil Rights Com
mission at the April 10, 1959, hearing. 

SPECIAL NoTE.-Be sure to read the title of each table carefully. Both the dates 
and the geographical area covered vary from one table to the next. In ,Some 
cases, our latest estimates are as of April 1, 1958, and in others the information is 
as of April 1, 1957. Some tables refer to the Atlanta metropolitan area, some to 
the city of Atlanta, and at least one (table 5), to the urbanized portion of DeKalb 
and Fulton Counties. 

Information for 1950 and previous years was taken from official reports of the 
U.S. Bureau of the Census. 1957 and 1958 estimates were prepared by the Metro
politan Planning Commission. 

TABLE 1.-Population of Atlanta standard, metropolitan area, by race, 
1900-1958 1 

White population Nonwhite population
Total 

Year (Apr. 1) popula-
tion Number Percent Percent Number Percent Percent 

increase of total increase of total 

1900____________________________ 
189,108 121,100 ---------- 64.0 68,008 36.01910____________________________ 262,577 179,759 48.4 68.5 82,818 21.9 31.5 
336,847 240,410 33.7 71.4 96,437 16.4 28.6 

1930---------------------------- 451,166 324,306 34.9 71.9 126.860 31.5 28.1 
19501940---------------------------- 529,755 383,377 18.2 72.4 146,378 15.4 27.6 

1920____________________________ 

694,669 525,060 37.0 75.6 169,609 24.415.91,
1958---------------------------- 924,000 716,300 36.4 77.5 207,700 22.5 22.5 

*Includes all of Clayton, Cobb DeKalb, and Fulton, Counties, Ga. Gwinnett County, whichwas added 
to the Atlanta standard metropolitan area in November 1958, isnot included. Figures for 1930 and previons
years include old Melton and Campbell Counties, annexed to Fulton in 1932. 
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TABLE 2.-Changes in pop1tlation and housing, city of .Atlanta, 1950-58 

POPULATION 

White Nonwhite 

Total 
Number Percent of Number Percent of 

total total 

1950 '-- - - - - - - - - - - - -- - -- - - - - - - - -- - - - -- - -- - - - 437, 785 301. 369 68.8 136. 416 31. Z 
!958_. - -- -- -- -- --- -- -- -- -- --- -- -- --- -- -- -- - 510,200 327,829 64. 3 182, 371 35. 7 

OCCUPIED DWELLING UNITS 

28. 0 
145, 435 98,418 72.067. 7 I 47,017 32,3
122, 1921 ss. 008 \ 34. 1841 mi ·= ==== ==== == ==== === ======= =============I 

• 1950 figures ha,·e been adjusted to 1058 boundaries of city of Atlanta. 

TABLE 3.-Net gain in nonwhite dwelling units, city of .Atlanta, 1950--58 

Net gain Percent or 
total net gain 

TotaL. _______________________________________________________________ _ 12. 833 JOO. O 
----- , 

Urban (old 37-sq.-m i. area) _______ ________________ _____ ____________________ __ 8. 861 69. 0 
Suburban (annexed area) __ ----------------------------------- -- ___________ _ 3,972 31.0 

NOTE.-ln recent years the suburban sharr of new housing constructed for nonwhite occupancy bas been 
Increasing. For example, in the 2-yenr period from Apr. I , 1%6, to Apr. 1, 1958, a total of 1,5JO new units 
were constructed in the city ol Atlanta for nonwhite occupancy. 5 percent of these units were built in the 
suburban part of the city . 

TAnLE 4.-Distributi.on of developed residential land, by race, city of .Atlanta, 
19.'iS 

Percent of total developed
residential lan<I 

Occupied by whites___________________________________________________ 83. 6 
Occupied by nonwhites________________________________________________ 16. 4 

·rABLE 5.- Changes in nonwhite dwelling unit inventory tracted portion of metro-
politan planning district, 1950-57 1 

The gain in nonwhite dwelling units from 1950 to 1957 accrued from-
New units constructed___________________________________________ 10, 309 
Plus units which changed from white to Negro occupancy (second-hand housing) ________________________________________________ 3,994 

Total------------------------------------------------------ 14,303
Minus demolitions and losses from fire, etc______________________ -1, 932 

Net gain______________________________________________________ 19 ,371 

Of the gross addition of 14,303 units, 72 percent were added by construction 
and the remaining 28 percent by change of units from white to Negro occup,rncy. 

Thirty-two percent of the new housing is of the single-family type. The re
maining 68 percent are in duplexes or multi-family structures. 

Commissioner CARLTON. Suppose we take a 5-minute recess, and 
then we will return to our job. 

(Short recess.) 

1 The area referred to here Is the urbanized core of DeKalb and Fulton Counties, 
extending to Morgan Fulls on the north, beyond Clarkston on the cost, to the Clayton 
County line on the south, beyond Ben Hill on the southwes t, ancJ to the Chnttaltoocbee 
Hi\·er on the west. 

510547-59--32 

https://4.-Distributi.on
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Mr. TIFFANY. Mr. Satterfield, Mr. Chiles, Mr. Blayto11, and Mr. 
Cec il Alexander, please come fonnrd. 

Commissioner CARLTON. Mr. Tiffany, will you call the first witness? 
Mr. TIFFANY. Mr. Chairman, the next four ·witnesses have official 

roles in the city housing program. "\Ve will hear oral statements from 
each and then address questions to all of them. First, Mr. M. B. 
Sa.tterfield. Mr. Satterfield is the executive director of the Atlanta 
Housing Authority and was for many years the Regional Housing 
Administrator of the Federal Public Housing Administration before 
coming to the Atlanta Housing Authority in 1952. Mr. SatterfiPld. 

TESTIMONY OF M. B. SATTERFIELD, EXECUTIVE DIRECTOR, 
ATLANTA HOUSING AUTHORITY 

Mr. SATIERFIELD. Gentlemen, I presume that I am appearing before 
this committee primarily because of my connection with public hous
ing. I shall not attempt, therefore, to quote statistics bearing upon 
a comparison of price for nonwhite trend in housing and an area ex
pansion. There are other more reliable sources of this type of infor
mation in Atlanta, and you have just heard Mr. Bob Stuart give you 
that sort of information. As you probably know, one of the basic 
concepts of public housing is that there be a maximum practicable 
amount of local autonomy in communities. This concept would in
sure a practical and realistic approach and would recognize that the 
residents of a community are those persons best qualified to evaluate 
community problems, conditions, and attitudes. Without the exer
cise of a high degree of local determination, an inflexible pattern of 
nationwide policy would in all probability result in the same rules 
and requirements being applied to New England, the West Coast, 
Middle "\Vest, the East, and the South. Policies and even standards 
which are appropriate for New York might be most inappropriate for 
Seattle, St. Louis, or Georgia. Because of this high degree of local 
decision on many important matters public housing has been able to 
serve many communities, large and small, coast to coast. 

In Lhe South no one seriously raised a question as to ,,hether pub
lic housing would be r acially integrated or not. It has been the pol icy 
throughout to serve those having the greatest housing needs, both 
white and nonwhite. To insure that minority racial groups receirn 
their fair share of public housing, the Federal agencies invohed 
analyze low rent housing need~ in each community on a whi te and 
nonwhite bas is. Allocations ham been made on bases that in ure a 
fair sharing of public housing b_. minor ity groups. Public housing 
statistics for the Southeast conclusirnly show nom,hite have fa red 
well under this policy, as more than one-haH-51.4 percent-of the 
total housing built in the Southea t is for non n~hi te al though the 
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percentage of nonwhite to the total population is approximately 25 
percent, 26.1 percent in 1950, and declining. 

In the city of Atlanta public housing allocated on the basis of need 
has produced 4,954 Negro units and 2,540 white units, which makes 
the Negro proportion approximately two-thirds. In addition to this, 
an additional 1,000 public housing dwellings for Negroes is scheduled 
for the immediate future. This will make the ratio of Negro public 
housing to white seven to three, exactly 70.9 percent. The present 
Negro population of Atlanta, as you have just heard, is 36 percent. 
In Greater Atlanta the percentage is 23. 

On all public housing projects in Atlanta occupied by Negroes 
the management personnel is Negro. Salaries for such personnel 
are the same as for comparable white positions on white projects. 
Public housing for Negroes is equal in quality in all respects to that 
for white. 

In addition to administering the public housing program in Atlanta, 
the Housing Authority has been designated as the city's agent for 
urban redevelopment in carrying out specific urban renewal or urban 
redevelopment projects. The testimony of Mr. Cecil Alexander of 
the Citizen's Committee for Urban Renewal will cover the general 
subject on urban redevelopment. I would like to call particular at
tention to one point, however. In the carrying out of the urban 
redevelopment program it is our practice and will continue to be 
our practice to employ qualified Negro appraisers, negotiators, and 
others for service in the fields in which they are qualified. 

Your Commission has requested and has been supplied with copies 
of a relocation report for urban renewal in Atlanta. It should be 
pointed out that this report was prepared to meet the specific reloca
tion requirements of law concerning urban renewal projects and was 
not designed as a citywide study to include persons displaced by 
activity outside of urban renewal projects. A separate citywide 
report was made for the urban renewal department of the city 
government. 

In the notes of your Commission on this hearing the question was 
raised as to what proposals this Commission should consider making 
to the President and the Congress concerning Federal housing laws 
and policies. It was noted that in New York many witnesses recom
mended the adoption of Federal policies requiring the end of all 
racial segregation in public housing or in programs financially as
sisted by the Federal Government. The question was asked as to 
how such a proposed policy would affect the housing problem in 
Atlanta. Insofar as public housing is concerned, it is my opinion 
that the imposition of such policies at this time would create an 
extremely disturbed and chaotic situation. Housing authorities not 
only in the Atlanta area but in the entire Southeast would find it 



490 

impossible to continue with Federally aided public housing programs 
in their communities. Unlike a few of our sister States in the North, 
States in the Southeast are unable to afford fin~ciaJ: -assistance at 
State level, and the great housing need among lower income- families
in the Southeast could not be met. This effect would spill over into 
the urban renewal field, and much needed urban renewal would 
suffer :from the inability to relocate persons displaced by the urban 
renewal program. In view of the fact that the need for public 
housing for nonwhites is approximately twice as great as that for 
whites, it appears that the cessation of public housing in Atlanta 
and in all the Southeast would militate against the best interests of the 
nonwhite population. 

If conditions in localities such as New York demand policies against 
segregation, there is nothing to prevent the establishment of such 
policies on a local self-determination basis and thereby recognize local 
existing conditions and attitudes. 

Thankyou. 
Mr. TIFFANY. Mr. Chairman, I would like to introduce at this 

time Mr. John 0. Chiles who is chairman of ·the '.Aitlif.nfa'Housihg 
Authority and is also head of one of the largest real estate businesses 
in the south. Mr. Chiles. 

TESTIMONY OF JOHN 0. CHILES, CHAIRMAN, ATLANTA 
HOUSING AUTHORITY 

Mr. CHILEs. Members of the Commission, ladies and gentlemen, I 
have been on the Atlanta Housing Authority for 12 years. I believe 
I am familiar with the situation in Atlanta with respect to the housing 
of all classes of people. The philosophy of the Atlanta Housing Au
thority has been and still is to supply separate but equal facilities 
based on the need of the members of both races, Negro' and white. 
Of the 7,500 public housing units in Atlanta today 5-,000 or two-thirds 
are for Negroes. In addition, the authority recently agreed to build 
a thousand units of public housing in connection with the urban re
newal. I believe that the Atlanta Housing Authority 4as made a 
substantial contribution ·to the excellent racial relations enjoyed by 
this community. I believe the Metropolitan Planning Commission 
and local economy could supply you with the :figures and detailed 
statistics, so I will confine my remarks to the overall situation. 

No, minority group has an exclusive on poor people, The poor will 
always be with us, and I see no prospect of adequate. housing for the 
poor in the foreseeable future. Public housing has taken care of a 
substantial part of the low-income problem. We have slums in which 
white and Negroes live. It seems impossible to completely eliminate 
them, and I fear that some of our people will alw~y-s be. living in 
slums. • 
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One of the great problems of adequate housing for Negroes in At
lanta is making land available for their needs. This seems to be a 
problem of every city which has a substantial Negro element, and I 
believe it will be a continuing one as cities continue to grow. Local 
officials and citizens of our community have done an excellent job in 
trying to meet this situation, and have made substantial progress. 
It will take the continued efforts of the local officials and of all of our 
citizens to cope with this problem. Although I do not have firsthand 
specific information, my impression is that the availability of financ
ing of housing for Negroes has improved, and there is adequate money 
available no,v for the continued development of private housing for 
this group. In the past this has been a real problem. 

I can't begin to tell you of the chaos that will result if forced inte
gration by law, State or Federal, is applied to all housing that has 
been assisted by government agencies. It would seriously damage 
if not completely destroy the continued good race relations in this 
community. I believe that those race relations are far more im
portant to Atlanta and to the nation as a whole than anything it 
could possibly gain by forced integration of housing. Responsible 
people of all races recognize the real problem that exists in the com
munity with high percentage of white and nonwhite as exists in At
lanta. Leaders of both races have worked hard to maintain an at
mosphere of peaceful cooperation and opportunity for all. I can see 
nothing but chaos and tragedy if by law forced integration is imposed 
upon all properties financed by FHA, VA, 608, and 207. Practically 
all the multi-tenant buildings now occupied by white would be vacated. 
The number of Negroes who would occupy these properties would of 
necessity be only a small percentage due to the size of the units and 
the rental rates. Most, if not all of these properties, would be fore
closed, taken over by the Federal Government, resold at a tremendous 
loss to the taxpayer, and in all likelihood would be purchased in the 
main by white investors, and segregation of the races in these proper
ties would begin all over again. 

I have tried in these brief remarks to describe the situation of 
housing in Atlanta as it affects the race relations. I hope it has been 
helpful. My views are based upon the experience of a lifetime de
voted to renting, selling, managing of real estate in this community. 

In conclusion I ,rnuld like to say we are not ready for it. Thank you. 
Mr. TIFFANY. Mr. Chairman, the next witness will be Mr. Jesse B. 

Blayton, Sr. Mr. Blayton is chairman of the Negro Advisory Com
mittee of the Atlanta Housing Authority. He is also chairman of the 
board of the Atlanta Urban League. He is president of the Mutual 
Federal Savings & Loan Association and an officer of several other 
businesses, including a bank and fire insurance company. In addition, 
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he is a professor of business administration at Atlanta University. 
Mr. Blayton. 

TESTIMONY OF JESSE B. BLAYTON, CHAIRMAN, NEGRO ADVISORY 
COMMITTEE TO ATLANTA HOUSING AUTHORITY 

Mr. BLAYTON. Mr. Chairman and members of the Commission, I 
have already filed a formal statement with the Commission, hence I 
shall talk merely about the phase of the Atlanta Advisory Committee 
on Housing, and incidentally, about housing finance generally as it 
affects Negroes. 

It is true that in Atlanta two-thirds of the low-cost housing units 
are being occupied by Negroes. By "low cost" I have reference to 
the public-supported units. All Negro units are manned fully by 
Negroes. There is not a Negro commissioner on the Atlanta Housing 
Authority. "\Ve do have the Advisory Committee. The authority of 
the Advisory Committee is limited by such matters as are assigned to 
it by the commissioners. In 16 southern cities Negroes are members 
of the board or the commission on housing authority, in Virginia, 
North Carolina, Tennessee, Texas and even in Alabama. 

Affecting the whole problem of housing, of course, is the question 
of economics, of supply and demand. It has been shown by other 
witnesses that the land area which may be occupied by Negroes is 
limited. Because of its limit, the price rises necessarily, and in the 
savings and loan field where I am actively engaged I make loans to 
whites and Negroes, principally Negroes. Generally speaking, house 
for house, value for value, a house will cost more in a Negro neighbor
hood than it will in a white. This situation arises out of the relative 
scarcity of land where Negroes may build their homes. 

This same situation is firmly implemented by even policies of the 
Federal Home Loan Bank Board of the Fourth District of which 
we are members. There is no discrimination aimed directly at Negro 
enterprises in this area, but the effect is the same. For example, in 
the Fourth Federal Home Loan Bank District, Greensboro being 
headquarters, there is a policy on the part of the district that associ
ations and other lending institutions should not go outside the area 
and achertise in order to seek funds for their associations, making 
available funds for local lending. This, of course, limits the funds 
which flow into Negro associations for the reason that their local 
members are relatively poorer than those of their competitors. I con
trast this with the 11th F ederal Home Loan Bank District which is 
in San Francisco, where the policy is to encourage varying funds so 
long as they can be profitably and properly used in that district, so 
that in the 11th Federal Home Loan Bank District, where San Fran
cisco is the headquarters, there are four associations, Negro-operated 
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associations, with aggregate assets of over $63 million and all six 
such associations in the 4th district have only slightly more than $23 
million and about half of that is in the association which I head. 

Land appraisals in Negro areas even by VA and FHA are higher 
generally than comparable land appraisals in white areas. This, of 
course, is again traceable to scarcity. This, of course, is all related to 
low-cost housing because, as the family incomes become such they 
can no longer live in the projects, then they must move into private 
hou~ing, and they meet these price conditions that we have referred 
to. 

A very large factor, fairly important, I should say, in holding 
the Negro incomes down is this: Only the U.S. Post Office employs 
Negroes in large numbers. The Housing Authority, of course, does 
with respect to the projects which are manned by them and for Ne
groes, but the Veterans' Administration, the Federal Housing, and 
all along the line of government agencies, State and local agencies, 
do not generally employ Negroes in the better paid jobs. A few of 
them are employed in the more menial jobs and with low-income 
situations. This, of course, results in lower average Negro income 
per family. 

I am proud to be able to report that over 95 percent of each project 
in Atlanta. headed by a Negro is occupied. There have been times 
when there were vacancies in certain white projects, and there were 
long waiting lists for persons to get into Negro projects. Adver
tisements have appeared inviting persons to move into white projects 
,vhen the Negroes were waiting in large numbers. 

Thank you. 
Mr. TIFFANY. Mr. Chairman, introducing our next witness, Mr. 

Cecil Alexander, I would like to note Mr. Alexa.nder ha.s with him 
today Alderman Hamilton Douglas, chairman of the Aldermen's 
Committee on Urban Renewal and Col. Malcolm Jones, director of 
the City Department of Urban Renewal, and I understand it is by 
mutual agreement that Mr. Cecil Alexander speaks for them. Mr. 
Alexander, as I say, is chainnan of the Citizens Advisory Committee 
for Urban Renewal. Mr. Alexander. 

TESTIMONY OF CECIL ALEXANDER, CHAIRMAN, CITIZENS 
ADVISORY COMMITTEE FOR URBAN RENEWAL 

Mr. ALEXANDER. I want to start out by saying that I don't believe 
I do speak for them. My position is quasi-official and I believe that 
what I have to say shouldn't be taken as a policy of the city. 

You have requested me to appear before your Commission. I a.s
sume my position as chairman of the Citizens Advisory Committee 
on Urban Renewal is responsible for your request. Let me state 
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that I must ask you to evaluate my remarks, however, as those of an 
individual. It would be presumptuous of me to speak for a committee 
-0f 90 persons representing every ward of the city, labor and capital, 
persons friendly and unfriendly to the city administration, and fur
ther, representing both races. In fact, this committee has but one 
-common bond', believing that the Urban Renewal Program is a ne
cessity for Atlanta and that the success of this program demands 
-citizens' participation. 

In spite of participation by local and Federal governments, by far 
the greatest share of financing of the Urban Renewal Program is pri
vate. It cuts across the :fabric of the entire community. It must be 
regarded as a local solution to a local problem. It must, in my opin
ion, pursue a neutral course in the matter of racial housing problems. 
The Federal Government should not use the program to enforce 
-change unacceptable to the community and patterns of living, nor 
should the local government use it to prevent changes which the com
m.unity will accept. In summary, the Urban Renewal Program must 
work with the environment in which it finds itself. 

Should either the Federal or the local government use it as a tool 
in race relations, in my opinion it will become unacceptable to the 
-community taken as a whole. This will deprive the city of the best 
means ever developed to fight slums, deterioration, and misuse of land. 
"Ihe future of our city will become deplorable, and any possibility of 
working out racial problems will be lost in the general decay and de
pression in our urban centers. 

The need in Atlanta, as in every growing city, for more land for 
low income groups to build on is an old and, pressing problem. It has 
been magnified in recent years by the development of the expressway 
-system. The Urban Renewal Program requires that all persons dis
placed by governmental action be provided with decent, safe, sanitary 
housing. This will be met by the projected public housing units in 
Atlanta, by provision for privately financed housing in the urban 
renewal areas, and by the construction of privately financed low cost 
housing in other areas. It will take all three efforts to meet the 
demands. 

The private housing in the areas outside of the projects deal in terms 
-0f local problems. A housing panel of the Citizens Advisory Commit
tee was set up. This panel has representatives from all wards and both 
races. It has been in operation only a short while, and its success or 
failure cannot be determined. This panel is still feeling its way but 
agrees, I believe, that each neighborhood community of the city must 
work out its own solution. No sensible body, no matter how well 
intentioned, can tell the various communities with their many different 
-situations how to operate. This panel does hope to serve as a clearing
house of information and an agent to work with neighborhood or-
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ganizations. It further hopes to keep Atlanta informed of the problem 
facing an expanding city in provid_ing housing for all its citizens. 

The following statements are addressed to your questions, but do 
not constitute complete answers. 

The first question, the question inquires statistical information which 
can better be furnished by others. I believe a great deal of it has 
already been brought before you. 

Question 2. It is my opinion that the problem of finding decent, 
safe, and sanitary housing in Atlanta is primarily a problem of the 
low income brackets. Public housing has been taking care of the very 
lowest income of both races and is increasing its numbers of units. In 
the middle and upper income brackets subdivisions for both races are 
available. It is in the low income groups who d.o not quite qualify for 
public housing that the problem is great. Although this applies to 
both races, it particularly applies to the minority who have the greatest 
numbers and the smallest amounts of available land, available land 
mutually agreeable to both races for occupancy. However, even in 
this area the city has made strides. In spite of the fact that zoning 
has been used to limit and constrain this development, areas of mutual 
agreement have been found. Race has played a part in this attempt to 
upgrade land through zoning to keep out low cost housing. However, 
zoning has also been used in situations involving only white housing. 
This reluctance to accept low-cost resettlement housing stems from a 
belief on the part of some that these relocated persons will not make 
good neighbors. Neighborhoods now established have overcome many 
of these objections. 

I would add parenthetically that part of the mission of this citi
zens' advisory group is to encourage the growth of neighborhood 
organizations to bring the story of good citizenship and health and 
sanitary conditions to the people who are moving into these 
neighborhoods. 

The people of Atlanta regard zoning hearings as a town hall and 
take very active and vocal parts in them. No one is prevented from 
having his say because of color, and the present laws do not permit 
zoning by race. 

Addressing question 3, it is, of course, obvious that patterns of 
racial segregation exist in Atlanta. There are a few areas in trans
ition where the two races are intermingled apparently without undue 
problems. However, these areas in transition are depressed areas and 
do not represent a typical situation. This does give an indication, 
however, that public laws do not attempt to control what is actually 
controlled by economics and human relations in establishing racial 
housing patterns. 

Question 4. Inadequate housing for minority groups has a deleter
ious effect on the entire city. Slums absorb a great share of the tax 
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dolln.r a,nd cont rilmte rnry little. \ n attempt by the F ederal Gov
ernment to break up the existing segregation pattern would have the 
effect of making land to provide more minority housing more difficult 
than the present Atlanta situation. Again I want to add that is my 
opm10n. I feel that slums, no matter what the racial pattern, are the 
ul t.imate in demoralizing environment. Public housing has been pro
Yided in the Atlanta area. fo r both races in accordance with the 
need. 

Question 5. The West Side Mutual Development Committee is 
better able to discuss th is, and it has been discussed. 

Question 6. I will confine my answer to the urban renewal aspects 
of this question. As you know, in connection with the program 
the city must provide safe and adequate housing for all persons dis
placed by governmental action. It cannot be too strongly stressed 
that Atlanta would have this problem to face with or without urban 
renewal. The new expressway system has dispossessed many famili es, 
some of whom have already found homes in low cost FHA houses. 
To date no land of any significance has been cleared for urban 
renewal. In that the areas affected are now largely occupied by 
minori ty populations, the situation is complicated by having to secure 
land acceptable not only to FHA and private investors, but to both 
r a.ces for resettlement. 

I sincerely hope that the F ederal Government will in no way 
hamper the freedom of action now permitted Atlanta under the 
Urban Renewal Program. Should la.,Ys be passed limiting the pos
sibility of cooperative a,greements, I fear that our difficulties would 
be insurmountable. Although ,Ye can in no way claim effect, I earn
estly feel that this problem is local in nature, a.nd the laws which 
do not grow from established mores and customs will create a climate 
incompatible with the Urban RenmYal Program. 

Should this program fail, the city would be denied a tremendous 
opportunity to remove vast numbers of persons from slum conditions 
and create new healthy, beautiful, peopled communities. I repeat 
once more that this does not attempt to express the opinions of the 
Citizens Advisory Committee, but my personal observation. 

Mr. TIFFANY. Mr. Chairman, it is suggested that we should at 
this time pause for questions. I ,Yould like to just for the sake of 
the record introduce a statement by Mr. J ack Adair who is president 
of the Atlanta Chamber of Commerce, and also a statement submitted 
by the Greater Atlanta Council on Human Relations. 

( Statements printed at end of hearing.) 
Mr. TIFFANY. vVe would appreciate any further statements which 

might be submitted. 
Commissioner CARLTON. One point that has been brought out, in 

some areas of the country we have the suggestion that integration 
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should be imposed as a condition to Federal housing aid. What in 
your opinion would be the effect of such a condition on future housing 
in Atlanta? 

Mr. CHILES. Destroy it. 
Commissioner CARLTON. Destroy it? 
l\fr. CHILES. Yes, sir. 
Commissioner CARLTON. That would be of damage to both races. 
Mr. CHILES. Yes, sir. 
Commissioner CARLTON. ·what effect, if any, would that have upon 

the race relations? 
Mr. CHILES. Strain them; worsen. The federally assisted agencies 

or government insured loans have been the greatest boom to real 
estate business the world has ever known. It has created a market 
for housing that has never been experienced in the world before, and 
the minute you tie that down, you are in real trouble. 

Chairman HAN:N"AH. 'Well, Mr. Chiles, you have had a lot of ex
perience in sell ing real estate to whites and Negroes and financing it 
and so on. Do you concur in the statement someone made earlier 
this morning that in general the experience of repayment with the 
Negro borrowers is as good as with the whites? 

l\fr. CHTLES. Yes, sir. 
Chairman HANNAH. It presents no more problems. 
Mr. CHILES. Economically the colored man has improved as much 

as anybody. He is a real customer, and he is appreciated. 
Chairman HANNAH. The reason for the question is, I recognize the 

improvement in his earning capacity, but there seems to be a notion 
in some quarters that there is less feeling of responsibility than with 
other segments of the population, which is why I am trying to bring 
this out. 

l\fr. CHILES. I think this has been largely removed, and I think Mr. 
Blayton would probably have a better idea than I would on that, 
but my impression is that that has been removed, that that prejudice 
has been removed to a large extent. 

I think the same standard that would apply to a white borrower 
would to a colored man, too. I persuaded an insurance company to 
agree to make 10 loans in this new Collier Drive section which is 
really one of the finest things I have ever known, ever seen, and I 
looked at the first three or four applications, and they compared to 
the same kind of loan they would have made on the north side 0£ 
town. 

Chairman HANNAH. You are confirming what the president of the 
Bowery Savings Bank told us in New York, no substantial difference 
in the responsibility of the minority races. 

Mr. CHILES. That's right. 
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Chairman HANNAH. Mr. Blayton, I think you made some refer
ence to the fact that there was a time when there were not enough. 
occupants for the white public housing units and you had long wait
ing lists for the Negroes, but now that has adjusted itself and there 
is comparable occupancy. 

Mr. BLAYTON. That is right. 
Chairman HANN.AH. In some of the northern cities there is the· 

notion that there is greater difficulty in maintaining reasonable 
standards for upkeep in the public housing occupied by Negroes as: 
compared to that occupied by whites. Do you have that problem 
here~ Do you get good care of the property, good maintenance, and 
soon~ 

Mr. BLAYTON. I go all through the Negro projects and the white 
projects, and I would say there is no difference in the maintenancer 
Of course the records of the authority might show there is, but I 
mean from observation I would say none. 

Chairman HANNAH. Of course you recognize you have individual 
families of all races that provide problems, but it is not a wholesale· 
business of marking up the walls and destroying the property and all 
that sort of business. 

Mr. BLAYTON. No. 
Mr. SATrERFIELD. I can answer that. I can see no differential be

tween our white and Negro projects in relationship to maintenance, 
maintenance costs, pride of the tenant groups, or in the collection, 
rent collection. 

Chairman HANNAH. I think the real point is this pride of the 
tenants. If people have pride in the place they live, they tend to 
maintain it and to exercise social pressures on others so that they 
help to maintain it, too. 

Mr- BLAYTON. Pride in the residence. 
Mr. SATrERFIELD. And help. 
Chairman HANNAH. This is a question that probably shouldn't be 

addressed to you gentlemen. Earlier this morning there was some 
observation with reference to the trends of white and Negroes in 
this city, and I asked some questions as to whether considerable num
bers of Negroes from Atlanta continued to migrate to northern cities. 

It has occurred to me since there is one bit of information that 
might be helpful to us. Is the school population of Negroes inside 
the city of Atlanta increasing more rapidly than whites~ 

Mr. CHILES. I would think so. 
Mr. BLAYTON. I would say definitely. 
Chairman HANN.AH. This isn't the common report we get. There 

is in the cities great increase in the number of Negro schoolchildren 
and a decrease of the whites as the whites move to the suburbs. I 
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was asking if there was some information in Atlanta. I assume we 
could get that. 

Mr. CHILES. That would be true here. 
Vice Chairman STOREY. Do I understand at the present time that 

there are no restrictions by the Federal lending agencies because of 
the segregated housing plans you have here now? 

Mr. CHILES. No, sir. 
Vice Chairman STOREY. There are none at the present time. What 

you are addressing yourself to, if such conditions should be imposed, 
I believe in your words, Mr. Chiles, it would wreck the plan, doom 
it to failure. 

Mr. CuILES. Yes, sir. 
Vice Chairman STOREY. One other question. In the general field 

of, say, juvenile delinquency or crime in the various areas, do you 
have any records as to statistics as to comparing the ones in the Negro 
housing areas with the comparable white housing areas? Mr. Blay
ton, do you have any comment on that? 

~fr. l3LAYTON. I don't know about the housing projects as such. 
Crime in the Negro community is relatively higher than in the white 
community. This is traceable, I believe-this is my opinion-to the 
density of population in the restricted Negro areas. 

Vice Chairman STOREY. You mean the overcrowding in housing? 
Mr. l3L\YTON. Yes. My opinion is that that would generate crime 

more rapidly. 
Chairman l-L\NNAH. You think lower educational standards have 

something to do with this crime rate, too? 
Mr. l3LAYTON. It would; but the differential in the educational 

standards is not as prominent as the differential in space. 
Vice Chairman STOREY. You referred to the fact of the difference 

in policy of the F ederal home loan bank or ,vhatever the technjcal 
name is here and out in California. As I understand, that is con
trolled by policy of that bank alone. 

Mr. l3LAYTON. That is correct. 
Vice Chairman STOREY. Not imposed by the F ederal Government 

as such. 
Mr. l3LAYTON. No. 
Vice Chairman STOREY. I believe your words were that here they 

discourage solicitation of accounts beyond a radius of 50 miles; is 
that it ? 

Mr. BLAYTON. That is correct. 
Vice Chairman STOREY. Has there been any attempt to remove 

that restriction? 
Mr. l3LAYTON. '\Vell, I don 't know if there has been any attempt 

to remove it. Of course local associations can't prevent an out-of
area depositor from sending money in, and they do. 
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Vice Chair.man STOREY. I see. In the 11th district in California 
I believe they have great branch banking systems, and. it is commolli 
to solicit .financial support for their institutions larger distances1 

isn't iti 
Mr. BLAYTON. Yes; that is true for the commercial banking system,. 

but not the Federal home loan. The Federal home loan is a unit 
system where they have branches within their trading area. 

Vice Chairman STOREY. I see. I believe that is all. 
Mr. BLAYTON. I had one observation, if I may, referring to Mr. 

Chiles' statement about money from out-of-area places for loans. I 
was glad to hear that because it has been rather difficult to sell a 
mortgage generated in this area by a Negro firm, and I suppose by 
white firms as well. This is not a policy, not a result o:f a policy of 
such institutions as the Bowery Savings Bank someone has men
tioned, but of the local representatives of these lending institutions. 
Many of them will not undertake to market mortgages generated on 
Negro residences in this area. 

Two years ago I had an experience where I needed to sell some 
mortgages so I could make some more, and only through the presi
dent of one of our competing associations was I able to sell even a 
quarter of a million dollars' worth of loans, and yet others were 
selling wholesale. 

Mr. CHILES. That is improving, though, isn't it i Don't you feel 
the trend is improving i 

Mr. BLAYTON. Oh, yes; definitely. 
Mr. CHILES. More money coming into this market for you. 
Mr. BLAYTON. Yes; more money is coming in, but I have experi

enced this same situation on sale of mortgages generated here through 
the agencies which represent the northern insurance companies and 
savings banks and so on. 

Chairman HANNAH. Mr. Blayton, I would like to ask if you would 
answer the question that Dean Storey put to Mr. Chiles in the same 
way with reference to what would happen if in the Federal regula
tions there was a prohibition on discrimination and segregation in 
Federal :financial assistance. 

Mr. BLAYTON. Well, if that were enforced, as it probably would 
not be, I would agree with Mr. Chiles in the short run. I would 
not agree with him in the long run. I think economic forces would 
take care of the long run, demand and supply. 

Chairman HANNAH. But you think the immediate effect might not 
be good. 

Mr. BLAYTON. The immediate effect might be something as described 
by Mr. Chiles, but in the long run effect I think not. 

Commissioner CARLTON. What minority groups, if any, do you 
have in Atlanta other than the Negroi 
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Mr. BLAYTON. None to speak o:f. 
Commissioner CARLTON. Any question by any o:f the Advisory 

Committee? 
Mr. MEYER. I would like to ask Mr. Blayton one question i:f I 

might, sir. Mr. Blayton, you say the FHA and VA are appraising 
land at higher prices to the colored areas. 

Mr. BLAYTON. They have. 
Mr. MEYER. Does this mean that the colored borrower is getting 

a relatively higher percentage o:f his house financed? In other words, 
are his down payments lower for this reason? 

Mr. BLAYTON. I don't think that does it. I think the value o:f the 
cost o:f the land by this artificial scarcity does it. 

Mr. MEYER. In other words, the total cost o:f the entire property 
is increased; he is not getting a relatively higher loan on his house 
than a white buyer would get. 

:Wfr. BLAYTON. He might. 
Mr. CrrrLES. Notes would be higher, too. 
Mr. :.MEYER. But he might also have a relatively lower downpay

ment to make. 
Mr. BLAYTON. That is true, but I don't think that is the reason for 

the relatively higher land cost. Scarcity is the factor there. 
Mr. MEYER. I was wondering i:f this :factor, whatever caused it, 

was permitting the Negro home buyer to buy his house at a relatively 
lower downpayment on the same value o:f house than the white buyer. 

Mr. BLAYTON. Under FHA and VA the downpayments would be 
the same anyway, percentagewise. 

Chairman HANNAH. Is there any differential in the interest rates 
paid by Negroes and whites where the capital is locally generated? 

Mr. BLAYTON. I don't think there is. 
Vice Chairman STOREY. I would like to ask one more question, 

possibly o:f Mr. Chiles and Mr. Blayton. I assume all o:f you are 
generally :familiar with housing problems in the area around Atlanta 
and other cities. Are there any special conditions o:f the other cities 
with which you are familiar in this southern area that you would 
like to comment on? Question o:f public housing or anything o:f that 
type? What we are trying to do is to get as many facts as we can 
wherever we can. 

Mr. BLAYTON. I am not too :familiar with public housing outside 
o:f the Atlanta area except :from reports by commissions and that 
sort o:f thing, but I do know that in Atlanta it is easier for Negroes 
to borrow large sums :from regulated institutions such as banks and 
savings and loan agencies than in most areas, most southern areas
in the United States, not just southern-due to several factors: ( 1) 
Educational institutions which built the climate for white and colored; 
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and (2) the presence of Negro owned and operated finance institutions, 
which of course cannot make all the loans needed by Negroes, but 
they do point out, as said by one businessman this morning, that Negro 
trade is good, and therefore any lending institution wants to make 
it if it can because of the profit that will result. 

Mr. CHILES. Mr. Satterfield can probably give you better figures, 
but I am under the impression that there have been large numbers or 
percentagewise a lot o:f public housing down in the South, am I 
righti 

Mr. SATTERFIELD. There are more public housing authorities in the 
Southeast than any other portion o:f the country. There are approxi
mately 180 in Georgia, and you realize with the number of large cities 
that we have in Georgia that they must necessarily be in small com
munities, the rural nonfarm type of community. I should say that 
the effect o:f any enforced rules regarding integration would have a 
greater effect perhaps in the rural nonfarm areas in inhibiting the 
development o:f :further low-rent-housing supply to meet the need 
than anywhere else, and I am interested on a regional basis, what 
with my background, and I think that we all have to think not only 
what happens right in our own city but what happens in our larger 
area. 

Vice Chairman STOREY. Are these other projects within your knowl
edge generally free o:f the restrictions that you have just described 
here in Atlanta in the other cities i In other words, are there any 
in these other cities that you know about where there is, shall we say, 
conditional enforced integration in housing authorities i 

Mr. SATTERFIELD. No, sir; I don't know of a single case where there 
is actual integration within a project, nor do I know of a case where 
a community has desired it. H a community desires it under the 
present setup, it can be done. 

Vice Chairman S-roREY. I wasn't talking about that. What I was 
talking about particularly, do you know of any restrictions imposed 
by any local, State, or Federal authority along this line in the other 
areas you mentioned i 

Mr. SATTERFIELD. No, sir; I don't believe so. I think we are in 
the-

Vice Chairman STOREY. About the same throughout this area, same 
policies. 

Mr. CHILES. Right. 
Mr. SATTERFIELD. The same is true throughout the whole Southeast 

to my knowledge. 
Vice Chairman STOREY. From your knowledge of the whole South

east I assume that if such compulsory integration, shall we say, policies 
were imposed as conditions to getting loans, the effect would be gen-
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erally the same as you described as would happen here, that is, in the 
future. 

Mr. SAITERFIELD. I would think so. 
Vice Chairman STOREY. Thank you. 

STATEMENT OF JESSE B. BLAYTON, SR., CHAIBMAN, NEGRO ADVISORY COMMITTEE 
TO ATLANTA HOUSING AUTHORITY 

1. The housing supply for nonwhite residents of Atlanta is considerably less 
than for whites. Housing patterns and customs in Atlanta are such that Negroes 
{the only large racial minority in the community) may expand their living areas 
in such places and in such directions as these patterns and customs dictate. In 
recent years, such areas have been extended, but existing patterns limit this 
expansion. The expansion, such as it is, is primarily in Atlanta's West Side. 
There is also some expansion taking place in other small pockets in other sections 
of the city. Maps are available which show present occupancy of Negroes and 
areas in which they may reside under existing social patterns. These will prob
ably be exhibited during the course of these hearinirs. Whites may expand 
their living spaces in any residential or open areas which have not been infor
mally or categorically set aside for Negroes. Negroes may live in only those 
areas which have been set aside for them. Jn the area of public housing, there is 
a total of 7,494 family units provided for Atlanta residents. Of these, 4,955 or 
66.12 percent of tte total are occupied by or available for Negroes. Two thou
sand five hundred thirty-nine or 33.88 percent are occupied by or available for 
white families. Currently, all of the projects are 95 percent or more occupied 
regardless of the racial identity of the occupants. This has not been uniformly 
the case. Advertising signs have often appeared in white projects seeking 
tenants. There has been no time in recent years when there was not a waiting 
list of eligible Negroes seeking to rent apartments of this class. 

Some of the difficulties encountered by Negroes in finding decent, safe, and 
sanitary housing are set out or implied above. Some others would include: 

(a) Limited market for mortgages by Negroes. Often representatives for 
eastern insurance companies, savings banks, and other fund sources are unable 
or unwilling to seek markets for mortgages by these people, while at the same 
time finding unlimited markets for mortgages by white persons. The effect of 
this is to limit the mortgages which can be made by those lending agencies which 
emphasized loans to Negro homeowners. 

( b.) Atlanta is in the Fourth Federal Home Loan Bank District. The FHLB 
supenisory agent for this district discourages advertising or account solicitation 
outside a savings and loan association's normal trading area (50 miles). There 
are six Negro-operated savings and loan associations in this district with com
bined assets of approximately $20 million. The largest of these associations is in 
Atlanta. Associations in this district are expected to secure all of their loanable 
funds from their respective local areas. Most, not all, of their local funds must 
come from Negroes with low incomes and relatively high family budgets. On the 
other hand, the 11th Federal Home Loan Bank District, San Francisco, encourages 
out-of-area accounts. In that district, there are many associations operated by 
Negroes. The top four of these alone have combined assets of more than $63 
million. Negro-operated associations in the 11th district are, on the average 
younger than those in the 4th district. Now, it is not the intention of this 
deponent to imply that there is discrimination in the treatment of Negro 
associations in favor of those operated by others, but since Negro institutions of 
this type must look mainly to Negroes for loanable funds, the ultimate effect is 
apparent. Fortunately for Negroes in the immediate area of Atlanta, probably 
because of the existence of three strong Negro financial institutions, institutions 
operated by white people will and do make mortgage loans to Negroes in all 
justified amounts. 

2 {a.) ( See next above.) The presence and lending policies of the Atlanta Life 
Insurance Co. ($49 million assets), Mutual Federal Savings & Loan Association 
($10 million assets), and Citizens Trust Co. ($9 million assets)-all Negro 
operated-make fund sources abundant, but not adequate for housing needs of 
Negroes in Atlanta. Because these institutions have had good experience with 
Negro credit, white lending institutions in the Atlanta area make loans to 
Negroes as records justify. The West Side Mutual Development Committee bas 
been extremely helpful in the matter of finding areas into whic.b. Negroes might 

510547-59--33 
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move. Bombings and other forms of ,;oJence have been materially abated by 
this committee. This committee has found Negro buyers for property occupied 
by white persons in these fringe areas and located mortgage fund s to assist white 
owners to purchase properties outside an area recently set a ide for 'egroes. 

3. Patterns of residentia l segregation by racial groups (White versus Negro) 
is absolute. This deponent is not competent to testify as to segregation according 
to religious groups. Residential housing patterns on racial bases are not sup
ported by law-Federa l or State. Policies with the force of law, however, are to 
the effect that whites liYe in a reas where Negroes do not live--and Negroes live 
where they may li ve--ne, er in white areas. Residential segregation by race is 
voluntary in Atlanta-as to Negroes, the extent to which this is 1·oluntary is that 
it is unavoidable--that is, voluntary within that which may be. 

In the area of public housing, and touching this general subject, it should be 
pointed out that while there is a Negro advisory committee to the Atlanta Housing 
Authority, there is not one Negro housing commissioner, even though more than 
66 percent of the occupants of the Government housing projects are Negroes . 
Although Atlanta is generally regarded as the most liberal southern city with 
respect to race relations, the a bsence of Negroes on the Board of Commissioners 
to the Housing Authority of Atlanta is open to challenge on this point. There are 
16 Negroes who are commissioners in southern states. For example, there 
are: One in Alabama, two in Kentucky, seven in North Carolina, two in Tennessee, 
two in 'l'exas, and four in Virginia. Commissioners make policies. AdYisory 
committees carry out policies placed under their jurisdiction by the commis
sioners. There is a difference ! 

4. According to local statistics, the Negro juvenile delinquency rate, disease 
incidence, and crime generally are signfkently higher than those for the com
munity as a whole. In my opinion, these conditions are traceable in large 
measure to inadequate housing- related in some degree at least to the segregated 
patterns of ·housing in Atlanta. This deponent does not, however, pretend any 
competence in this sociological area. l\Iy opinion, then, arises out of insufficient 
research on my part to qualify me as an expert in this area of the subject under 
study. 

5. Neither State nor F ederal laws discriminate against racial minorities in 
the area of housing. Neither do these laws protect the Negro minority in this 
area. At least, custom controls the housing behavior. In spite of the excellent 
relative showing made by Negroes in housing in Atlanta, it cannot be escaped 
tha t segregation patterns argue forcibly against this minority. The emotional 
effect on a segrega ted minority should be taken into account as well as the 
purely physical, and other fac tual phenomena in order to determine the de
teriorating influence upon the affected minority. 

6. Except for the fact that Negroes, generally, are not employed in clerical 
and professional grades by Federal Housing and Home Finance Agency, Public 
Housing Administration, the F ederal Housing Administration and the Urban 
Renewal Administration, no surface discrimination is discernible. (Here and 
there, race relations officers and their secretaries are employed; hence, excep
tions.) The deponent has talked with hundreds of Negroes who have had 
occasion to contact one or more of these agencies. Generally, they say that 
they would be more comfortable in the discussions of their problems, if they 
could consult with Negro officials and employees. The fact is, that there are 
almost no Negroes employed in the operating offices of these agencies. Negro 
public housing projects are a necessary exception. In all of these, the personnel
is entirely Negro. 

7. I would recommend that all official and announced policies, sanctioning 
segregation and discrimination (using the terms synonymously) be abolished. 
Perhaps, within this official pattern, the local climate would suggest the 
formation of committees operating on a voluntary and unofficial basis to bring 
about general harmony in and among the racial groups. As rapidly as local 
climate permits, such committees should be abolished. 

RELOCATION REPORT 
FOR 

URBAN RENEWAL PROJECTS 
IN 

ATLANTA, GA. 

Butler Street Urban Renewal Area 
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Rawson-Washington Urban Renewal Area 

University Center Urban Renewal Area 

Rockdale Urban Renewal Area 

Thomasville Urban Renewal Area 

(Housi ng Authority of the City of At lanta, Ga ., 1958) 

SOURCES OF DATA 

Sample family surveys were conducted in the three downtown project areas 
during 1967 and 1958, representing one-third of the estima ted number of families 
in the Butler Street and Rawson-,vashington Street areas, and 36 percent 
of the families in the University Center area. The total family count in each 
area was derived by adjusting the 1950 dwelling unit cost for the census blocks 
within the particular project area . The 1950 Housing Census revealed that 
30,668 nonwhite families occupied 29,024 dwelling units, or an average of approx
imately 1.0-:3 families per dwelling unit. Since the Butler Street area is one 
of the most densely populated nonwhite areas in the city of Atlanta, the 5 per
cent factor of doubling was itself doubled to 10 percent to arrive at an e t i mate 
of the number of families residing in the project area. 'l' his was further 
adjusted for single person households and for Yacancies. The adjustment for 
extra doubling was not found necessa ry in the other two ru·eas. 

The sources of data in determining the fa ctors in the Atlanta housing market 
are confined, for the most part, to the city of Atlanta. There ru·e a nwnber 
of contiguous built-up areas which haYe an influence on the loca l housing mar
ket. These areas contain only a relatively smalJ part of the l\egro population 
in the metropolitan area. Since this report is concerned with housing for non
white occupancy, where data includes DeKalb County ( outside the city of 
Atlanta), it will not seriously affect comparability. 

Estimates of housing re~ources were made as follows : 
1. Public housing.-TurnoYer of public housing units available for nonwhite 

occupancy was aYeraged for a 3-year period ending December 1057, and the 
average annual figure projected for the 5-year period contemplated to be required 
for relocation. It is the present policy of the authority not to construct any 
additional units until, or unless, requested by the city goYernment. A PHA 
reservation of 1,000 units is available should it be determined that additional 
units are needed. 

Families displaced from the urban renewal projects will ham first priority 
for admission to existing vaca ncies. 

Distribution of the projected supply as to size (by number of bedrooms) is 
based on an analysis of turnover experience in existing units for nonwhite 
occupancy. 

2. Estimates of standard, private rental, and sales housing a re based on
( a) Plans for new multifamily rental units in the University Center 

and Butler Street Project a rea under section 220, FHA. 
( b) Plans for new single family sales units to be built in the Thomas

ville and Rockdale Project areas as well as other locations under section 
221, FHA.. 

(c) Private sales and rental units built under conventional financing. 
The estimated volume is based on field surveys and analysis of building 

permits made by the Metropolitan Planning Commission, for units added for 
a 7-year period beginning from April 1, 1950. The total number of new sales or 
rental units added to the nonwhite supply, plus 8 percent of the supply created by 
transfer from white to nonwhite occupancy was used to arrive at an annual aver
age and then projected for the 5-year period which it is expected will be required 
for relocation. It is not expected that the volume of new sales units financed 
by conventional methods will be affected by the construction of 221 housing. 
Local FHA officials are of the opinion that the 810 square foot house to be built 
in the 221 program in Atlanta will reach a different market than the 650 square 
foot house previously built in the same price category. The 221 construction 
is not expected to affect the volume of new construction of houses built to sell 
for $7,500, and less. 

The construction of section 220 rental units in the two project areas is 
expected to provide rentals at $55 to $65 per month.' A total of 1490 units 

1 Source : Marketability Report, Hnmmer & Co. 
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have been projected and it is expected that the previous volume of construction 
of rental units in these rental categories wiII be reduced by ha lf. This reduc
tion is taken into account in the projection of the anticipated supply in the 
5-year period of relocation. 

The distribution of the estimated housing resources expected to be placed on 
the market as to gross monthly rental, sales price and number of bedrooms, 
is based on a projection of the distribution and supply of units placed on the 
market during the period April 1, 1950, to April 1, 1957. In this projection, 
only 80 percent of the units transferred from white to nonwhite occupancy 
were counted. This is based on the estimate of the field surveys who gathered 
the data for the Metropolitan Planning Commission. 

It is noted that the supply made available by change from white to nonwhite 
occupancy was accomplished by an orderly process. Existing private agencies 
in the community have remained informed of impending shifts and these ha ve 
been accomplished without public tension. For this reason, it seems reasonable 
to assume that this will continue to be a source of supply. 

To date of this report, a number of sites have been proposed for construction 
of 221 housing. These sites are widely scattered on land available for build
ing in the city of Atlanta. The new locations, where FHA 221 homes are to 
be built, wiII be accessible to bus transportation and will be in areas generally 
not less desirable than the urban renewal areas. These locations will have the 
facilities of a standard neighborhood with respect to public utilities and public 
and commercial facilities. 

A substantial proportion of the site occupants will be relocated in public 
housing units made available by turnover. Five projects which contain 60 
riercent of the total number of units for nonwhite occupancy are situated close 
to the central business district in locations approximately equivalent to the 
project areas. The remaining two public housing projects are situated in the 
southeast and northwest part of the city and have direct bus transportation 
to the central business district, requiring about 15 minutes for the trip. 

ESTIMATES OF HOUSING RESOURCES 

1. Low rent public hou.sing.-Turnover of public housing units made available 
by turnover was averaged for a 3-year period ending December 1957, and the 
average annual figure projected for the 5-year period during which relocation 
will take place. No new public housing units are contemplated at the present 
time. The entire supply made available by turnover will be available to families 
displaced from urban renewal projects on a priority basis, in accordance with 
a policy to be adopted by the authority. 

Tbe breakdown of the supply by number of bedrooms is based on an analysis 
of turnover experience over a 3-year period ending in December 1957, in existing 
low-rent housing projects. 

2. Estimates of standard, private rental, and sales housing.-(a) Plans for 
new multifamily units for Negro occupancy in the University Center and Butler 
Street Project areas under section 220 FHA. 

( b) Plans for new single-family units for Negro occupancy to be buiit in the 
Thomasville and Rockdale Project areas as well as other locations under section 
221 FHA. 

(c) Plans for new multifamily units to be built in the Rawson-Washington 
Pro.iect area for white occupancy. 

(d) Priva te sales and rental units for nonwhite occupancy to be built by 
conventional financing. The volume of such construction is based on field sur
veys and analysis of building permits made by the Metropolitan Planning 
Commission of units added to the nonwhite housing supply for a 7-year period 
beginning April 1, 1950. The volume of new construction plus 80 percent of 
the secondhand supply made available by transfer from white to nonwhite 
occupancy was averaged for an annual basis and then projected for the 5-year 
period of relocation. This continued rate of supply is based on the demon
strable assumption that Atlanta's continued growth will provide the market for 
at least the same rate of new construction and transfer as occurred during the 
7-year study period. The large scale demoliti on of dwelling units which will 
occur as a result of the expressway a nd urban renewal programs will be a 
major factor in stimulating the continued new supply of housing for nonwhite 
occupancy. The construction of section 220 rental units as outlined in section 
2(a) above is expected to supplant to some extent the going rate of construction 
of rental units at comparable rentals. The normal rate of construction in the 



507 

same rental categories is therefore reduced by ha lf in the projection of rental 
units expected to become available as rehousing resources. 

To date of thi s report, a number of sites have been proposed for construction 
of FHA 221 housing for l\egro occupancy. In addition, the Rockda le and 
Thomasville Project areas will provide loca tions for the construction of 221 
housing. The new loca tion will be accessible to bus t ransportation, and will be 
in areas generally not less desirable than the u rba n renewa l a reas. 'l'llese 
loca tions will have til e faeilities of a standa rd neighborhood with respe<.:t to 
public utilities and public and co mmercial facilities. 

A. substantia l proportion of si te occupants will be rehoused in public housing 
units. Five projects whi<.:h contain 60 percent of the tota l for nonwhite occu
pa ncy are situated close to the centra l business district in loca tions approxi
mately equiva lent to tile project a reas. 'l'he remain ing two public housing 
projects for nonwhite occupa ncy a re situa ted in the southen t encl nnd nort hwest 
part of the city and ha ve direct bus tra nsportation to the central business dis
trict, requiring about 15 minutes for the trip. The units fo r white occupa ncy 
are similarly close-in to the centra l business di strict, requiring in no instance 
more than 15 minutes to travel by bus. (e ) Turnover in existing section 608 
rental units: Turnover ex perience for 1957 in the section 608 multifamily proj
ects was projected for the 5 years of reloca tion. 

S TAN DARDS OF DECE NT, SAFE, AND SANITARY HOUSI:-1O 

A dwelling is rega rded as decent, safe, and sanitary by the city of Atlanta 
when it Is found to be con111l ying with the city's building a nd housing, fi re, and 
sanitary codes, and u11on inspection found to meet the following requirements: 

1. Adequate kitchen facilities inclucling a sink, cooking s tove, storage facilities 
for food a nd kitchen utensils. 

2. A private flush water closet with a sewer or septic ta nk connections. 
3. A lavatory bas in, ba thtub, or shower with hot and cold connections. 
4. Water heating faciliti es connected with the hot water lines. 
5. Safe, unobstructed means of egress leading to safe and open space at ground 

level. 
6. Adequate provisions in every r oom for heating and ventila tion with at least 

one window or skylight or dev ice which will adequately ventilate the room, in 
working cond ition. 

7. Safely wired for electricity, with a t least two separate fl oor- or wall-type 
convenience outlets or one such outlet a nd one supplied ceiling-type light fixture 
in every room. 

8. Basement or cellar windows used for ventilation shall be rodent proofed. 
9. Dwelling unit shall be large enough to accommodate the family without 

overcrowding. 
10. Basement shall be used as dwelling units only if fl oors a nd walls are 

impervious to lea kage a nd are insula ted against da mpness and the window area 
sha ll be a t least 10 percent of the fl oor area of each room. 

11. Exterior and interior shall be clean, clear and free of any accumulation 
of dirt, garbage, debris, or any combustible material. 

12. Dwelling unit sha ll be free of infesta tion from insects and rodents. 
13. Screens sha ll be provided for all doors opening to the exterior of the struc

ture and for all windows. 
14. Dwelling unit shall be in a structure which is in good repair having no 

unnecessary exposure to the weather in the form of faulty window, or roof or 
other exposure to dam pness or leakage. 

15. F acilities for washing and drying clothes are available. 
16. Neighborhood has no industrial nuisance or other nuisance. 
17. Neighborhood is reasonably accessible to stores, schools, churches, and 

transporta tion and has the community facilities of a standard neighborhood. 

STANDARDS WITH RESPECT TO ABILITY TO PAY 

Examina tion of the rent-income ra tios existing among site occupants indicates 
that the median is 22 percent of income. For purposes of relocation of famili es, 
the standard of between 20 a nd 25 pe1"<'ent of income will be applied to ability 
to pay for housing. 

With respect to sales housing, the standard prevailing in the community is that 
families can purchase homes at a price 2½ times their annual family incollle. 
This standard is applied with respect to the anticipated supply of conventionally 
financed sales housing. With respect to FHA 221 housing, families with an 
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income of $2,400 per annum or more, are assumed to be able to purchase a $9,000 
house. 

In the Rawson-Washington Urban Renewal area, 16.8 percent of the estimated 
number of Negro families are homeowners. In the University Center area, 30 
percent, and in the Butler Street area 8.5 percent of the Negro families are owner
occupants. Census data for 1940 indicates that 56.6 percent of nonwhite owner
occupants were free of mortgage. Since Negro family incomes have shown a 
steady trend upward in recent years, it is reasonable to assume that the per
centage of mortgage-free owner•occupied homes has increased. On the same 
basis, it may be assumed that mortgage indebtedness has decreased, in view also 
of the conservative mortgage loan practices with respect to Negro occupancy. 
It is, therefore, anticipated that a substantial portion of the Negro owner
occupants to be displaced will have sufficient equity from the sale of their property 
to enter the market for new housing. 

In the Rawson-Washington area, 21 percent of the white families are owner
occupants. It is reasonable to expect that a substantial portion will have 
sufficient equity to enter the market for standard sales housing. 

Standards for admission to public housing 

Total annual family income 
not to exceed-

Size of family 

Admission Continued 
occupancy 

1 person (over 65)•••·-······-······-··-··-···-·-··--···-···-······--·-··--··· $2,000 $2,500 
2 persons ••••••••••• -·---·-··-··-··-···-·----·---··--·--··-·-·······-····-·-·· 2,700 3,375 
3 or 4 persons.--·--·-----·---···-··-------·-··--··----·-·-·-·-··-·--·-··-·--- 2,900 3,625 
5 or more persons.---·-·------·-----------·-·---···-----·-····-···-···---·-·· 3,100 3,875 

Families displaced by the Urban Renewal Program will be admitted by the 
standards for continued occupancy, in accordance with policy to be established 
by the authority. 

NONWHITE HOUSING SUPPLY 

The 1950 Housing Census shows 30,668 nonwhite dwelling units in the city 
of Atlanta. In the period of April 1, 1950, to April 1, 1957, there were added 
from all sources a total of 14,303 dwelling units to the supply for nonwhite 
occupancy.2 During the same period there were losses by demolition, fire, etc., 
of 1,932 units, resulting m a net addition of 12,371 units. From April 1, 1957, 
to August 1, 1957, there were an estimated 300 nonwhite dwelling units de
molished as a result of expressway development and city street improvements.
The total number of dwelling units for nonwhite occupancy as of August 1, 
1957, is therefore estimated in round figures to be 42,700. 

Comparison of 1940 and 1950 census data reveals the following: 

TABLE I.-Olianges in volume and, tenure of nonwhite housing supply between 
1940 and, 1950 

1940 1950 Percent 
change, 
1940-50 

Number Percent of Number Percent or 
total total 

Number of nonwhite dwelling units·-----· 28,315 100.0 30,668 100.0 8.3 
Owner occupied ••• -•-·-··-·-·-·-·------·-· 3,549 12.5 7,494 24.4 111.2 
Renter occnp!ed •• -·-·-·-··-·--·--·-·-·--·- 24,766 87.5 23,174 75.6 -6.4 

Table I shows some striking changes in the nonwhite housing supply. There 
was a net loss in the number of renter-occupied dwelling units, a loss of 1,592 
units or 6.4 percent of the 1940 supply. This was in sharp contrast to the more 
than doubling in. the number of owner•occupied dwelling units, an increase of 
111.2 percent. It is clear that under the special conditions of the nonwhite 

• Source: Metropolitan Planning Commission. 
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housing market, the demand for new housing from 1940 to 1950 was met en
tirely by the construction of uni ts fo1· owner•occupancy. Since lDG0, as will 
be seen from table III, there was substa ntia l construction of new rental units, 
a total in 7 rears of 4,956 units. In the same period, 3,260 uni ts were built 
for owner·occupancy. 

PRIVATE RENTAL SUPPLY 

Renta l uni ts constructed under the FHA 608 and 207 programs total 1,542 
units. In 1955, there was a turnover of 373 units and in 1957, a turno,er of 
381 units, or an average of 377 units for the 2 years. The cunent vacancies 
i::how a rental r ange of $40 for a !-bedroom apartment, $45 to $85 for a 2·bed
room apartment, with an average of $65 for 2•bedroom apa rtments. 

With respect to other standard low•cost renta l uni ts, informed opinion of 
local realtors is that there are no Yaca ncies for nonwhite occupancy. 

The survey in the University Center Project area reyealed a vacancy rate 
of 1.8 percent, or a total of 10 uni ts, all of which were substanda rd. The sur
'l'ey in the Butler Street Project area reYealed a vacancy rate of 1.2 percent, 
or n total of 20 units, all of which were substandard. The Rawson•Washington 
Project area showed a vacancy rate of 6.4 percent for uni ts in tended for Negro 
occupancy, or a total of 18 units, all in substandard condition. 

LOW-RENT P UBLIC IIOU S I NG SUPPLY 

T he Atlanta Housing Authority operates seven projects for nonwhi te occu
pancy as fo llows : N umbe,· of ,mita 
John Hope Homes______ __ __ __________ _____ _____ _______________ ____ __ 606 
Eagan Homes__ ___ ___________ ___ _____________________________ ________ 548 
Grady H oines_ _______ ___________________ ________ ___ ________ __ ____ ____ 616 
Herndon Iiomes_ ___ _________ ______ ____ ____ ____ __ _________ __ _____ __ __ 519 
Ca rver Community Homes _____ ___ - - -- - --------------------------- -- -- 990
Perry Homes ____ ___ _______________ __ ________ _____ ____ ______ _____ __ __ 1, 000 
University Homes___ _____ _____ __ ___ --------------------------------__ 675 

1'otal____ ____________________________ _______________________ ___ 4,954 

Vacancies in these projects arising from turno,·er during the rea rs 19~ . 1955, 
and 1950, a Yeraged 770 per yea r . Projection of this figure for the G•year pe
riod, 1959 to 1963, during which relocation is scheduled, indicates that a total 
of 3,880 units may be ava ilable by turnover. The turnover rate for 1957 con• 
firms this trend. It is es t imated, on the ba . is of the authority's experience, tha t 
20 percent of the abo'l'e turno,·er wi ll re. ·nl t from famili es exceeding the limits 
fo r continued occupancy. A turn dow11ward in the economic trend, such as is 
currently be ing experienced, may reduce the turnoYer from this ca use. Also, 
it shou ld be noted that there may be, on the other hand, a n increase in the 
turnover rate from this cause followin!{ the beginning of the relocation process 
inasmuch as nu increasing number of fam ilies will be admitted at the con• 
tinned occupancy limits a nd hence liable to ea rl y separation from the pro
jects, as in<:omes rise above the limi ts . 

It is anticipated that applications or demand for low•rent public housin 00 will 
be di stributed ac:cording to income in the same proportion that these incomes 
presently exi st to the anticipated supply of low•t·ent uni ts, the distribution 
wi II be as fo llows : 

T ABLE II.-D.istribution of de-rna.nd for low.rent housi,ng units made av a,ila.b le by 
turnover, 1959- 68-Nonwhile 

, 

Percent of Dist ri bution 
Income level of eligible fam ilies total of an tiei• 

pated supply 

Under $1,800 . .. . . -·--··-·-··-·-··-· ....... . ......................... · ·· · ···-· 
$1,800 to $2,099... .. .. . . . .. .... . . . .... . . ............ . ...... ... ..... ..... . . . ... 

25. 8 
JO. 6 

1,000 
411 

$2,100 to $2,399.-.-·-·- · ·· ···· · ··········· · · · · · · ·· · · · · --·-· · - - - - ···-- ·-· ··--·· 10. 2 396 
$2,400 to $2,699.·-·· ·· ····· · ····-···· ··· ·-·-·· ·-··· - · ·· ··-·- ·- ·· --···---·-··-· 
$2,700 to $2,999.. . -• - · ···--- .. . . . · · · -- .. ·- .. · - -- · ............. . . ·-. . . . . . . . .. . . 
$3,000 to $3,299 ._.. _.. . . .. .... . . . . . ....... .. .. .. __ .. __ .. . _·- ... _. ______ . __ ·-·. 

12. 7 
10. 4 
13. 5 

493 
404 
524 

$3,300 to $3.599.•. ••···· · ·· -· -······- -· ·-·-·-- ·---· -··· ·--·- --···-···· ·· · ··· · · 
$3,600 to $3,899... -- - · · · · · -- --· . •.. __ .. --····· ... - · ......... ·- · . · ·· · - ·- ·- . ·- .. 

8. 2 
8. 6 

318 
234 

Total..----·-·-···---······-·---·········-···-···· . ·-----·-----··--··-- 100. O 3,880 

https://de-rna.nd
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SUPPLY OF NEW RENTAL AND SALES IIOUSING 

During the period, April 1, 1950, to April 1, 1957, according to data published 
by the Metropolitan Planning Commission, there were 12,21 prirnte sa les and 
rental units added to the Negro housing supply. The distribution by tenure and 
origin is as fo llows : 

T ABLE III.-Add'itions to the private sales and r ental supply nonwhi te housing 
by gross monthly rental ancl sales price, Apr. 1, 1950 , to Apr. 1, 1957 

N umber or units added 

T enure 
New con Second 
struction band 

Monthl y ren tal: 
Under $40 . __ _ -- ---- ----- ---- -- ---- --- ------- --- ___ _------ --- ------ --- - - - 56 15 
$40 to $49_______ ____ ____ ____ _______ ___ _____ _________ ___ ____ __________ __ __ 2, 480 059 
$50 to $59_ _______ ___ ____ ______ __ _______________ ____ _______ ___________ ____ 2,013 620 
$60 to $74. __ ________________________ _______ ___ _____ ___ ___________ __ ______ 389 03 
$75 and over__________ __ __ ___ ______________________ ____ _______ ____ ____ ___ 18 0 

1-- ---1-----
TotaL-------- --- ---- -------- ----- ---- ---- --- ----------------- - ------- 4. 056 I. 686 

Sales p rice: 
Under $5,000_________________________________ __ - ------ -- --------- _---- - - - 7 27 
$5,000 to $7,499 _____________________________ ____________ _________ ____ ____ _ 682 1,247 
$7 ,500 to $9,999______ ___ ___ ___ ____ ___ ____ ___ ___________________ ___ ____ ____ 1, 514 870 
$10,000 to $14,999 ____ _______ ___ ----- -- --- ---- --------- __ - -- - ---- -- ---- - - - - 74G 156
$15,000 and over____________ ___ ______ _____ _______________ ________________ 311 10 

1-----1-----
TotaL____________________________ __ __________ ___ _____ __ ____ ----- ---- _ 3, 260 2,310 

The secondhand housing referred to here is housing converted from white to 
Negro occupancy. Discounting this supply by 20 percent for substandard units, 
and projec ting the adjusted totals for a 5-year period, there is derived part of 
the anticipated supply of private sales and rental housing during the period of 
relocation. Also deducted from the adjusted totals is one-half of the projected 
supply in the rental categories $50 to $69. See table I V. 'l'he standa rd nature 
of this part of the supply can be assured since the city of Atlanta has fire, health, 
building, and housing codes which are adequate to prevent illegal conYersion of 
residential structures, overcrowding, and other conditions that lead to the deteri
oration of so-called racial transition a reas. 

TABLE I V- Ant icipa t ed supply of private sales and rental housing (not including 
:BZO and 2Zl ) f rom n ew construction and conve1·sion from w hite to Negro occu
pancy• Jan. 1, 1959, to D ec. 81 , 1968 

1'enu1·e Number oJ 1mits 

Monthly renta l: 
Under $40___________________________________________________ ___ 50
$40 to $49________________________________________________________ 2, 3?0 

$50 to $59---- ---- ------------------------------------------------ '895$60 to $74 _____________ _______________ ______ _________ ___ ___ __ _____ ' 165 

$75 and over----------------------------------------------------- 13 
Total__ _________________________________________________________ 3,440 

Sales price : 
Under $5,000_____________________________________________________ 20 
$5,000 to $7,499 ___________________________________________________ 1,200
$7500 to $9,999___________________________________________________ 1,580 
$10,000 to $14,999_____________ __ __________________________________ 620 
$15,000 and oYer__________________________________________________ 225 

Total___________________________________________________________ 3,645 

• Reduced by 50 percent to oll:set 220 con struction. 
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SUPPLY OF NEW FHA 220 AND 221 FINANCED RENTAL AND SALES HOUSING 

Plans for redevelopment of the clearance section of the University Center 
Project area call for the construction of 700 new multifamily rental units at 
rentals ranging from $55 to $65 a month ; 790 similar units are planned for 
the Butler Street Urban Renewal Area.' 

FH A has authorized 3,900 units for Negro occupancy which may be financed 
by section 221 mortgage insurance. It is anticipated that an 810 square feet 
house can be built under this program to sell for $9,000. Monthly carrying 
charges on such a house would be $48 plus $5 for taxes and $2.33 for insurance, 
or total monthly charges of $55.33. The opinion of FHA officials is that these 
homes can be purchased by families with an annual income of $2,400 and up. 

A number of builders have expressed interest in building under the section 221 
program. To date, sites for 610 units for Negro occupancy have been approved 
by the city and FHA. Tentative locations for the remaining 390 units under the 
currently released allocation of 1,000 units are under construction. 

Application has been made to the Urban Renewal Administration for urban 
renewal projects in the Thomasville and Rockdale areas. These areas will ac
commodate about 1,100 and 1,500 units respectively, of 221 and 220 housing for 
Negro occupancy. 

Distribution of the projected future supply of all private sales and rental 
housing is as follows : 

TABLE V.-Distribution of demand for standard housing resources by income 
class of families displaced from urban renewal projects, 1959-63 

Number or units-Turnover 
Income level 

FHA 608Rental Sales FHA220 FHA221 Totaland 207 

Under $1 ,800____ _____ ------------------ --- 28 11 ---------- ----- ----- -------- -- 39 
$1,800 to $2,099__ ___ ______________________ _ - 1712 5 ---------- --------- - ---------
$2,100 to 52,399------ - ---- - -- ------------- 10 4 ------ --- - -- -------- ---------- H 
$2,400 to $2,699- - ---- ------- -- -- ----- --- --- 1, 276 418 928 370 2. 992
$2,700 to $2.099___________________________ _ 1,044 340 760 315 2,459
$3,000 to $3,299____________ __ _____________ _ 510 442 983 ~00 2,335
$3,300 to $3,599_______________________ __ __ _ 385 556 601 190 1, 732 
$3,600 to $3,899-- --- ----- - ---------------- 67 582 435 628 145 1,857 
$3,000 to $4,199--------------------------- 61 442 332 0 165 980 
$4,200 to $4,499------- ----- - -- --- --- --- ---- 47 234 305 0 155 741
$4,500 to $4,799______________________ __ __ __ 8 149 0 0 115 272 
$4,800 to $5,099----- -------------- --------- 5 60 0 0 40 105
$5,IOO to $5,399_____________________ ______ _ 0 79 0 0 0 79
$5,400 and over_____________ ____ _____ _____ _ 0 323 0 0 0 323 

TotaL- -------- ______ --- - --- -------- 3,440 3, 645 1,490 3,000 1,885 13. 945 

NOTE.- Columns for rental units and FHA 220 represent the resources reported in sec. IV-B of form 
H-6122; columns for sales and FHA 221 units represent the resources reported in sec. I V-C or form H-6122 

NONWHITE HOUSING DEMAND 

Housing demand r esulting from displacement 
The University Center Project area conta ins 1,672 • Negro families who will be 

displaced. Four other urban renewal projects in Atlanta will also displace 
families during the same period. The clearance section of the Butler Street 
l'rban Renewal Project Area currently houses an estimated 1,371 Negro families. 
Displacement of the entire number is expected to begin about J anuary 1, 1959, 
and will extend over a period of 5 years from that date. The Rawson-Washing
ton Urban Renewal Area currently houses an estimated 1,436 families, consisting 
of 471 white families and 965 Negro families. Clearance and displacement 
of families will begin about J anuary 1, 1959. The Rockdale and Thomasville 
Projects contain an estimated 402 and 272 Negro families, respectively, who 
would be displaced during the same period. In all, a total of 4,682 Negro 

• Source: l\Jarketnblllty Report , University Center Urbnn Renewal Area; and l\Iarket
ahlllty Report, Butler Street Urban Renewal Area, Hammer & Co. 

• Form H-6122 shows 1 ,208 families to be displaced. To this has been added 464 
families to be cleared from the area north of Hunter Street proposed to be adde<l to the 
project. 
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families will be displaced by the Urban Renewal Program during the 5-year 
period beginmng January 1, 1959. 
. In addition to the above activities, there will be displacement resulting from 
land being acquired for Interstate Highway Depar.tment. The Expressway 
Program is now being accelerated and it is anticipated by State and local high
way officials that acquisition and clearance of all families will be- subst.antially 
completed by January 1, 1959, when relocrution of families displaced by ,the Urban 
Renewal Program will begin. An estimated 120 nonwhite families will be dis
placed after that drute from the sector west of Gordon Street on the East-West 
Expressway. An estimated 2,746 nonwhite families will have been displaced 
during the 18-month period from July 1957, ,to January 1959. Of this number, 
approximately 2,000 have been displaced as of April 1, 1958, and absorbed by 
existing housing. It is estimated that one.third of the 2,746 families, or 915 
families, may reenter •the housing market during the 5-year period of reloca,tion 
as ·the supply of standard housing develops. To smmnarize, a total of 1,035 non
white families will require rehousing as a result of highway displacement. 

In addition to the above 'activities, ,the city of Atlanta will displace an esti
mated 50 nonwhite families for street widening and a like number will be clis
placed by the Atlanta School Department for new school sirtes. 

Further, the .Aitlaniba. Housing Authority estimates ithrut 394 Negro famdlies 
will be displaced from existing public housing projects during a 2-year period 
because of income in excess •of standards for continued occupancy. This figm-e 
projected for the 5-year period indicates that the total of 985 families may be 
displaced. 
Displacement due to housing code enforcement 

The Atlanta Deparitmenit of Builddng Inspection reporits 816 demolitions (90 
percent with Negro occupancy) ·during a 4-year period. 'l'he average number of 
demolitions per year projected for the 5-year period ,of relocation, indicates •tha.t 
a ,total of 920 demolitions may be anticipa,ted. The age of existing housing will 
be an imp.oritanrt factor in causing obsolescence and dfilapidlaition. The -1950 
census reveals the following: 

TABLE VI.-Age of housing supply in 1950 

Number or Percent or 
Year built dwelling total 

units 

Number or reporting____________________________________________________ 89. 765 100. o 
,---------

1940 or later_________________________________________________________________ 12,255 13. 7 
1930 to 1939------------------------------------------------------------------ IO, 915 12. 21920 to 1929__________________________________________________________________ 25,620 28. 5 
1919 or earlier________________________________________________________________ 40,975 45. 6 

There is manifest a large pereellltage of dweUing units over 30 years of 
age. The age of dwelling units for Negro occupancy is undoubtedly greater 
than that of the total number. Information as ito the breakdown by racial 
occupancy is not available. It is reasonable to assume that with housing code 
enforcement there will be, at least, a continuation of the present trend in 
demolitions. 
Demand arising from population growtl~ and inmigration. 

Analysis of the growth trend in the nonwhite population indicates that an 
estimated 5,520 new families (noit including single persons) will enter the 
housing market as a result of new family formation and inmigration of 
families. While the projected housing resources have not been planned to meet 
the needs of this group, the demand arising from these new families are an 
important factor in plans for the Rockdale and Thomasville Projects. 

Table VII shows the housing resources which have been projected for the 
5-year period of relocation and which may be expected to be available for 
the rehousing in decent, safe and sanitary dwellings of the families displaced by 
the Urban Renewal Program in Atlanta. 
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TABLEJ VIL-Housing resources ava,ilable to m eet needs of non-whi.te famil ies 
disvlaced from urban renewal vrojects, Jan. 1, 1959-Dec. 31, 1963 

P ri rnte Public 
Rents or sales prices Equivalent income levels Displaced sales and hou sing

famili es rental turnover 
supply 

---------------- 1---------- 1·--- ---- ----
Under $30 or undrr $3,500 . ... .. .. .. . .. . . .. .. . 
$30 to $34 or $3,500 to $4,2-19. ...... .. .... ... .. . 
$35 to $39 or $4 ,250 to $4,999... .. .... ... . . . .. . . 
$40 to $44 or $5,000 to $5,740.. . ........ .. .... . . 
$45 to $49 or $5,;50 to $6,499 ... . . ... .. ... ..... . 
$50 to $54 or $6,500 to $7,499....... ... .. .. . ... . 
$55 to $59 or $7,500 to $8,4W . ..... . .. ... ..... . . 
$60 to $64 or $8,500 to $9,2-19... . .. ... . ... .. .. . . 
$65 to $69 or $9,250 to $9,9\JO....... ... .. .. . . . . . 
$70 to $i4 or $1 0,000 to $!0.749 .. ...... ... ..... . 
$75 to $79 or S!O.i50 to $11 ,499 .. .... .. ... .. . . 

Under $1,800...... ...... . . 
SI ,800 to $2,099.. ... . . . ... . 
$2,100 to $2,399.. ·· ··• · ···· 
$2,400 to $2,699 . . ... .. . . . . . 
$2,700 to $2,999.... ... . .. . . 
$3,000 to $3,299.. . ........ . 
$3,300 to $3,599... _. . ..... . 
$3,600 to $3,899.. .. ....... . 
$3,900 to $4 ,199. ..... ..... . 
$4,200 to $4,499.. . ·· · ·-···· 
$4,500 to $4,799 . ... . ...... . 

942 
412 
402 
492 
422 
547 
252 
196 
207 
207 
154 

39 
17 
14 

2,696 
2,207 
1,995 
1,998 
I, 741 

866 
617 
180 

1,000 
411 
396 
493 
404 
524 
318 
334 

0 
0 
0 

$80 to $84 or SI 1.500 to $12,249 .... .. . 
$85 to $89 or $12.250 to $12.999 . .... ..... . .. .. . . 
$90 and over or $13,000 and o,·cr . . .. . . .. . . .. . . 

$4,800 to $5,099.. .. .. .. . .. . 
$5,100 to $5,399 . . . .. .. .. .. . 
$5,400 and over.. .. . ... . . . . 

- -

56 
70 

323 
-

73 0 
79 0 

323 0 
------

Total .. . ....... ..... . . ... ..... . ... . . ... ··· ·· · ·· ·- ·· ··· · · ········ ·· · 4,682 12,852 3,880 

The resources :1b0Ye anticipate the construction of a supply of a t least 8,200 
new uni t,; of llousin1" fo r nonwhite occupa ncy which will more than offset 
the losses aris ing from clea rance in the urban renewal projects. 

Since there will be competing demand for the housing resources in the private 
housing ma rket, table VIII shO\YS the anticipated housing resources matched 
with the deurnnd a rising from all governmental action. 

TABLE VIIl. - ll ousing r esom·ces available to m eet need,s of nonwhi te families 
displaced by governmental action, Jan. 1, 1959-Dec. 31, 1963 

Prh·nte Public 
Rents or sales prices Equirnlcnt income levels Displaced sales and housing

fam ilies rental turnover 
supply 

----------------,------ ----,---------
Under $30 or under $3.500.. .... . ..... . . ..... . Under $1 ,800...... .. ..... . 1, 656 39 1,000 
$30 to $34 or $3,500 to $4 ,249.... ...... .... ... . . $1 ,SOO to $2,099... . . . . . .. . 725 17 411 
$35 to $39 or $4,250 to $4 ,999. .... . . . .. .. .. .. . . . $2,100 to $2,399 . . .. ... .. .. . i 08 14 396 
$40 to $4'1 or $5 ,000 to $5,749. ... . . ... .. ... . ... . $2,400 to $2,699.... ... ... . . S65 2, 696 493 
$45 to $49 or $5,750 to $6,499.... . . . ..... ... .. . . $2,700 to S2,999 . .. . . . . ... . . 74 1 2. 207 404 
S50 to $54 or SG,500 to $7,499.... .. ..... .. . . . . . . $3,000 to $3,299.. . .... . . . . . 964 1, 995 524 
$55 to $59 or $7,500 to $8,499.. . . . . . . .. . . . . . . . . . $3,300 to $3,599.. ....... .. . 445 1, 99S 318 
$60 to $64 or $8,500 to $9,249.. . . . . . .. . . . . .. . . . . $3,600 to $3,899.... . ...... . 346 I, 741 334 
$65 to $69 or $9,250 to $9,999.. . ... . .. . .. . . ... .. $3,900 to $4,199.... .. ..... . 362 866 0 
$70 to $74 or $l0,000 to $10,i49. .... . .. ... .. . . . . $4,200 to $4 ,499 . ... .. ..... . 362 617 0 
$75 to $79 or $10,750 to $11 ,409.. . .. . .. . . . . . . . . . $4,500 to $4 ,799.. . . .. .. .. . . 272 180 0 
$80 to $84 or Sll ,500 to Sl2,249. ........ ..... ... $4,800 to $5,099... ........ . 100 i3 0 
$85 to $89 or $12,250 to $12,999. .... .. . . .. . . . . . . $5,100 to $5,399.... ... .. . . . 124 79 0 
$90 and over or $13,000 and over... . ... .. .... . $5,400 nnd over .. ... .. .... . 568 323 0 

Total ... .... . .... ..... . .. ... ... . . .... . ... . ..... ...... .... ...... .. . . 8, 238 12,852 3,880 

The governmental action previously outlined in the report is summarized 
here : 

Urban Renewal Program, 5 projects__________ _______ _____ _______ _ 4,682
Expressway development_______________ ___ ______________ ________ _ 1,035
City street and school improvements____ ____ __ __ ______ __ _______ ___ 100 
Overiucome families in public housing _________________ ____ _____ ___ 985Housing code enforcement____________________ __ ______________ __ __ 920 

HOUSI ' G NEEDS 

Proposed rello1tsing of nonwhite families clisvlaced from urban r enewal projects 
It is anticipated that an estimated 4,682 nonwhite families will be displaced 

from the 5 urban renewal projects planned in Atlanta, as follows: 
Butler Street Project__________ _____________________________ _____ _ 1,371
University Center Project_ _____ ___________________ ______________ _ 1,672 
Rawson-Washington Project____ ---------------------------- ____ __ 965 

https://non-whi.te
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Rockdale Project________________________________________________ 483 
Thomasville Project______________________________________________ 402 

Total______________________________________________________ 4,682 

Proposed rehousing 
Families with incomes under $2,400.-Based on the income distribution found 

in the urban renewal areas which have been surveyed, it is anticipated that there 
will be 1,756 families with incomes under $2,400. It is planned to use the turn
over in public housing units to meet the needs of this entire group. This supply 
is expected to total 3,880 for the 5-year period of relocation, thus affording an 
adequate supply to meet the needs of this income group. In practice, it is 
anticipated that some portion of this group will not wish to live in public housing. 
A supply of seventy units of private sales and rentals is projected to meet the 
needs of the families in this income group who do not wish to apply for public 
housing. 

Families w ith incomes from $2,400 to $8,899.-The income group from $2,400 
to $3,899 will contain an estimated 1,909 families. This group is within the 
eligibility rv.nge for public housing. An estimated 20 percent, or 381 families 
are homeowners, who have incomes which would enable them to enter the 
market for new or used sales housing, either private or FHA 221. Equity in 
existing homes will serve to assure the ability to purchase new homes by increas
ing amount available for downpayment. 

In this income group 1,528 are renters. An estimated 75 percent, or 1,146 
families, would be eligible and prefer public housing (based on preferences ex
pressed in the relocation surveys). This number, plus the numbers assigned 
abo\·e to public housing, would total 2,902 units. 

The remaining 381 renter families have incomes ranging upward from $3,375 
enabling them to purchase either conventional or FHA 221 houses, or secure 
standard private rentals at a rent they can afford. An estimated 10,637 rental or 
sales units will become available by new construction or turnover at prices or 
rentals which this group can afford. 

Famil-ies wUh incomes of SS,900 and over.-There are 1,017 families contained 
in this group. This group has income enabling it to enter the market for private 
rental or con,entionally financed sales housing. An estimated 2,138 sales or rental 
units will be added to the supply during the 5-year period of relocations, at a 
price which this group can afford. 

Proposed r ehousing of families displaced by governmental action 
Families with incomes under $2,400.-There nre 3,089 families contained in 

this group. Included are a n estimated 140 families who are homeowners with 
incomes from $2,100 and $2,400 and who could enter the market for FHA 221 
homes, given an equity of as little as $500. An FHA 221 house with a mortgage 
principal of $8,500 would requi1·e monthly payments for principal nnd interest of 
$42.42 whi ch would be within the means of a family earning $2,100 per annum. 

The remaining 2,949 families could be rehoused in public housing since no other 
resource is an1ilable for fam ilies in this group. 

Farnili es with incomes of $2,400 to $3,899 .-There are 3,361 families in this 
group. Included :ire an estimnted 672 owner-occupants who could enter the 
market for new prirnte sa les homes. Of the balance of 2,689 renter families, 75 
percent, or 2,017 families, are expected to be eligible fo r a nd to apply for public 
housing. This leaYes a bala nce of 672 families who could enter the market for 
private sn les or rental housing with the anticipntion of an adequate supply to 
meet their needs. Families with incomes of SS ,900 ancl over. 

There a re 1,788 families in this group. The projected supply of prirnte sales 
and rental units, a t prices and rentals which this group could afford, totals 2,138 
units. 

D eficit in public housing.-A recapitulation of the public housing demand which 
may be ex pected to arise from all familie di splaced by governmental action, 
yields a total of 4,9G6 units needed. Since there is anticipated a supply by turn
over of only 3,880 units, there is a deficit of 1,086 units. 

Land available for low-cost Negro ho11sing.- A recent study prepared by the 
Atlanta Urban League indicates a prospective shortage in vaca nt Janel ava ilable 
for the expa nsion of low-cost Negro housing. In recent months, the city and 
interested builders have encountered numerous difficulties in assuring the ava il
ability of la nd for the construction of 221 housing. A sufficient quantity of avail
able vacant la nd for the expansion of low-cost Negro housing is essential to a 
healthy development pattern and eventually to urban renewal relocation. 
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Federal approval of the applications for Rockdale and Thomasville would 
be of vital assistance in this respect by assuring the availability of large tracts of 
land and a significant addition to the supply of low-cost Negro housing. 

Consultation with Negro community 
The authority has held continuing discussions with representatives of the 

Negro community on all phases of the project plan including relo_catio11;. The 
family survey described in this report was conducted by Negro mterv1ewers. 
The survey procedure was utilized to disseminate information and explain the 
urban renewal program to families called on. 

Considerable use has been made throughout the report of work done by the 
Atlanta Urban League in the area of the overall Negro housing market. In addi
tion the Urban League, the authority's own Advisory Committee, the overall 
Citi~ens Advisory Committee, (including Negro representation) influential in
dividual Negro ministers, Negro school staff, the presidents of the Negro colleges 
and universities, and numerous other Negro groups and organizations have been 
consulted on the project plan. Included among this latter group were a series of 
four meetings with Negro businessmen from the Auburn Avenue business 
community.

The authority plans to systematize this interpretive and communication process 
in the near future by providing for an official project advisory committee open 
to representation from all affected Negro interests. 

White housing supply 
The housing supply for white occupancy has increased rapidly in the last 

several years. The 1950 census indicates 61,999 dwelling units for white oc
cupancy. From April 1, 1950, to April 1, 1956, according to da ta furnished by 
the Metropolitan Planning Commission, 15,893 dwelling units were added to the 
white supply, an increase of more than 25 percent. During the same period, the 
population increase in the Atlanta Metropolitan Area was 28.3 percent, indicating 
that, in broad perspective, the number of dwelling units kept pace with the gross 
population growth. Since much of the population growth took place in De Kalb 
County outside the city of Atlanta, it is likely that the city considered separately 
showed a net gain in number of dwelling units, as compared with population 
growth.

During the past year, there has been some lag in the construction of new hous
ing because of the problem of financing. The limited availability of mortgage
loan money has now been corrected by the recent congressional appropriation of 
$1 billion for the Federal National Mortgage Association. This has already been 
reflected in Atlanta by greatly increased activity in applications for VA loans, 
FHA insurance, etc. It may be expected to result in an increased tempo of new 
construction. According to FHA officials, Atlanta has not presented any problem 
of shortage in supply for white occupancy, in recent years. 

Low-rent public housing s1ipply.-The Atlanta Housing Authority operates 
four projects for white occupancy: 

Number oJ units 
Techwood Homes_____________________________________________________ 604 
Capitol Homes_______________________________________________________ 795 
Clark Howell Homes_________________________________________________ 630 
Joel Chandler Harris Homes__________________________________________ 510 

Total 2,539 
Vacancy experience in these projects over a 3-year period ending in December 

1957 (only a 6-month period for Joel Chandler Harris Homes) averages 860 units. 
Projection of this figure for the 5-year period of relocation indicates that 4 300 
units may be expected to become available. ' ' 

Private rental supply.-An incomplete survey of private rental housing in
sured by FHA section 608, indicates that of 4,393 units (for white occupancy) in 
the projects surveyed, 2,399 units were vacated during 1957. These units were 
estimated to divide as follows: 1,308 1-bedroom apartments, 866 2-bedroom 
apartments, 255 3-bedroom apartments. 

A number of these projects are located just outside the city limits of Atlanta, 
but because of proximity to transportation, constitute an effective part of the 
housing supply for displaced families. If we assume tha t the turnover rate in 
the surveyed projects remains the same during the period of relocation there is a 
potential supply of almost 12,000 units. ' 
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Plans for redevelopment of the Rii.wson•Washington area include provision for 
a total of 1,082 new rental units. This total includes a high•rise apartment de
velopment which would house 728 families at- rentals ranging from $95 to $125 
per month, garden•type apartments which would house 326 families at from 
.$80 to $100 per month, and a project of designed units to house the elderly at 
rentals of $57 per month. 

Private sales s·uppvy.-A substantial supply of sales housing at prices ranging 
up from .$10,000 is available in Atlanta. A survey of such homes advertised in 
the Atlanta newspaper on a recent Sunday in April revealed a total of more than 
240 homes for sale; of which 188 were sales priced, 108 were priced $10,000 and 
higher. 

The city of Atlanta has been certified for the construction of 1,600 new units 
priced at $9,000 which would be eligible for FHA 221 insurance. As of April 
14, 1958, FHA commitments have been issued for the financing of 299 units for 
white occupancy. Additional applications have been received by FHA and are 
currently being processed. 
Proposed, rehousing for white families 

Families with incomes una,er $2,400.-There are 188 families in this group who 
will be rehoused in low•rent public housing for which an adequate supply will be
come available by turnover. 

Families with incomes between $2,400 am,d, $8,899.-Of the 144 families in this 
group, it is anticipated that 75 percent, or 108 families, will be rehoused in low• 
rent public housing. The balance of 36 families have incomes which will enable 
them either to purchase FHA 221 insured homes or conventionally financed homes, 
or, in some instances, to rent private rental units. 

Families with incomes of $3,900 and, over.-There are 139 families in this -group 
who have incomes which will enable them either to purchase FHA 221 homes, 
conventionally financed homes, or to rent private rental housing at rentals from 
$70 and up. Only three families in this group have nine persons or more, and 
these have incomes of $6,000 or more enabling them to purchase houses large 
enough to accommodate them without overcrowding. 

APPENDIX I 

Attituaes toward, publio lwuainp requirements in urban renewal areas 

Butler 
Street 

Ifyouwere eligible for low-rent public housing, would you- Percent 
1. Apply for admission .......................................... 72 

20 ~ ~:~ln~o~pply.~ -~·::·:::::~::::::::::::::::::::::::::::::::: 8 
or tbose who would not apply, reasons given were: 

1. Income too high .............................................. 3 
2. Want privacy ............................................. 19 
3. Prefer otber type housing........•............................ 60 
4. Otber reasons ................................................. 18 

or tbose who would apply, housing preference expressed: 
1. Detached house .............................................. 41· 
2. 1-or 2- story apsrtmen• ............................ ·53 
3. High-rise apartment.......................................... 1 
4. Otbe.r ....................................................... 7 

or tbose who would apply, preference expressed as to part of city
desired: 

1. Present location.............................................. 76 
2. West Side.................................................... 10 

t ~~=Ji.::8-::::::::::::::::::::::::::::::::::::::::::::::: 2 
12 

Preference as to rental or purchase:
1. Rent ........................................................ 91 
2 i:>urchnse••••••••••••••••____••••••••••••••••••••••••• 9 
3. No preference................................................. 1 

APPENDIX II 

SPECIAL REr.OOATION PROBLEMS 

ELDERLY SINGLE PERSONS 

Rawson University
Washington Center 

Percent Percent 
75 75 
22 23 
3 2 

10 7 
Z1 29 
49 41 
15 22 

53 53 
40 22 
0 -1 
4 24 

24 85 
44 -------------4 2 
28 13 

70 74 
29 17 
1 9 

A total of approximately 177 elderly single persons now live in the clearance 
areas of the three projects. A study of the incomes of those who rent indicate 
that most incomes are under $2,500 per year. 
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Under the law, this group has not been taken into the relocation load. It may 
be ex pected that a substantial part of this group will be eligible, by income, for 
public housing. 

It is the established policy of the authority to admit s ingle elderly persons, 
rega rdless of whether or not they live in substandard housing. Elderly persons 
di splaced from the urban renewal areas will be given preference. There are 
2DG units in existing public housing projects for nonwhite occupancy which are 
considered suitable for the use of elderly persons. 'l' he policy would also permit 
two or more unrelated elderly persons to be considered for other, larger uni ts. 

APPENDIX III 

SPECIAL RELOCATION PROBLEMS 

WELFARE 

It is recognized that the relocation process will bring to the surface a variety 
of social problems. Some 10 to 20 percent of the families li,ing in the project 
areas receiYe some public assistance from the Fulton County Department of 
Welfare. 

Conferences were held with representati,es of the Fulton County Department 
of Welfare to consider the special problems which may arise in connection ,vith 
relocation. It is expected that there will be a close liai son with that department 
during the course of relocation. A meeting was also held, with the cooperation 
of the Planning Division of the l\letropolitan Atlanta Community Services, of 
those private social agencies who give services related to possible relocation 
problems. 'l'hese agencies offer a wide variety of specialized services, including 
legal aid, sen-ice to the aged, children and family sen-ices, health senices, and 
housing for special groups. These agencies unofficially indicated that they 
would oITer their sen-ices to families on :rn individual basis, although it was 
pointed out by them that they are not prepared for the costs of ha ndling any 
large volume of new cases. 

LARGE FA~lrLIES 

There are an estimated 123 families of nine or more persons in the three 
areas who would be eligible by income for low-rent housing. The au thority 
has 12 units of 5 bedrooms in projects for nonwhite occupancy, which might 
accommodate families of this s ize. In addition, individual larger families may 
be admitted on the recommendation of the executi,e director of the authority, 
based on the age and sex distribution of the children in the family. 

In addition, approximately 20 families in the 3 areas with 9 or more per ons 
have incomes which would make it possible for them to purchase sales hmring 
at prices ranging from $11,000 to $14,250. There is currently a sufficient 
volume of sa les housing in these price ra nges to adequately meet the needs of 
these large families. 

Commissioner CARLTON. Does the staff have any questions? If 
not, we will adjourn until 2 o'clock. 

Mr. TIFFANY. Mr. Chairman, if it please the Commission, there is 
present with us now Colonel Du Va.I], and he would be pleased to 
offer his statement at this time which would help us maintain this good 
record. If it would be agreeable with the Commission, I would be 
pleased to introduce Colonel Du Vall. 

Commissioner CARLTON. All right, fine. 
Mr. TIFFANY. Colonel Du Vall is president of the Atlanta Savings 

& Loan Association. He is also a member of the Federal Home Loan 
Bank Board. The Atla.nta Savings & Loan Association is the largest 
such institution in Georgia and has very extensive experience with 
loans for Negro housing. Colonel Du Vall. 
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TESTIMONY OF W. 0. DU VALL, PRESIDENT, ATLANTA SAVINGS 
& LOAN ASSOCIATION 

Mr. Du VALL, Mr. Chairman, members of the Commission, I 
would like to correct one statement. I am not a member of the 
Federal Home Loan Bank Board, but I did serve as a member of the 
board in Greensboro for some 12 years and have been off the board 
now for some 4 years. As president of the Atlanta Federal Savings 
& Loan Association, which has as its main purpose the encouragement 
of thrift and the homeownership of homes by individuals, I have 
been close to the general housing situation in this area. At the outset 
I should like to state that in so far as the overall picture is con
cerned, we in the Atlanta area can be proud of the record that has 
been made in the housing field. We can be proud of this record as it 
relates to all groups of citizens. Any comments I make must be 
considered as coming from one who is concerned with housing of all 
types, but one who is charged with the responsibility of seeing that 
the carrying out of the homeownership aim of the institution I 
represent is done within the framework of sound business principles. 

It is my judgment that private enterprise in the housing field is 
doing the job. It is doing this job in a way which I think is to the 
best interest of all of our citizens. 

Atlanta is growing rapidly. The installation of expressway sys
tems, slum clearance, and redeveloped areas has stimulated the need 
for housing facilities. These needs have been and are being met by 
private enterprise. While the quantity of available land for non
white residents of our area may be less plentiful than for the white 
residents, the need for nonwhite residents is being fulfilled. Percent
agewise a lnrger number of our nonwhite citizens have been affected 
by these redevelopments than others. This fact is recognized, and 
as an example of this recognition, by far the largest percentage of 
FHA title 221 houses has been devoted to nonwhite land. 

I should say that there is quality housing available for nonwhite 
residents as "ell as white residents. I am glad to know that the Com
mission will have an opportunity this afternoon and I hope you can 
adjourn early enough where you will have ample time to inspect and 
ride through the magnificent colored section that "e have in this city. 
Of course public housing is more expensive, and since the nonwhite 
residents generally are not in a sufficiently high economic bracket to 
warrant or justify ownership of quality homes in large quantities, 
there are, in my opinion, sufficient quality houses available to meet 
the demands of all classes. 

We have areas in which nonwhite residents live, and these areas are 
expanding. As has been brought out here this morning, additional 
new adjoining areas are adjacent thereto. This has been a difficult 



519 

question, but we are making progress. These areas will allow the 
construction of all types of homes, fitting into the economic condition 
of the indvidual family. Of course we have areas devoted entirely 
to white residents. 

We in this area realize that our pattern of life is different from other 
parts of the country, but we believe that this pattern has been worked 
out to the best interests of all our citizens. All honest constructive 
citizens of any class realize that the pattern as it now exists is the 
only one under which we can continue to grow and prosper and develop 
this area to its assigned place of importance. 

My institution does a considerable volume of home financing for 
nonwhite residents. The exact figures and percentages are not avail
able for me to give you, but the business we do with these people 
has been satisfactory, and it is the intention of our institution to con
tinue this pattern and to make available to our colored citizens money 
for the purchase and construction of homes so long as the applicants 
meet all the requirements for a safe and sound business undertaking. 

There are areas located on the fringes of the white and colored sec
tions which are in a transition period. It is true that some inevitable 
racial tension results from this sort of a situation. The wise men of 
both groups, along with the cooperation of the city officials, have 
been able to keep incidents resulting from this transitional activity 
to a minimum. 

My institution has a policy that does not invite, does not make any 
loans on property located in an area where there is racially mixed 
housing. As a business proposition we do not consider investments 
in an area of this kind stable and attractive. On the broader picture, 
we do not want to be a party to or encourage any action which would 
tend to stimulate unrest among our people. 

Atlanta's new housing built for colored occupancy is expanding 
and keeping pace with the demand. As our colored population in
creases and as it enjoys a higher economic level of living, this demand 
will continue to increase. But I am sure that this increased demand 
can and will be met by private enterprise. In my judgment we would 
build too fast and reckless if we attempt to provide too quickly homes 
for all of our citizens. The law of supply and demand is the govern
ing factor in this community as well as all parts of the country. 

As a matter of fact, the real difficulty encountered by white and 
colored groups alike in obtaining adequate housing is the everpresent 
and dangerous increase in prices. This makes all classes of housing 
for all groups more difficult to buy. This No. 1 enemy, inflation, is 
the area where attention should be directed by the government and 
all of its agencies if the real difficulty of procuring housing is to be 
removed. 

510547-59-34 
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Both colored and white real estate brokers and builders have made 
an important part in the de.elopment of colored housing here. Men of 
business ability and keen insight into the needs of this area ha.-e been 
largely responsible for meeting the over-all needs of this type of 
housing. "\"'\ e in this part of the country sincerely ,rnnt for all of 
our colored citizens homes of their own. "'\Ve know home ownership 
makes for a much more valuable and solid citizen. The man who 
takes an interest in his home takes an interest in a greater part in 
community life. 

Both white and colored financial institutions are engaged in financ
ing new colored housing. As I have told you, the institution with 
which I am connected has a long-established policy of doing business 
with our colored citizens, when the particular transaction involved 
was a sound one. It is with pride that I tell you that we have loaned 
millions of dollars to colored people for the purchase and construction 
of homes. 

Almost any worthy individual, white or colored, can without diffi
culty find a sturdy, sanitary home to live in. As indicated above, 
there are developments in and around Atlanta which will fit the needs 
and desires of all classes consistent with their economic station in life. 
Atlanta can boast of beautiful, expensive areas, both for white and 
colored citizens. The colored areas in this category compare favor
ably with any home sections to be found in the United States. As a 
matter of fact, Atlanta enjoys a unique place among the great cities 
of this country in the opportunities available to nonwhite citizens. 
It has progressive, well-run, colored financial institutions, as well as 
business enterprises in almost every category. Among these are a 
colored bank, Federal savings and loan associations, and insurance 
companies. It has integrated churches and colleges. All in all, there 
are many great opportunities for nonwhite in this area both for 
housing and otherwise. 

The President and Congress would do well to review the progress 
which has been made in this community and to recognize the pattern 
we have lived by and grown to prosperity under, prosperity enjoyed 
by every class. "\Ve believe there should be no discrimination in 
opportunities for homeownership and financing against any segment 
of our population. It is my belief, however, that if any Federal 
policies are directed or adopted which would change our present 
pattern of life in housing projects and programs financially assisted 
by the government, the production of housing for all groups of citizens 
in our area would be set back materially, and the great progress now 
being made seriously impaired. 

Commissioner CARLTON. Did \Ye understand you to say that you 
make no loans in mixed areas? 

Mr. Du VALL. That is correct. 
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Commissioner CARLTON. And ". hy ? 
Mr. Du VALL. vVe do not want to be a part to creating unrest and 

dissatisfaction. I think that wise policy in this area to follow. 
Commissioner CARLTON. To what extent does it affect your security? 
Mr. Du VALL. A loan made in an area of that type is not so attrac

tive, not so stable. There is a tendency for these houses to be sold, 
transferred, and it is our general feeling and our experience that it 
is not so satisfactory. 

Commissioner CARLTON. Do you feel that loans on segregated areas 
are more stable? 

Mr. Du VALL. Yes, sir. 
Commissioner CARLTON. Any questions? 
Chairman HANNAH. I would like to ask, Colonel, how do you define 

this transition or mixed area? ·when does it cease being transitional? 
Mr. Du VALL. '\Vhen there is more or less of a general understand

ing or agreement between the races that this area is colored and this is 
white. It is a nebulous kind of a thing, but we have managed to 
work it out very satisfactory. 

Chairman HANNAH. This area here, this western corridor that 
shows red on the map, all of that area you would approve? 

Mr. Du VALL. Oh, yes, sir. '\Ve make lots of loans out there. It 
is a very excellent area. 

Chairman H,_\NNAU. Even though there are many white people in 
some of those areas, I gather by the many yellow spots on that map. 

Mr. Du VALL. There are some white, yes, but that is generally 
colored area. There are different local situations, and sometimes it 
is a very nebulous matter, but as I say, there comes a time when there 
is a general understanding that this is a colored area and this is white. 
vVe have been very fortunate in Atlanta in having those areas pretty 
well defined, and I would like to pay tribute to our colored citizens and 
to the West Side Development Association. I think they have done 
a great job. 

Chairman HANNAIL A part of the reason is a social one; you don't 
want to become involved in controversy, I take it. It is really not a 
financial one. 

Mr. Du VALL. Both. 
Chairman HANNAH. Let me ask you another question which is a 

matter of opinion. In your view, has the development of this west 
region been encouraged to a degree by a desire on the part of at least 
some portions of the white population to avoid school desegregation 
business? Does this play a rol&----

Mr. Du VALL. I don't think so. No, I think they are separate 
problems. They might in the future come to be intermingled, but 
right now I think they are separate problems. 
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Chairman HANNAH. That is all. 
Commissioner CARLTON. Dean Storey 1 
Vice Chairman STOREY. That is all. Thank you. 
Commissioner CARLTON. vVe are keeping pretty well up with our 

schedule. We might hear one other witness if you have one. 
Mr. TIFFANY. Mr. Chairman, Mr. Robert Thompson has agreed 

to give us the benefit of his statement before the noon recess. 
Mr. Thompson is housing secretary of the Atlanta Urban League. 

He is secretary of the Negro Advisory Committee of the Atlanta 
Housing Authority and is a member of the panel on housing needs 
of the Citizens Advisory Committee for Urban Renewal. Mr. 
Thompson. 

TESTIMONY OF ROBERT A. THOMPSON, HOUSING DIRECTOR, 
ATLANTA URBAN LEAGUE 

Mr. THOMPSON. Thank you very much. 
The Atlanta Urban League is a social service agency working pri

marily in the field of community organization. The Atlanta Urban 
League is and has been interested in improving the educational, 
housing, recreational and health conditions of Negroes since its estab
lishment in 1920. It is a charter member of the Community Chest 
and cooperates with other agencies and organizations in developing 
means for dealing with social problems affecting community rela
tions in Atlanta. 

The Atlanta Urban League is and has been particularly aware of 
the critical housing needs of Negroes in Atlanta for a long period. 
In 1947, when the Joint Congressional Committee on Housing held 
a hearing in Atlanta, the Atlanta Urban League pointed out that: 
• • • during the war years and the 10 depression years preceding it, far fewer 
houses were built in Atlanta and the rest of the Nation than were needed for 
our expanding population-that the Negro population has overflowed the maxi
mum possible use of present facilities-that the present overcrowding of cen
tral area bas resulted in a blight that tends to lower values of adjacent prop
erties and is a flirect menace to health, safety, morals, and the prosperity of the 
entire community. 

Prior to and since the congressional hearings, the Atlanta Urban 
League's housing program has been devoted entirely to increasing 
both the quantity and quality of new owner-occupied and standard 
rental housing units for the Negro population of metropolitan At
lanta. This program involves finding suitable and undeveloped tracts 
of land owned by Negroes or land which can be secured and developed 
for Negroes; interesting insurance companies, savings and loan asso
ciations, cavings banks and mortgage brokers in making construction 
and permanent mortgage loans; interesting builders in constructing 
the dwelling units; assisting real estate brokers and working with 
city and county Federal officials in approving proposed housing proj-
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ects. Overincome families who must leave public housing projects 
and those displaced by city, State, and F ederal highway programs 
are assisted in finding decent, safe, and sanitary housing at costs 
related to the income of the displaced family. 

The unpublished report of the Commission on Race and Housing 
and the local Metropolitan Planning Commission show that upwards 
of 10,000 dwelling units became available to the nonwhite population 
of Atlanta between 1V45 and 1V58. The report of the Commission on 
Race and Housing shows that the nonwhite population secured 10,554 
dwelling units of which 5,120 were owner-occupied and 5,434 renter
occupied between 1945 and 1956. These units involved an estimated 
mortgage of $70,446,600 as compared to 4,295 dwelling units with only 
$25,681,504 for Birmingham, Alabama. The Race and Housing study 
also reports that only 2,009 of the total were used housing formerly 
occupied by white persons. 

The Metropolitan Planning Commission reported a net gain of 
12,317 nonwhite dwelling units between 1950 and 1957. This commis
sion reports that 3,994 units were changed from white to nonwhite 
occupancy. 

The main difficulty confronting the nonwhite population in securing 
decent, safe, and sanitary housing is the "artificial" shortage of land 
on which dwelling units may be built for Negroes. 

When the amount of land that can be developed for residential pur
poses is "reserved" for a racial group at the exclusion of all other 
groups because of race or religion, an "artificial" land shortage for 
the excluded group of individuals is created. 

Between 1940 and 1950, 25 census tracts with a total area of approxi
mately 7.9 square miles housed 93,344 or 89.3 percent of all Negroes 
living inside of the city limits of Atlanta. In other words, there were 
11,709 persons for each square mile and each square mile held 3,222 
Negro families. 

The Metropolitan Planning Commission's report of April 2, 1959, 
sho,Ys that the nonwhite population constitutes 35.7 percent of the total 
in the city of Atlanta and that this racial group occupies only 16.4 
percent of the "total developed residential land." 

The extent to which these difficulties are being overcome gradua11y 
may be attributed to three related factors, namely, the economy, the 
social "climate" and to the structure and quality of life in the Negro 
community. 

The economy of Atlanta is diversified and expanding and is based 
primarily on commerce, communications, and services. This affects 
the occupational structure of Negroes as ,-rell as whites; the stability, 
composition and distribution of the population; the economic, psycho
logical, political orientation, and relationships to other groups. 
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The social "climate" in Atlanta is permissive and fluid. It has an, 
economic and political leadership that has given priority to civic ad
vancement and national reputation rather than to ma.intaining rigid 
control of the nonwhite population. The nonwhite population has 
been able to establish its claims through its own leadership within the 
existing system and the residential expansion is viewed more as a 
matter of pride and profit rather than as a threat. 

With respect to the structure and quality of the Negro community, 
it is a fact that Atlanta has, since Reconstruction been a center of 
higher education for Negroes. For the most part, the leadership, the 
impetus and personnel for overcoming overcrowded housing condi
tions, have come from or been closely associated with these institutions 
of higher e~ucation-Atlanta University, Clark, Morehou~, Morris 
Brown, Spelman, and Gammon. The leadership has :µ_ad at its disposal 
financial resources. It has had the Empire Real Estate Board which is 
composed of mostly college graduates, builders, an~ developers, and it 
has had the resources of the Atlanta Urban League. The Atlanta 
Urban League played a significant role in coordinating the efforts of 
white and Negro lea~ership in the sponsorship of housing develop- , 
ments for decent, safe, and sanitary housing for Negro occupancy. 

The leadership and the entire nonwhite population live within the
framework of segregation. This group lives in segregated areas 
primarily because of custom and not because of local or State legal 
barriers. 

The nonwhite population is expanding in the west, northeast, and 
southeast sections of the city. In the west ( census tracts FC-6 and 
FC-7) and southeast sections ( census tract FC-20) new low cost ( sec. 
221) housing and some high quality housing have been built both with 
and without the assistance of Federal housing programs. Expansion 
in the northeast section ( census tract F-17) occurred by the nonwhite 
population taking over formerly white occupied units an~ largely 
without the assistance of the Federal housing programs. 

With respect to securing sites for relocation of section 221 housing, 
the situation has been very frustrating. Sites for the location of sec
tion 221 housing must be approved not only by the Federal Housing 
Administration, but also by the city of Atlanta. Special privilege of 
the city in approving relocation sites in effect determines where both 
the white and nonwhite population will or will not live. The Federal 
Housing Administration's refusal to approve land in certain ·sections 
for nonwhite relocation housing, while at the same time approving the 
same general section for white relocation housing, has further re
stricted the nonwhite population to limited land areas. The Ben Hill 
area is a case in point. 

Restricting any growing population to limited land areas increases 
the population density, and high density is a main cause of slums. 
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Slum property in terms of the financial return to property owners 
is expensive to acquire when purchased by the city administration for 
civic development. In the northeast area, census tract F-17, F-18, 
F-28 and F-29 with a total of 173 blocks or 699.6 acres, the assessed 
value per square foot ranged from 35 to 95 cents in 1951 according 
to the Metropolitan Planning Commission's report of March 31, 1953. 

Moreover, the confinement of low-income groups to close-in and 
the nonwhite population to circumscribed areas affect adversely the 
economic life of the central business district and the economic life 
d the ent ire city. According to U.S. Department of Commerce 
report for February 13, 1958, "60 percent of consumer buying is d0ne 
outside downto,\·n areas of Atlanta" or the central business district. 

If the trend of outward migration by the more afiluent population 
to the suburbs continues or is accelerated, the left-behind low-income 
groups and the central business district will undoubtedly suffer. 

No State or local laws have been adopted to accomplish equal hous
ing opportunity on a nonseparate basis. Custom has dictated that all 
housing under the control of the city be on a segregated basis. 

The ,Vest Side Mutual Development Committee, composed of three 
white and three Negro citizens, selected by the mayor, has from time 
to time settled differences of opinions relative to the westward ex
pansion of Negroes. These committee members have been able to 
allay from time to time, the fears of white property owners about 
the westward movement of the nonwhite population. 

The vVest Side Mutual Development Committee, however, recognizes 
one very fundamental point and that is that every property owner, 
regardless of color or religion , has the right to sell or not to sell his 
or her property to whomever he or she wishes. 

The various Federal housing agencies are without power to with
hold funds or assista,nce to cities and developers of projects on the 
basis of segregation or nonsegregation. Approval of plans or projects 
is thus tantamount to the Federal Government approving or disap
proving segregated housing. 

The employment of qualified Negro personnel by the Federal 
agencies concerned with administering housing and renewal programs 
will tend to increase the ability of these agencies to deal more realis
tically with the problems involved in increasing the housing supply. 
It is therefore recommended that: 

1. Qualified Negroes be employed in the State offices of the Federal 
Housing Administration on an integrated basis. 

2. The Public Housing Administration employ qualified Negroes 
on an integrated basis in all regional offices. 

3. The Housing and Home Finance Agency employ qualified Negro 
personnel in all of its regional offices. 



526 

4. The Urban Renewal Administration employ qualified Negro per
:Sonnel on an integrated basis to implement this far-reaching program. 

Other recommendations that are related to housing and which 
should be brought to the attention of the President and Congress are: 

1. Amend Public La,,s 627-Federal Aid Highway Act of 1956, 
and according to the attached statement of the Atlanta Urban League 
dated January 1957. 

I apologize, I only have one copy from yesterday but I do have addi
tional copies of that report for the Commission. 

2. That the Life Insurance Company Income Tax Act of 1959 (R.R. 
4245) be defeated in the Senate and vetoed by the President if passed 
·by the Senate. 

It is the considered opinion of this witness that the bill, R.R. 4245 
would, if passed by the Senate, lessen the number of homes that life 
insurance companies would be able to finance because of increased 
taxation. Increased taxes would, in all probability, force life in
surance companies to purchase more and more municipal tax-free 
bonds instead of investing in mortgages. 

3. The monetary and tax policies as they affect the total supply 
•of housing should be reviewed by the Congress and the Committee 
on Economic Development. It is specifically requested that the Com
mission on Civil Rights ask the Committee on Economic Development 
to give attention in its present study to mortgage credit and taxes as 
a means of removing the inequities in the housing supply between 
regions, states, and cities. 

I do have the recommendations of the Urban League on the Federal 
Highway Program, about two pages. If it is necessary, I will read 
them. If not, I will file them as a part of the report. 

Commissioner CARLTON. You may file them. 
Mr. Tno111PSON. I also have a four-page statement entitled "The 

Effect of Monetary and Fiscal Policy Upon the Supply of Housing 
With Special Reference to Housing for Nonwhites," which was writ
ten in 1956. That, too, is four pages. If time permits I will read it; 
if not, I will file this as a part of the report. 

Commissioner CARLTON. You may file it. 
Mr. TIFFANY. I will take them for the record. 
Commissioner CARLTON. Any questions? 
Chairman HANNAH. Mr. Thompson, is it your feeling that the in

<)rease in the exercise of the voting privilege by the Negroes in Atlanta 
has played any role in the improvement of the housing for Negroes in 
this city? 

Mr. TnoMPSON. Very definitely, sir. In 1945, 1946 there were onl:s 
about 6,000 Negroes registered. As soon as the number reached 25,000, 
about 6 weeks of 1946, the social climate of Atlanta changed very 
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definitely v;rith respect to the Negro getting the amenities and facilities 
needed for housing. 

,ve think that there is a very definite relationship between voting 
and getting all of the amenities that are afforded by the city or any 
city. 

Chairman HANNAH. What brought about this great increase from 
6,000 to 25,000? 

Mr. TI-10111rsoN. A well-organized effort on the part of Negroes. Mr. 
Bacote this afternoon will elaborate on this particular point; he is 
much more able than I. But we had a well-organized plan in which 
we had approximately a thousand Negroes knocking on doors, taking 
people to the polls to register in 1946. We have approximately now 
between 28,000 and 30,000 Negroes on the books. 

Chairman HANNAH. It seems to be general agreement on the part 
of the Negro witnesses this morning that the advantages that come 
to the Negroes resulting from housing developments like this one 
that has been described in this western corridor are substantial, and I 
infer that in the judgment of the Negro witnesses, including yourself, 
these advantages outweigh the kind of desires that are so vocal in 
many parts of the country to completely eliminate segregation. Is 
that a fair --

Mr. TII0111rsoN. It is very difficult to say whether or not the expan
sion outweighs the advantages or not. vVe are faced with this propo
sition. 1Vhenever an individual comes to us and says, "I want a house," 
and knowing that he is living in a substandard structure, I don't think 
that I should assume the role of saying to him, "Don't improve your 
housing situation. You must wait for the millennium to come." That 
individual is interested in securing a decent, safe, and sanitary house 
at the moment and not when the millennium comes. So we have to 
work within the pattern of what we have here of segregation in 
Atlanta. If by concentrating on new construction-new construction 
because the interest rate as we have found out or interest rates on 
property vary with the time and the age of the construction of the 
house, so we are definitely committed to building new housing, and 
for that reason only we have concentrated upon construction of new 
housing. 

Chairman HANNAH. Colonel Du Vall, who preceded you, said some
thing to the effect that they had plenty of money to loan for purchase 
of secondhand housing or for the construction of new housing in areas 
where the pattern had been established, but they were a little con
cerned about loaning money in these transitional areas. How do the 
Negroes finance homes in the transitional areas in Atlanta? 

Mr. THOMPSON. Without our own financial institutions in all prob
a:bility this would not have been accomplished. In the Mosley Park 
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area-and there are persons who will succeed me who are much more 
familiar than I-I think it was Citizens Trust Co., Mutual Federal 
Saving & Loan Association, that broke the ice. Subsequent to that, 
then the white lending institutions came in and made loans. But if 
we had not had that, as you see, we would not have had this particular 
situation develop; and secondly, the West Side just did not develop, 
just didn't occur as simply as that. Negroes had moved westward up 
to the Mosley Park area in 194:9 and 1950, at which time the white resi
dents of the area came to the Negro brokers and said, "We want to 
sell our homes." They said it was because of the fact that west of the 
Mosley Park area there had been a Negro development underway of 
176 houses, and the white folk were in essence pocketed between the 
westward expansion of this new development and the Mosley Park 
area, so they moved one or two out, so it developed that this leapfrog 
process had a great deal to do with the change of the Mosley Park area 
from white to Negro. 

Chairman HANNAH. Is the Urban League a pretty large organ
ization in Atlanta i 

Mr. THOMPSON. There are four professional persons on the staff, 
two clerical workers, and a janitor. We have a membership of about 
1,500 persons. Ninety percent of our budget comes from the Com
munity Chest. Tha,t is ·about the size of it, four persons. 
- Chairman HANNAH. This may be an unfair question. The 1,500 
members are largely Negro but some whites in it i 

Mr. THOMPSON. No, I would say that they are about half and half. 
Chairman HANNAH. You said something to the effect, if I under

stood you correctly, that you thought that the various Federal agen
cies were a little unfair in their employment practices in this area 
,in that they didn't employ as many Negroes in key positions as you 
thought they should. Did I understand that correctly i 

Mr. THoMPSON. That is correct, sir. The Federal Housing Admin
istration boasts of the fact that it is a profitmaking organization. At 
the same time, it is badly in need of personnel; it is understaffed. 
More recently Mr. Schwartz, the assistant director, stated that there 
were 104: persons in the local office and that they needed more to catch 
up this big backlog of work. We think that if any organization in 
the business of making money or for profit is not getting its pro rata 
share of the business, that it might very well employ the persons on 
this staff to promote the kind of business that this particular concern 
.wants. We therefore think that all of the Federal agencies that have 
anything to do with housing ought to employ Negroes to get the 
particular job done. 

Chairman HANNAH. Do you think there are qualified Negroes 
available that are not otherwise employed i 

j 

l 
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Mr. TnoMPSON. There are, sir. 
Chairman HANNAH. You have no reservations a.bout that. You 

are sure. 
Mr. TnoMPSON. None. 
Chairman H ANNAH. That is all. 
Commissioner CARLTON.. Any question by any of the Advisory 

Committee? 
Another witness? 
Mr. TIFFANY. Mr. Chairman, the witness has kindly submitted a 

couple of statements as to which I think examination during the re
cess may suggest a few more questions, brief questions. I wonder if 
the witness would be agreeable to returning briefly after the recess if 
such questions do develop on the basis of these statements? 

Mr. T HOMPSON. Surely. 

THE E FFECT OF ?.lo1'ETA RY AND FISCL\L POLICY UPON TH E SUPPLY OF HOUSI NG 
WITH SPECIAL R EFERENCE TO HOUSING FOR NONWHITES 

By Robert A. Thompson 

"Mortgage Money Vanishs Across United States," were the headlines in the 
Nation's press in May 1951. Mr. W. P. Atkinson, president of the National 
Association of Home Builders, decla red that the "disappearance of money to 
finance construction of homes has brought his industry to a crisis as serious as it 
ever faced." The crisis resulted from the Federal Reserve abandonment of the 
practice of buying all bonds offered it and paying at par or better for such 
securities. 

Two years later-June 1953-Time magazine reported that "the burden of 
curbing inflation fell upon indirect fi scal controls, chiefly the restriction of 
credit" by the Federal Reserve Board and the U.S. Treasury. The goal of these 
agencies was to "stop inflation by trimming the expa nsion of credit, and this 
increased the buying power of the dolla r." The Federal Reserve Board ra ised 
the di scount ra te from 1¾ to 2 percent, and at the same time the U.S. Treasury 
"offered $1 billion worth of 30-year bonds, with an interest rate (3¼ percent), 
high enough to make insurance companies want to buy them" in lieu of 
mortgages. 

On April 12, 1956, the Board of Governors of the Federal Reserve Board ap
proved actions by the directors of 11 district banks to increase discount rates. 
' ine districts increased the discount rates from 21/2 to 2¾ percent. The dis

count rates of the Federal Reserve districts of Minneapolis and San Francisco 
were raised to 3 percent. One week later (April 9) the F edera l Reserve Bank 
of Chicago increased its discount rate 2¾ percent. The purpose of such action 
was to a Yer t inflation but this action brought criticisms from persons both in 
and out of government. On or about May 28 an announcement was made tha t 
the Federa l Reser ve bank was planning to ease credit restrictions because of 
widespread cri ticisms of the "tight money" market. A shift in Federa l Reserve 
policy to ease credit restrictions could be accomplished by a reduction in the 
discount rates to banks borrowing funds at a more favorable rate from the 
Federa l Reserve banks. However, commercial banks with the "new" policy in 
the direction of "error," would then have more funds for agricultural, business, 
automobil es, consumer, and real esta te loa ns. 

While the "new" policy may be of great benefit to business in general, two 
types of credit remains as "sore spots" in the economy. The two "sore 
spots" are consumer credit and rea l estate credit. Dr. E. Sherman Adams, 
deputy manager of the American Bankers Association, conducted a survey 
among bankers in 1955 and reported that "41 percent of the bankers indicated 
that to ease mortgage credit may encourage overbuilding of dwelling units in 
their localities within the next 12 months." 
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While it is true that the general monetary policies are both useful and limited 
in curbing inflation, it must be admitted that such policies have not corrected 
the "excessive ease in certain types of nonbank credit." Moreover, overall mone
tary policies in curbing inflation have been general and have not taken into 
account regional or racial inequalities in the building of dwelling units, even 
though the rediscount ra tes may vary percentage points from one Federal Re
serve district to another. General monetary policies presuppose that all seg
ments of the population, both regional and racial, have equal opportunity to 
obtain or ha Ye obta ined decent hou~ing. 

What, therefore, is needed is a reexamination of the present fiscal policies as 
a step toward removing the regional and racial inequalities in housing. A re
study of fiscal policies may very well lead to the formulation of an entirely 
"new" fiscal policy based upon regional needs. With regard to a regional credit 
fiscal policy, Senator Sparkman stated in a personal letter in 1951, "Your sug
gestion as to a regiona l credit control plan is, in my opinion worthy of considera
tion." He also remarked that "I recognize that they (Federal fiscal controls) 
hit our part of the country harder than other parts because of the lower per 
capita income of the South, and the consequent lack of ability to make as high 
downpayments as home buyers in other parts of the country could generally 
make." 

The Jack of a flexible fiscal policy of the Federal Reserve Sys tem means that 
all geographic areas or regions are considered as equal in both the quality and 
supply of housing and per capita income. The South not only has less money for 
all services but is dependent upon outside resources for a large part of mort
gage money. 'l'he editors of Fortune wrote in ,June 1951, that the South and 
West in recent years have been especially dependent on the flow of big eastern 
money made poss ible by VA and FHA guarantees, and that the disappearance 
of funds of new VA and FHA Joans threatens to cut homebuilding in these 
fastest growing communities still more deeply than the 65 percent contemplated 
in the national average. 

Housing for the nonwhite population is directly related to the total supply 
of housing available in the geographic division, state, county, city, and region. 
Fiscal policies that curb the building of owner or rental units in the South 
or in any deprived region automatically limits the amount and quality of hous
ing available to nonwhite. Local customs and mores also tend to further restrict 
the supply of housing for nonwhites especially when general fiscal policies have 
been instituted for curbing credit or inflation. 

In consideration of the foregoing, a new approach to fiscal policy, in relation 
to region and race, miirht be formulated and considered as a part of the report 
of the Commission on Race and Housing. It is suggested that since the South 
is dependent to a great extent on the flow of big eastern money, a section of the 
Commission's final report might dea l with and examine the general fiscal poli
cies of the Federal Reserve System and Treasury Department as related to the 
regional approach to housing. Specifically, more research is needed regarding 
the effect of general fiscal policies upon the supply of housing for nonwhites. 

A reappraisal of our present banking and general fiscal control systems in 
relation to regional and minority housing during periods of inflation and/or 
recession might be concerned with answering the following questions : 

1. How can funds from outside of a region that is deprived of housing be 
induced to flow into the region in need of more and adequate housing ? 

2. What extra legal monetary and tax measures can be adopted to increase 
the flow of funds into the expanding region, state, or city, or into the area 
devastated by hurricanes, tornadoes, or floods? 

3. What would be the effect of the extra legal monetary measures upon the 
three major weapons of the Federal Reserve System in controlling the ups and 
downs of a semiwar economy by fisca l and credit means alone? 

The primary purpose of examining the present monetary and fiscal policy 
In the main, would be to study the effects of such policies upon the supply of 
housing, with special reference to housing for nonwhites. 
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RECOMMENDED CHANGES IN THE FEDERAL-AID HIGHWAY ACT OF 1956, TITLE I 
OF HOUSING ACT OF 1949, AND NATIONAL HOUSING ACT; SUBMITTED BY THE 
ATLANTA URBAN LEAGUE, ATLANTA, GA., JAN UARY 1957 

A. Amend Public Law 621, Federal-Aid Highway Act of 1956, by adding: 
1. D eclaration of ho11sing policy with r espect to F ederal-A i d Highway Pro

gram.-( a) "It is hereby declared to be in the intent and policy of the Congress 
to equitably aid any state or subdivision thereof in relocating individuals, fami
lies and small business concerns in primarily urban areas." 

(b) "Relocation payments to families, individuals, and small business con
cerns are authorized to be paid through the Housing and Home Finance 
Agency to displaced families, individuals, and small business concerns." 

NoTE.-A provision of the Housing Act of 1956 provides: 1. "Payments 
will be made in amounts not exceeding $100 in the case of a n individua l or 
family, and $2,000 in case of a business concern." 

2. '·They will cover the reasonable and necessary moving expenses and 
any actual direct loss of property, except goodwill or profit, which &re in
cm-rPd on and after the enactment of the Housing Act of 19G6." 

(c) "The Federal Highway Administrator is authorized to become a member 
of the Advisory Committee to the Admini s trator of the Housing and Home 
Finance Agency in order to give information with respect to the location and 
land requirements of Federal-aid highway plans and receive information rela
tive to the number of displaced individuals, families, and small business con
cerns in urban communities." 

2. F ederal-aid highway planning advances to Housing and Home Finance 
Agency.-"A provision is added to Public L aw 627 of 1956 which authorized 
the Secretary of Commerce to make advances to the Administrator of the 
Housing and Home Finance Agency for surveys and plans for determining the 
number of individuals, families, and business concerns to be displaced by 
Federal-aid highway projects." 

B. Amend title I of this Housing Act of 1949 by adding: 
1. R elocation payments to families, individuals and business concerns displaced 

in F ederal high1cay areas.-"The Housing and Home Finance Adminis trator is 
authorized to make relocation payments to individuals. families, and business 
concerns displaced by a Federal-aid highway project respecting which a contract 
for a Federal grant has been executed." 

2. Ad1:ances to determine the extent of r elocation.-"The Housing and Home 
Finance Administrator is authorized to make advances to local public agencies 
for surveys of urban areas to determine the extent of relocation of individuals, 
families, and business concerns displaced by Federal-aid highway projects." 

C. Amend National Housing Act by adding: 
1. FHA assistance to families and individuals in Federal highw ay areas.

"Section 220 and 221 of the National Housing Act, with respect to FHA mortgage 
insurance, are amended to include individuals and families displaced by Federal
aid highway projects in urban areas where there is no workable program." 

~fr. TIFFANY. Mr. Chairman, I think that is the completion of our 
mornmg. 

Commissioner CARLTON. We will adjourn then until 2 o'clock. 
(Whereupon, at 12 :35 p.m., the hearing was recessed, to reconvene 

at 2 p.m. of the same day.) 
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The hearing reconvened at 2 :05 p.m., Commissioner Carlton 
presiding. 

Commissioner CARLTON. The meeting will come to order. We will 
ask Mr. Tiff any to call the first witness. 

Mr. TIFFANY. Mr. Chairman, it will not be necessary for us to recall 
Mr. Thompson to the stand, as further questions are not necessary in 
connection with the statements mentioned. 

Therefore, the next witness is Mr. Arthur Burdett, Jr. Mr. Burdett 
is president of the Atlanta Real Estate Board. He is a real estate 
broker, and he is also a member of the panel on housing needs of the 
Citizens Advisory Committee for Urban Renewal. Mr. Burdett. 

TESTIMONY OF ARTHUR BURDETT, JR., PRESIBENT, 
ATLANTA REAL ESTATE BOARD 

Mr. BURDETT. Mr. Chairman, members of the Commission, ladies 
and gentlemen, I have been invited to appear at this hearing by reason 
of my position as president of the Atlanta Real Estate Board. The 
remarks which I shall make represent the consensus of opinion of the 
board of officers and directors of the Atlanta Real Estate Board. 

Our membership is composed of real estate brokers and salesmen 
and those affiliated with the real estate industry. As citizens, we are 
vitally concerned with the fair and equal treatment of all residents of 
Metropolitan Atlanta under the law and with the continued progress 
of our fine city. As businessmen, we are vitally concerned with the 
stability of our local economy, with particular reference to the con
tinued soundness of the real estate market. 

From our point of view, as set out above, we make the following 
comments on the question before you, that is, the actual housing situa
tion of minority groups in Atlanta and environs: 

1. "\V'e accept as an established fact that the traditional pattern of 
housing in the city of Atlanta has been, is, and will continue to be one 
of segregation between white and Negro housing. vVe advance the 
proposition that this pattern is accepted on a voluntary basis by the 
great majority of citizens, both white and Negro, and that it is the 
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pattern that is desired by an overwhelming majority o:f the population 
of both races. We comment, however, that the pattern is also sup
ported by public policy although, of course, not by law. 

2. We call to your attention the fact that, within the framework o:f 
this pattern of segregation, the city of Atlanta has done an outstanding 
job in working toward the goal of adequate housing :for all of its citi
zens on ·a nondiscriminatory, but segregated, basis. 

3. The Atlanta plan in this regard has been one of gentlemen's 
agreements achieved over the conference table by biracial groups of 
community leaders with the backing and support of public officials. 
The effectiveness of such negotiations is demonstrated by concrete re
sults. For example, the traditional white perimeter surrounding such 
cities as Atlanta has.been broken and large areas of land on the West 
Side have been opened for new Negro housing. The gross addition to 
the supply o:f Negro dwelling units from 1950 to 1957, according to 
the statistics of the Metropolitan Planning Commission, was 14,303. 
We consider it of utmost significance in evaluating Atlanta's progress 
that 72 percent of this addition represented new construction while 
only 28 percent represented change of units from white to Negro 
occupancy. 

4. It is true that Atlanta, as do other large cities, has a large number 
of substandard housing units. These are occupied by both white and 
Negroes o:f low income. If Negro occupancy exceeds white in propor
tion to the total Negro and white population, consideration must be 
given to the :fact that a larger proportion o:f the Negro population is 
in the low-income group. 

With reference to the specific questions which you have presented to 
us in your invitation to appear, I comment first that we do not main
tain in the Atlanta Real Estate Board a statistical research section., 
Therefore, our answers must be general in nature. 

Question No. 1. What is the :factual situation with respect to the 
quantity and quality of housing at present occupied by or available to 
racial, national, or religious minority groups i How does this differ, 
i:f at all, from the housing situation o:f others i 

Answer. The existence o:f segregation in housing o:f racial, national, 
or religious minority groups, other than Negro-white, is negligible. 
As to Negro housing, there has been a tremendous improvement in the 
past two decades in the housing available to Negroes. Community 
leaders and public officials are well aware that additional land areas 
must be opened :for new Negro construction and the problem is being 
given constant and continuous intelligent thought. 

Question No. 2. What difficulties, i:f any, are encountered by 
minority groups in finding decent, sa:fe, and sanitary housingi What 
accounts :for any such difficulties~ Question No. 2(a). To what 
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extent have these difficulties of minority groups been overcome~ 
What accounts for the considerable new housing built for Negro 
occupancy, new housing sites available to Negroes, and the develop
ment of outlying Negro residential areas in Atlanta ? 

Answer. The difficulty on the part of low income families, both 
Negro and white, in finding decent, safe, and sanitary housing is, to 
a very large degree, economic. Large numbers of the low-income 
group simply cannot afford adequate housing. In some instances, 
there is an unwillingness among such low-income families to allocate 
a sufficient portion of their income to housing. In this regard edu
cation over a period of decades, and perhaps generations, is important. 
In this regard we do not believe that additional subsidized public 
housing provides the answer. Such socialized public housing destroys 
the economic incentive for self-improvement and constitutes an un
warranted burden upon the taxpayer, both at the Federal and local 
level. 

vVe do not ignore the fact that proportionately greater land areas 
for housing are available for white occupancy than for Negro occu
pancy. We repeat, however, the constructive effort has been and is 
being made to solve this problem, as evidenced by the substantial 
progress that has been made in Atlanta during the la.st decade. The 
process by which this has been achieved has been negotiation and 
mutual agreement between the races. Additional important factors 
have been improvements in the economic status of a considerable part 
of the Negro population and the increased availability to Negroes of 
adequate mortgage financing. 

Question No. 3. To what extent, if at all, do patterns of residential 
segregation by racial, national, or religious groups exist, and what is 
the cause? 

Answer. As previously stated, segregation of white and Negro 
exists in Atlanta by tradition on a largely voluntary basis supported 
by public policy. This, in our opinion, stems from the natural de
sires of people with common backgrounds and interests to congregate. 
We have no doubt that this will continue to be the pattern in the 
Atlanta area. 

Question No. 4. What are the effects of either inade,quate housing 
for minority groups or segregated housing, in terms of crime, juvenile 
delinquency, disease, interracial relations, public education, property 
values, the municipal tax base, and the general standards of city life '1 

Answer. There is no doubt that slums create crime and delinquency 
and are a drain upon the municipal treasury. In this regard, how
ever, we see no distinction between Negro and white slum areas. 

Question No. 5. What State and local laws, policies, and programs 
have been adopted to accomplish equal opportunity to adequate 
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housing on a nondiscriminatory basis 1 What has been the experience 
under these laws, policies, and programs? 

Answer. You have had appear before you representatives of the 
city who are more c~mpetent than we to give specific ans,,ers to this 
question. 

Question No. 6. What is the effect of Federal housing laws, policies, 
and programs on the housing patterns and problems of minority 
groups, and on the State and local housing programs? Particularly, 
what are the practices and effects in this respect of the three constituent 
agencies of the Federal Housing and Home Finance Agency-the 
Public Housing Administration, the Federal Housing Administration 
and the Urban Renewal Administration? 

Answer. There has been no effect in that the pattern of segrega
tion which exists in Atlanta has been recognized. 

Question No. 7. What proposals should this Commission consider 
in appraising Federal housing laws and policies and in making its 
reccommendations to the President and the Congress? 

Answer. We propose that your appraisal of Federal housing laws 
and policies take mcst serious account of the fact that local customs 
and patterns in housing cannot be ignored without dire consequences. 
Segregation of Negro-white housing in Atlanta is the firmly estab
lished pattern. 

The climate of race relations, with particular reference to housing, 
is good in the city of Atlanta at the present time. Public officials 
and Negro and white community leaders are well a ware of the 
problem of providing adequate housing for the minority group and 
are actively and continuously seeking solutions to the problem. As 
previously stated, great progress has been made. If, for any reason, 
Federal law or policy as to urban renewal, FHA financing, or public 
housing should be used in an attempt to enforce residential integration 
in this area, intense and unbearable pressures between the races would 
develop. Utter chaos would occur in the field of new residential con
struction with other resulting disastrous economic consequences. In 
our opinion, the overall effect would be to destroy the progress of 
recent decades toward solving the minority housing problem here 
and would deal a tragic blow to race relations and to the local 
economy in the city of Atlanta. 

Thank you. 
Commissioner CARLTON. 'What plans, if any, does your board have, 

apart from subsidized public housing, to provide for the low-income
group housing? 

Mr. BURDETT. We feel that in general private capital will take care 
<Of it. We do not feel-the National Association of Real Estate 
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Boards, as a matter of fact, has expressed itself on the matter of 
public housing. 

Commissioner CARLTON. You think locally the matter can be 
financed sufficiently to meet the requirements? 

Mr. BURDETT. We believe so. I don't say that all slums will be elim
inated, to quote from John Chiles, who appeared earlier. There is 
r:,lways the lowest of the low-income groups which will require sub
sidy in some form or other. vVe do not believe that providing subsi
<lized housing is the proper answer as compared to welfare and re
lief in that avenue of subsidization. 

Chairman HANNAH. Are Negro realtors permitted to belong to the 
Atlanta Real E state Board? 

Mr. BURDETT. vVe have in Atlanta an Atlanta Real Estate Board 
composed of white and Empire Real Estate Board of Negroes exclu
sively. 

Chairman H ANNAH. Would there be any gain in working out these 
arrangements with reference to which areas are to be occupied by 
which race if there was closer cooperation between the two groups, or 
is it very close? 

Mr. BURDETT. For the most part the Empire Real Estate Board is 
active in the transition areas. I think they are doing an excellent job 
in that respect. The white rea.ltors are not as active in that phase, 
close to the situation. 

Chairman H ANNAH. Do the white real estate operators actually han
cile a majority of the real estate transfers in the colored areas? 

Mr. BURDETT. I would say on individual-unit basis, single-family 
residence, the majority would be handled by Negro brokers. The 
white brokers would participate to a larger extent where apartments 
are involved in areas that ultimately will go in transition. 

Chairman HANNAH. The question was asked several times this 
morning, and I would just like to see if your view is the same, 
that there is an adequate amount of available money for loan pur
poses so that the Negro housing developments are not discouraged 
because of lack of available--

Mr. BURDETT. Yes, there is no scarcity, to my knowledge, of mort
gage funds available to Negroes. 

Chairman H ANNAH. That is all. 
Vice Chairman STOREY. I believe you mentioned that there had been 

a great deal of progress made in this field in the last two decades. Do 
you recall testimony also that there had been an increased number of 
Negroes who vote? Do you think that has contributed to the success, 
too, to some extent? 

Mr. BURDETT. Undoubtedly. 
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Vice Chairman STOREY. Political authorities listen to them more 
maybe than they did before. 

Mr. BURDE'IT. That is undoubtedly a :fact, althought there has been 
progress in all directions to the best o:f my knowledge on race relations. 

Vice Chairman STOREY. I w.as just pointing it out :for emphasis, but 
there has been a great increase in the voting strength, has there not i 

Mr. BURDE'IT. There has indeed, sir. 
Vice Chairman STOREY. That is all. 
Commissioner CARLTON. .Any questions by the Advisory Committee i 
Chairman HANNAH. I would like to ask one more question. Colonel 

Du Vall indicated in his testimony and his questioning just before 
lunch that they loaned money freely in either the white areas or the 
colored areas, but they rather hesitated to go into these transitional 
areas. You have just indicated that you are a little hesitant, too, the 
white real estate operators, to operate in these transitional areas. Is 
that true, or is that a wrong inference that I have drawn~ 

Mr. BURDE'IT. I d,idn't indicate a hesitancy. It is a matter o:f actual 
practice, the way it is handled. Generally the Negroes handle the 
individual transactions to a large extent. 

Chairman HANNAH. In the transitional areas. 
Mr. BURDE'IT. Yes; and I would support Colonel Du Vall as I 

understood his remarks, your investment capital is going to resist the 
confused area. 

Commissioner CARLTON. Thank you very much, Mr. Burdett. 
Mr. Tiffany, i:f you will call the next witness, please, sir. 
Mr. TIFFANY. The next witness is Mr. Q. V. Williamson. Mr. 

Williamson is president of the Empire Real Estate Board. He is a real 
estate broker. He is also a member o:f the Executive Committee o:f the 
Citizens Advisory Committee for Urban Renewal. Mr. Williamson. 

TESTIMONY OF Q. V. WILLIAMSON, PRESIDENT, '.EMPIRE REAL 
ESTATE BOARD 

Mr. WILLIAMSON. Mr. Chairman, members o:f the Commission on 
Civil Rights, and fellow citizens, my name is Q. V. Williamson. I was 
born in Atlanta and educated in Atlanta's public school system. I 
have been engaged in the real estate business here in Atlanta :for more 
than 20 years. I am president o:f the Empire Real Estate Board o:f 
Atlanta and my appearance here is in behalf of the Empire Real Estate 
Board, a member o:f the National Association o:f Real Estate Brokers, 
Inc., 

The Empire Real Estate Board has a membership o:f 23 companies, 
with approximately 30 licensed brokers that employ more than 80 
salesmen. It was organized more than 20 years ago not only :for rais
ing the standards of our profession, but to unite our efforts to provide 
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a decent home and a suitable living environment for all families of our 
community. 

Our board is grateful for the opportunity to present our point of 
view before the Commission. 

As citizens of this country, we believe in democracy, in our repub
lican form of government, and in the Constitution of the United States 
and the principles for which it stands. ,Ve are also cognizant of the 
fact that every citizen has definite responsibilities and obligations to 
his government. These include the paying of taxes of all kinds, direct 
and indirect, serving in the armed forces, fighting and, if necessary, 
dying for his country. vVe are further aware of the basic American 
principle that along with these responsibilities and obligations come 
certain priceless benefits. These benefits include equal protection of 
the laws, educational opportunities, and-surely not least-opportu
nity to live in a decent home. 

Not a single member of our organization knows of any case in which 
a Negro American has been exempted in any manner from the neces
sity to perform his obligations and responsibilities to his government. 
His taxes are not reduced on the basis of race, he is not released from 
his patriotic duty to defend his country against its enemies because of 
his color. Neither the tax forms nor the Federal statutes which affect 
all Americans contain any special escape clauses permitting the Negro 
citizen to evade his obligations. 

But when we turn our attention from obligations to benefits we 
are confronted with a drastically different picture. For the Negro 
citizen, the relation between himself and his government is not the 
two-way street it is for his fellow Americans. Instead, various bene
fits are freely provided for others which are wholly or in part denied 
to him. This denial extends even to the precious right of equal pro
tection under the law. It is to this point that we would like to address 
ourselves as we present to you some of the experiences which show 
beyond a reasonable doubt that equal opportunities in housing are 
being denied hundreds of Atlanta citizens because of their color and 
race. 

It is sometimes said that the Negro population of Atlanta is housed 
in more modern, decent, safe, and sanitary housing in proportion to 
the population than are the Negroes in any city of the United States. 
This is doubtless true enough, considering the range of inequities still 
to be found thronghout our Nation. But Negroes in Atlanta still 
have to live in far more than their share of slums and blight in pro
portion to the total population than do whites. And it should be 
made clear at the outset that most of the "good" housing for Negroes 
in Atlanta has not come about because of any pioneering or even 
simple insistence on fair play by any Federal, state, or local agency. 
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What has been attained here has come about through sacrifices, hard 
work, and a combination of other factors which we will enumerate. 

Whatever achievements we now enjoy in housing in Atlanta has 
been done within the framework of a segregated pattern. It is true 
that housing for Atlanta Negroes is not typical when compared with 
other southern communities. And certainly it is true that in terms 
of slums and blight, other smaller southern cities will be found to be 
far worse. 

Atlanta is often pictured as a city of beautiful homes for Negroes. 
This is true for a small segment of the total nonwhite community, 
but despite this colorful picture the beautiful homes-as well as all 
others-are segregated. And as long as we have segregated housing 
all other community amenities will be provided on a segregated basis. 

Negroes dealing in real estate either professionally, or as repre
sentatives of financial institutions, and all Federal personnel of gov
ernmental agencies have a continuing responsibility in helping to 
remove the barriers of segregation from housing-private and public. 
Open occupancy is the key to practically all of the problems we face. 

Perhaps it was the realization of this fact that prompted Albert 
M. Cole, former administrator of the Housing and Home Finance 
Agency, to say not too long ago: 

"I have special concern about one of these remaining barriers. It 
is the race barrier in housing. It is real. It is stubborn. It is incom
patible with any republican principles we live by. 

In most areas of his life and function, the Negro has already 
achieved a large measure of freedom and equality. But in a sense, 
the Negro is still not a free man in his own home. 

Too often he must live where he is compelled to live-not where he 
chooses-or where he aspires to live. He lives in tightly contained, 
less desirable parts of our cities. He is denied the opportunity, even 
though fully qualified to use it, of freely bargaining for and acquiring 
a home suited to his needs and his hopes as an American. A great 
many of our Negro families are still the slaves of the slums. 

It would be the grossest self-deception for us to think that we have 
given the Negro his freedom so long as he is not free to acquire one 
of a free man's most cherished possessions-his own home." 

Speaking as a representative of my fellow brokers, we heartily agree 
with Mr. Cole and would like to emphasize the fact that his state
ment is applicable to Atlanta in every detail. 

There are no laws of which we know of, either Federal, State, or 
local, that require segregated housing; however, the policies, practices, 
and actions of all governmental agencies and public officials sustain 
segregation in housing in this area. 
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A survey of housing needs in the city of Atlanta was recently made 
by Joseph Gross, consultant on community planning for the Urban 
Renewal Department of the city of Atlanta. This report shows that 
Atlanta has not had a problem of shortage in supply for white occu
pancy in recent years, and that a substantial supply of sales housing 
at prices ranging up from $10,000 is available. As to the supply for 
nonwhite occupancy, the report shows there are currently no vacan
cies in standard, private low-cost housing. The report also shows that 
of the total housing supply in the city for both ·white and nonwhite 
there are enough dwelling units to house an average of 3.5 persons to 
the unit. In the white market the supply is adequate to house 3.33 
persons to the unit, but in the nonwhite market there are only enough 
units to house 3.88 persons to the unit. 

There are many difficulties encountered by minority groups in 
finding decent, safe, and sanitary housing in Atlanta and many 
factors that contribute to the difficulties. 

As to the supply of new sales and rental housing for nonwhite oc
cupancy, the Gross report referred to above has this to say: 

The supply of new sales and rental housing is dependent upon a combina
tion of factors including availability of risk capital, availability of suitable 
land for development, cooperation of municipal government agencies zoning, 
building permits, building standards, street improvements, status of the mort
gage lending market, price level of building materials, and the supply of labor 
in the building trades. Because of the continually changing pattern of relation• 
ship between these factors, it was not possible to secure from builders, long• 
term projections of plans for new residential construction. Any exceptional 
changes in one or more of these factors can create ba rriers to the relation
ship which might theoretically apply between supply and demand in a free 
market. 

·what Mr. Gross is saying here is that you cannot predict how the 
nonwhite market can be supplied and it does not operate in a free 
market as does the white supply. On page 27 of his report he has 
this to say about the availability of la,nd for nonwhite housing: 

Limitation in the availability of land for minority group occupancy has been 
the chief factor in slowing up the 221 program. This has been complicated 
by new zoning restrictions approved by the board of aldermen which ha , e served 
to remove from the R-5 and R-4 categories large tracts of land which might 
ha,e been used for 221 development. Presently, a reas in the northwest 
part of the city are, for practical purposes, the only available areas for minor· 
ity occupancy. 

There is at present an adequate supply of residential vacant 
land within the city limits of Atlanta, but it is difficult to acquire 
land for nonwhite housing since developers are not sure that they 
can get the land "politically cleared" for use by nonwhites. 

Here FHA issues allotments under their Section 221 Program as 
to race of occupancy-so many allotments for white and so many 
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-for nonwhite. When this program was first initiated the FHA ap
proved approximately 15 sites for nonwhite housing, the city of 
Atlanta turned down approximately 12 of them because they could 
not be "politically cleared." For the most part, these political road
blocks and denials were associated with race. This hampered the 221 
program. One site was approved by the city provided the con
tractor left a 200-foot buffer strip of vacant land between the 221 
houses for nonwhite and the existing white community across the 
street. 

About 3 years ago some Negroes purchased a vacant tract of land on 
West View Drive adjacent to a white residential area. The owners 
were told by our city fathers ,that they would not be issued residential 
building permits. 

On the other hand, there have been areas that have been purchased 
for nonwhite housing and "cleared politically" in which the city 
fathers gladly furnished the necessary services. 

In DeKalb County on Davesta Road, Negroes own quite a number 
of acres of land ·and have been living on it for more than 50 years, 
but have been refused residential building permits for the past 5 or 
more years though theland is zon'ed as residential. 

Nonwhites have been offered homes by whites in communities which 
are considered white. However, when ithe clients have purchased 
such property without getting it "politically cleared," attempts have 
been matle to prevent occupancy by mob action of persons from within 
the immediate area, and on occasion other mob participants have 
come from elsewh'.ere .to aid 1and ·a:bet in the use of threats and violence. 
There have been instances in which the purchaser has been denied 
police protection. Sometimes his house has been bombed before the 
buyer moved into it; in other cases ,the house has been bombed after 
the buyer moved in. At times vhe homes have been set afire. In some 
areas :financial institutions have declined :fJo make loans ,to nonwhites 
willing -to purchrase property in a so-called white area. In other words 
the denial of :financing has been used as a substitute for the racial 
restrictive covenant. 

Due to the very short supply of housing and vacant land that is 
av:ailable to nonwhites in Atlanta, Negroes brave to pay from 20 -to 30 
percent more for housing than do whites for a similar house in a 
similar area. There are strong indications that this differential in 
price is recognized by FHA ·and VA in the valuation of vacant lots in 
wh!lit is considered a white as opposedtoa nonwhite M'ea. 

It may be asked, to what ertent have these difficuilties being 
Atlanta's minority group been overcome~ The answer is :that they 
have not. These same difficulties arise again and again. From time 
to time the shortage of housing in the nonwhite market becomes so 
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acute and the demand so great that something has to give. This calls 
for the transition of an oversupplied white area to nonwhite and/or 
the changing of a "For Sale" tag on vacant land marked "white" to 
"nonwhite." When this happens our problems merely start all over 
again-the only difference is that we have to deal with a new set of 
occupants and new instances of opposition. 

There has been a considerable amount of new housing built for 
Negro occupancy and there are new housing sites available to Negroes 
in the outlying Negro residential areas of the city. This has come 
about through the joint efforts of the Negro financial institutions, real 
estate brokers, and builders. Usually there is no difficulty in securing 
cooperation :from white financial institutions when the construction 
is to be done in an area already identified as Negro. These real estate 
brokers and builders have organized corporations and joint ventures 
and purchased large tracts of land-some as large as 200 acres-in an 
area that was formerly considered white. Upon the purchase of 
these tracts of land other owners of vacant land and improved prop
erties in the area have voluntarily changed property designation 
from white to nonwhite. After the land was acquired, Negro and 
white financial institutions began making loans for the construction 
of new houses. This was how outlying Negro residential areas came 
into being here. 

As to the considerable amount of new housing built in Atlanta 
generally for Negro occupancy, this began more than 40 years ago 
when the service company, headed by Herman Perry and Alonzo 
H erndon, the founder of Atlanta Life Insurance Co., began the mass 
building of new housing for this market. These men were followed 
by Negro developers such as W. H. Aiken, A. C. ·Williams, and the 
late J. R. Wilson, Sr. Their activity inspired the organization of 
the significant number of Negro-owned contracting and real estate 
firms in Atlanta who are now constructing and promoting new hous
ing for Negroes. 

The major Negro-owned and controlled financial institutions that 
have been referred to above are the Atlanta Life Insurance Co., the 
Mutual Federal Savings & Loan Association, and the Citizens Trust 
Co. All of these institutions have made outstanding contributions 
through the years to the overall Negro housing program in Atlanta. 
Without them the progress that has been made for the minority group 
market could not have been realized. 

The fact is, however, that Atlanta housing is actually more segre
gated today than it was 20 or more years ago. Although some form of 
segregation has always been the policy of the local and state govern
ments, it has become more pronounced since the Federal housing pro
grams have come on the scene. In some of the smaller cities of 
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Georgia, where there is little or no Federal housing aid, there are 
varying degrees or patterns of integrated housing. 

In Atlanta is located the regional offices of the Housing and Ho;me 
Finance Agency, the Public Housing Administration, the Urban Re-
newal Administration, and the state office of the Federal Housing
Administration. The Public Housing Administration and the FHA 
each employs two Negroes on a regional basis. The other Federal 
agencies mentioned employ none. 

This policy and practice of employment conforms with the negative 
policies practiced by the Federal agencies here in terms of segregation 
in housing. 

In the State of Georgia there are more than 90 workable programs 
that have been approved for urban renewal. This total constitutes 
more approved urban renewal programs than will be found in any 
other State of our Union. We know that Atlanta is one of the Na
tion's most progressive cities but discovering that our State is much 
more enlightened in this regard than in certain others has led us to 
inquire into what is happening-and even more important-what is 
likely to happen. With the regional office of the Urban Renewal 
Administration located in Georgia and employing no Negroes, not 
even in an advisory capacity, our experience leads us to believe that 
many of these programs will use the funds and facilities of the Fed
eral Government to establish further residential segregation and to 
create for the future more ghettoes-ghettoes which will be subject to 
the consequent civic and municipal neglect. 

There have been no state and local laws, policies or programs 
adopted to accomplish equal opportunity to secure adequate housing 
on a nondiscriminatory basis. There have been no voluntary efforts on 
the part of any local public officials to accomplish equal opportunity 
to secure adequate housing on a nondiscriminatory basis. There have 
been efforts on the part of public officials to negotiate and conciliate 
racial housing problems as they occurred. This has primarily been 
done through the West Side Mutual Development Committee, and 
other bi-racial neighborhood committees. The West Side Mutual De
velopment Committee was created by the mayor and board of aldermen 
of the city to further the orderly and harmonious development of the 
West Side of our city. No matter how overcrowded the nonwhite 
areas have become, this committee has never, so far as we know, ini
tiated any movement on its own to provide additional land or housing 
on a nondiscriminatory basis. The results of the activities of this and 
similar committees have established more firmly the pattern of segre
gated housing on a broader basis. 

In conclusion, we would like to emphasize the fact that residential
segregation is rooted in custom and tradition; it is bulwarked behind 
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indifference; it is propped by popular prejudice; it is renewed by the 
separate institutionalisms it breeds and nourishes; it is protected by 
the fear of change. And, unfortunately, it is hallowed by the long 
and continuing support it has had from government. But the case 
against its perpetuation rests on sound economic, legal, and moral 
principles. 

In this grave hour when freedom has become infini tely more than 
an empty phrase throughout the world, when we stand at the cross
roads fraught paradoxically with great peril and great promise, it is 
our fervent hope that the real value of full citizenship rights for all 
will be affirmed in our actions rather than in meaningless words. 
Affirmed in our willingness to accept the risks of free men. Affirmed 
in our individual and collective efforts to make ours a democracy in 
which the ,,eakest and the strongest, the most privileged economically 
and the most disadvantaged, the descendants of every race and every 
nation can share the right to unrestricted housing and the pride of 
knowing themselves to be full-fledged Americans. 

A "orld unfinished and broken must be made whole. If American 
freedom is to Jim, then all forms of segregation must die. There is 
still no unrealized achievement which is more basic to the future of our 
country than the complete liberation of minority families in their 
search for decent homes. For our Nation, our State, our city can 
never arrive at their full potentia ls while any of their citizens are un
rightfully deprived of the opportunity to acquire one of the free man's 
most cherished possessions-his own home in the place of his choice. 

Commissioner CARLTON. How many housing units have been pro-
vided in Atlanta for the nonwhite? 

Mr. WILLIAMSON. ·which type, private units ? 
Commissioner CARLTON. Or public. 
Mr. WILLIAMSON. Public units. I have the report here. I think it 

is more than 5,000 units in the public housing. 
Commissioner CARLTON. I believe that ,ms the figure given this 

morning. How many for the \Yhites? 
Mr. WILLLDISON. About half that many, I believe. 
Commissioner CARLTON. That would be 2,500 for the whites and 

5,000 for the nonwhites. 
Mr. ·wILLIA::11soN. That is right. 
Commissioner CARLTON. ·what 1s the relative percentage of the 

population ? 
Mr. WILLIAMSON. Of Atlanta? 
Commissioner CARLTON. Of Atlanta. 
Mr. 1V"rLLIAMSON. Negroes are 3G percent of the population of the 

city limits of Atlanta. 
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Commissioner CARLTON. Thirty-two percent have received 5,000 
houses, and the remainder has received 2,500. 

Mr. WIILIA.1\[SON. That's right. 
Commissioner CARLTON. What is the difference in interest rates 

charged to the nonwhites and as to the whites1 
Mr. WILLIAMSON. Are you talking about the new housing, used 

housing, or what market 1 
Commissioner CARLTON. Is there a different interest rate charged 

the nonwhites from that charged to the whites i 
Mr. WILLIAMSON. On used housing and on new, if it is a conven

tional loan, Negroes are charged from 1 to 2 percent more per annum 
than whites for a similar house in a similar location. 

Commissioner CARLTON. Is that due to .the difference in security, or 
is it a discrimination 1 

Mr. WILLIAMSON. It is a form of discrimination because I was so 
,amazed to hear so much testimony this morning that so much money 
was available for Negro housing. I can sell some houses tomorrow, 
because I see there are a lot of loans available right here now. 

Commissioner CARLTON. Is there a difference in the security that 
accounts for any of it1 

Mr. WILLIAMSON. No; it isn't. It is this, it is that the market is so 
great that we don't hav~ur supply is so limited., when a loan comes 
up, someone wants a loan, the market can charge what they want. For 
example, when the mortgage market got tight about 2 years ago, we 
could get no mortgages from the white financial institutions in Atlanta. 
The white loans came first, and the Negroes didn't get any from the 
white institutions. If we hadn't had some colored ones here, we would 
have had to close doors. 

Commissioner CARLTON. What a:bout the FHA and VA; are they all 
the same int~rest rate~ 

Mr. Wrr..r,IAMSON. Same interest rate for white as for Negro. 
Commissioner CARLTON. So the difference comes in local charges. 
Mr. WII..I,IAMSON. That's right; on conventional loans, as we call 

them. 
Commissioner CARLTON. You have two types of institutions here, 

financial institutions, which are controlled by the colored people, and 
then institutions controlled, by the white. Do you suffer the same 
difference in interest rates from both 1 

Mr. WILLIAMSON. No. Now, let me qualify that statement to some 
extent. In Atlanta there are quite a number of white concerns that 
are brokers for banks in the East. When that money comes into 
Atlanta, very little of it comes into the Negro market, and the biggest 
pot of money coming·into the mortgage market in Atlanta, that comes 
from the eastern insurance companies. 
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Now, I was told about a couple of years ago the agent handling 
money from New York was not putting any of it into the Negro 
market, and it happened that the Urban League negotiated a move
ment to talk to the president of the J3o;,ery National Bank, and they 
came down and we finally got some of that money to the Negro market 
on his insistence. 

Now from that type of loan comes the same interest rate as the 
whites, when that type of loan comes. 

Commissioner CARLTON. What do you think is the most important 
thing that could be done to solve this problem? 

Mr. WILLIAMSON. Well, I have a list of recommendations, and they 
are pretty long. I will file it with the Commission. 

Commissioner CARLTON. Single out the one most important thing 
you think. 

Mr. WILLIAMSON. It is just like a family. A mother and father 
with 10 children can't take care of a part of their children and not the 
rest of them. They have to equalize it to the family. The only prob
lem I see, as our board puts it, is that the Federal Government, the 
father of the Nation, should not participate in the discrimination 
against his children. 

Commissioner CARLTON. Any questions? 
Chairman HANNAH. I am a little surprised, Mr. "'\Villiamson. This 

morning I got the impression, although the specific question wasn't 
asked, that there was no substantial difference in the availability of 
money to finance the sale of homes for Negroes as compared with the 
financing of homes for whites, and I got the impression that money 
;,as available at the same rate of interest. You tell us that that isn't 
the case, that actually the interest charged to Negroes is substantially 
higher in many instances to that charged for whites for the same sort 
of risk ; is that correct? 

Mr. "'\VILLIAMSON. That is correct. 
Chairman HANNAH. All right. You are in the business. 
Mr. WILLIAMSON. That's right. I am doing it every day. 
Chairman HANNAH. What interest is being charged now for a 

Negro purchaser with a good credit rating? 
Mr. WIILIAMSON. With good credit rating it is according to where 

he gets the money. He can get it for 6 at some institutions that do not 
discriminate. In others he has to pay 7 and 8. 

Chairman HANNAH. Are there a substantial number of homes now 
being financed at rates over 6 percent? 

Mr. vV1LLIAll-ISON. Yes, sir; most of the conventional loans are carry
ing more than 6 percent. 

Chairman HANNAH. Most of them are? 
Mr. WILLIAMSON. Yes. 
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Chairman HANNAH. How many of them at 8? 
Mr. WILLIAMSON. 'iVell, that is mostly old houses. They charge it 

on old houses, mostly, some 7. 
Chairman HANNAH. I am interested in another point or two. vVe 

have heard considerable testimony today that out in this area to the 
west, shown red on the map up there, that there is a considerable 
amount of land that is available for sale that is suitable for building 
houses for Negroes. It has been legally approved and so on. vVhat 
does it cost to buy a lot and build a house in this area? I am not talk
ing about these $75,000 houses we have heard about, but is it possible 
to buy a lot and build a house at $10,000, $13,000, $14,000, $15,000? 

Mr. WrLLIAMSON. In that particular area that they talked about 
this morning, no. It is zoned R-3 and R-4, and you have to have a 
house in there from 1,000 to 1,200 square feet, and you can't get a lot 
under $15,000. A lot in that area is selling for approximately $40 a 
front foot, and low-class housing cannot afford to pay that for a lot. 
A hundred-foot lot costs around $4,000. 

Chairman HANNAH. Let me ask you another question. Are there 
lots available in areas that are suitable for housing for middle-class 
Negroes at less than $2,000 a lot? 

Mr. VVILLIAMSON. No, sir; they are not available. You may find 
one or two scattered lots on unpaved streets that you can possibly buy 
for $1,500, but they aren't desirable. 

Chairman HANNAH. I am going to change into another area for a 
moment. Do the members of your organization, this Empire Real 
Estate Board, sell houses or make an effort to list property in areas 
that are usually regarded as exclusively white areas. 

Mr. WILLIAMSON. You mean motivate a primary effort of going in? 
Chairman HANNAH. Yes. 
Mr. WILLIAMSON. Now, to fully answer your question, I might have 

to correct some of the statements that were said this morning. You 
used the term "blockbusting." We do it a little differently in Atlanta. 
We don't bust a block. To get enough land usually, when our land 
shortage becomes so tight, our demand is so high, 2 or 3 or 4 blocks 
wouldn't be enough, or 10 blocks, so we have a strategy here of sur
rounding an entire community and getting it on the inside, and as soon 
as we pin it in, we take it. 

Chairman HANNAH. Well, I think you have answered my question. 
You have a different technique with the same objective. 

I might come back a little later. 
Vice Chairman STOREY. Another way to put it, that is encirclement, 

is it? 
Mr. WILLIAMSON. That's right. 
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Vice Chairman STOREY. Is that leapfrogging m a part of that 
system, too 1 

Mr. WILLIAMSON. It is a part of the system. For example, you talk 
about this west part over here, there is a lot of credit being given to 
the West Side Mutual Development Committee. I had better correct 
that here. Negroes had invaded a section called Mosley Park which 
has been referred to this morning, and there is a powerful political 
organization in Atlanta known as "\\ est End Businessmen's League. 
As we encircled that particular community, the Negroes were pro
ceeding toward the business district of west end. v\ hen that hap
pened-we might as well get the record and the facts straight on thr. 
thing-that political club out there called together the preachers of 
the comm1mity, the mayor, and they created this "\\Test Side Mutual 
Development Committee to stop this movement because we took the 
position that we do not want to move white people out of the old 
houses and sell them to our people because they have to rebuild them, 
and they are paying two prices to get one house, that we needed land, 
and the directi on we were proceeding in we would acquire no addi
tional land. They called together and decided that they were going to 
build a housing project as a buffer in there to stop Negroes from mov
ing on, and they "·ent to "\Vashington and got som,e money and built 
their hou ing project, as one of the scapegoats. Then they went some
where, to the highway department, and got enough money to buy the 
other side of the street and sai d they were going to put a highway 
there. I have a picture here. They bought the houses and tore them 
down. 

While the West Side Mutual Development Committee was out there 
putting that fi re out, we looked around to get land area, and to get 
land area in outlying districts, you have to have ut ilities, and to go 
out here and buy a tract of land that doesn't have utiliti es in it, and 
the city refused to give them to you, you still haven't solved your 
housing problem. 

So in looking arow1d we saw a tract of land of 200 acres over in the 
middle of a white community, where a developer had put streets, 
water, and gas in and was not able to sell all of h__i s lots to whites. 
We went to him and bought the 200 acres of land in the middle of this 
white subdivision because we had utilities there. It would have been 
futile to have gone out where you didn't have utilities to buy that 
land. 

As soon as we bought the land there was an uprising in the commu
nities around, and here comes "\Vest Side Mutual Development, comes 
in and helps put out the fire. But the land was open then, the 200 
acres opened that whole west end. The purchase of the land opened 
it, no negotiation did. 

510547- 50-36 
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Vice Chairman STOREY. Do you mean to say that this group didn't 
have anything to do with the solution i 

Mr. WILLIAMSON. No, the land was the solution. 
Vice Chairman STOREY. I thought there has been a lot of testimony 

here that this West Side Development group have worked out that 
project. 

Mr. WILLIAMSON. They put that fire out. We bought the land, and 
they put the fire out. 

Vice Chairman STOREY. What solved it, your buying the 200 acres 
or the West Side Development group i 

Mr. WILLIAMSON. Buying the land. 
Chairman HANNAH. Whereabouts on this map is this 200 acres you 

are talking about i 
Mr. WILLIAMSON. 200 acres were right in here. [Pointing to area 

on map at western tip of the corridor shown in red on the "1958 Resi
dential Areas."] 

You see, we were bottlenecked all in here, and that gives us this 
vacant land area out here where you see the white land. Negroes 
own all of this white land, these white spots of land, and that is the 
available land area that we can build in, but we can't build anything 
but high priced houses. 

Vice Chairman STOREY. You say you can't build anything but high 
priced houses. What do you mean as to pricing i 

Mr. WII,LIAMSON. Number one thing, because of the zoning and 
because of the building requirements in the subdivision. 

Vice Chairman STOREY. What I mean is, what is the minimum re
quirement as to cost~ You said you couldn't build anything but 
expensive homes. 

Mr. WffiLIAMSON. Well, I would say from 15,000,and up. 
Vice Chairman STOREY. Not what you say, but what 1s the 

restriction~ 
Mr. WILLIAMSON. Restriction as to cost~ Not on cost, it is based 

on square footage on a house. That really controls cost. You take 
a thousand-square-foot house will cost you anywhere from twelve to 
13 thousand dollars to build it, and you add a $3,000 lot onto it, and 
there you are. You see, the square footage of the building is the 
average of $12 a foot to build a house here. 

Vice Chairman STOREY. Where is that area where the fifty and 
seventy-five thousand dollars-

Mr. WILLIAMSON. That same area. 
Vice Chairman STOREY. That same 200 acres. 
Mr. WII,L!AMSON. That is right. 
Vice Chairman STOREY. So you solved all of that; your group did. 
Mr. WII,L!AMSON. Yes. You see, in Atlanta you talk about--
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Vice Chairman STOREY. Did you place the restrictions there of this 
fifty and seventy-five thousand dollars? 

Mr. WILLIAMSON. Oh, no; it is not fifty and seventy-five thousand 
dollars. It is the square footage restriction there which controls the 
price. 

Vice Chairman STOREY. Well, are the restrictions as to square foot
age that require the expenditure of fifty to seventy-five thousand 
dollars--

Mr. WILLIAMSON. No, sir. 
Vice Chairman STOREY. For those homes? 
Mr. WILLIAMSON. No, it doesn't require that. 
Vice Chairman STOREY. Has that been on a voluntary basis? 
Mr. ,VILLIAMSON.. Yes, it has been that because in Atlanta we 

have what we call-I don't know whether it is fifty- or seventy-five 
thousand dollar homes built on what we call lots which go in an 
R---1 classification. 

Vico Chairman STOREY. Is that in that 200 acres that you as
sembled? 

Mr. WILLIAMSON. Yes, it is there, but what I am trying to get 
over to you is that the only thing in Atlanta that is zoned by 
this municipal government is R-1 is on the north side where Ne
groes cannot buy. 

Vice Chairman STOREY. I believe your prepared statement says 
that due to the very short supply of housing and vacant land that 
is available to nonwhites in Atlanta, Negroes have to pay from 
20 to 30 percent more for housing than do whites for a similar house 
in a similar area. Is that true all over? 

Mr. WILLIAMSON. That is true practically all over because 
our--

Vice Chairman STOREY. You say practically all over. 
Mr. WILLIAMSON. That is right. 
Vice Chairman STOREY. You made the values of this 200 acres, 

didn't you, by the assembling of it? 
Mr. ·WILLIAMSON. No, I don't make the values. The value of 

what land wi11 sell for is what you pay for it plus the cost of put
ting your utilities in. 

Vice Chairman STOREY. Did you buy it raw or improved, this 200 
acres? 

Mr. WILLIAMSON. We bought part of it improved and part unim
proved. 

Vice Chairman STOREY. You are the ones that ask the increased 
price, aren't you? 

Mr. WILLIAMSON. I beg your pardon? 
Vice Chairman STOREY. You asked the increased price, didn't you, 

after you acquired it? 
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' Mr. Wrr,LIAMSON. No. After we acquire it we have to sell it at 
an amount of what we got in it plus the interest carried on the debt 
plus a profit. 

Vice Chairman STOREY. I recognize all of that, but I am just 
trying to see where the difference in this price comes. You say the 
20 to 30 percent is an inflated value because of the scarcity of the 
land. Hasn't it come about to some extent in that area because of 
the ingenuity of you and your group in assembling the 200 acres 
in a predominantly white area i 

Mr. WILLIAMSON. Well, for example, the land cost us more than 
it would have cost had we bought the land outright as on a white 
market. Number one, as I told you, we wouldn't have had the sub
division already put in, and some of the lots sold-some of the white 
people bought the lots for $100. We had to pay as high as $1,800 
and $2,000 to get them back from them. 

Vice Chairman STOREY. What did you sell them for i 
Mr. WIILIAMSON. Wesoldsomeat,2,250. 
Vice Chairman STOREY. Did you sell some for more, too i 
Mr.. WIILIAMSON. Yes, we sold some for 2,500. 
Vice Chairman STOREY. Did you sell some for more, too, than 2,500 i 
Mr. WILLIAMSON. No, because-well, we caught them up, sold them 

on a front-foot basis. They had smaller lots. 
Vice Chairman STOREY. What isyour 221 project i 
Mr. WILLIAMSON. That is FHA. program, 221, comes under urban 

renewal. That is low-cost housing built for people being displaced 
because of highways, urban renewal, governmental action. 

1Vice Chairman STOREY. Relocation i 
Mr. Wrr,IrIAMSON. For relocation. 
Vice Chairman STOREY. Has that been successful or not in your 

opinioni 
Mr. WILLIAMSON. It hasn't been successful for nonwhites. It has 

been successful for whites. 
Vice Chairman STOREY. It has not been successful for nonwhites i 

Whyi 
Mr. WILLIAMSON. Because we didn't get the land to put the houses 

on at a price that the contractor can build them and sell them at the 
price FHA. requires. 

Vice Chairman STOREY. Well, I believe that is all now. 
Chairman HANNAH. This morning, Mr. Williamson, we got the 

impression that out in this area, out as far as the river from this West 
Side Mutual Development Association's project, that there was un
limited land, or maybe "unlimited" isn't the right word, but a very 
substantial amount of land that was available for purchase by Negroes 
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suitable for building houses. Now, if I understand, you are telling 
us, that isn't true. 

Mr. Wn,LIAMSON. That's right, and I want to further say another 
reason it isn't true. When the area was opened there was more land 
in there than there is now because the Highway Department came 
along and put the Birmingham-Atlanta Expressway through and took 
300 acres. 

Chairman HANNAH. I am trying to get the facts. Either there is 
plenty of land available, or there is not land available. Some say 
there is, and some say that there is not. 

Mr. Wn,LIAMSON. There is plenty of land available for housing 
in Atlanta, yes, but not for nonwhites. 

Chairman HANNAH. I am talking about land available for 
nonwhites. 

Mr. Wn,LIAMSON. It is not. 
Chairman HANNAH. I would like to change the subject again, and 

I think you said in the beginning, if I heard you correctly, that the 
housing situation for Negroes in Atlanta might be better than in 
some other places in the South, but it still wasn't as good as it ought 
to be. Is that what you said? 

Mr. WILLIAMSON. That's right. 
Chairman H ANNAH. You think the statements that have been made 

today that the housing situation for Negroes is better here than in 
many other areas in the South is true? 

Mr. Wn,LIAMSON. Yes, that is true, but they didn't put it all here 
in Atlanta. 

Chairman HANNAH. If the situation is better than it is in some other 
areas of the South, but granting that it is on this segregated basis 
with one area developed for blacks and another area developed for 
whites, the question I am asking is, will the climate be better in Atlanta 
15 or 20 years from now to permit nonsegregated housing because of 
this development than would be the case if you didn't have this type 
of development? 

Mr. WILLIAMSON. Would it be what, better? 
Chairman lL\NN~\H. It is a leading question. 
Mr. WII,LIAMSON. Yes. 
Chairman HANNAH. Because the point I am making is, I am won

dering if this isn't progress in the right direction; people get accus
tomed to this step, and maybe the step that you have in mind will come 
easier. 

Mr. 1:VrLLIAMSON. Well, I can answer that in this way. Here in 
Atlanta everybody had a great fear if the golf course became unsegre
gated. When it became unsegregated, Negroes and white people play 
on golf courses, and they haven't moved, and nobody got excited. 
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When you desegregated streetcars, streetcars are still running. So if 
you desegregate houses, people will do the same. 

Chairman HANNAH. One more question and I will be through. The 
objective you have in mind philosophically, as you know from my 
background, is agreeable to me, but it is not agreeable to most of the 
whites in the Old South. If we are moving from where we are to 
some other point that is better, maybe in our lifetime and maybe some
time beyond that, and we insist on going all the way in the first step, 
we don't get the first step, and what I am trying to bring out-you 
haven't said in a way that is clear to me is to whether or not the kind 
of a program tliat has been promoted, either through your organiza
tion or the West Side Mutual Development Association, whatever 
it is called, in your view is this good or is it bad i 

Mr. WILLIAMSON. The way it has been promoted was bad, but it 
was the best we could do under the circumstances. 

Chairman HANNAH. It is better than it was. 
Mr. WILLIAMSON. No. What we have accomplished was the best 

we could do under ,the circumstances that we had to go under, you see. 
Chairman HANNAH. I am through. 
Vice Chairman STOREY. One other question. As I understand, 

you advocate nonsegregated housing-period, is that right i 
Mr. WILLIAMSON. I advocate nonsegregated anything for Am,erican 

citizens. 
Vice Chairman STOREY. All right. Now, let me ask you this, are 

there any local or state legal barriers here-I am talking about in 
Atlanta and environs-are there any local, state, or legal barriers to 
that effect i 

Mr. WILLIAMSON. Nonethatiknowof. 
Vice Chairman STOREY. In other words, this way of life that is 

here is established voluntarily and because of custom. 
Mr. WILLIAMSON. No, it isn't established voluntarily. It is estab

lished voluntarily by the heads of government. That is the voluntary 
you are talking about, but not with the people who have to undergo it. 

Vice Chairman STOREY. Did you hear the testimony this morning 
of Mr. Thompson, Robert A. Thompson i 

Mr. WILLIAMSON. Yes, I did. 
Vice Chairman STOREY. I quote number 3 : 

The leadership and ,the entire nonwhite population live within the framework 
of segregation. This group lives in segregated areas primarily because of 
custom and not because of 'local or State legal barriers. 

Is ,that statement true or correct~ 
Mr. WILLIAMSON. That statement is true because of custom, but you 

have your political heads of government saying directly what custom 
is. For example, if you go buy a house where you choose and you 
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have mob violence, somebody bombed it, as this house was bombed, 
and you can't get police protection--

Vice Chairman STOREY. You don't charge the bombing of that 
house to politica,l heads, do you? 

Mr. Wn,LIAMSON. I charge this, that in the last 8 years more than 
12 houses have been bombed in Atlanta., and there have been no 
arrests and no convictions. 

Vice Chairman STOREY. You listen to my question. Do you charge 
the bombing of these houses to political heads of government? 

Now, in the audience I see somebody is ansvrnring. I am asking 
this witness. I am just trying to get the facts. You don't mean to 
say that, do you l\Ir. Williamson? 

Mr. WILLIA:.usoN. Yes, I do. ·when they bombed the Jewish 
Temple, they found and an-ested the people and tried them, but they 
didn't find a.nybody to arrest them for these houses. 

Vice Chairman STOREY. ·will you listen to me one more time~ Do 
you charge the bombing of these houses to the political heads of 
government? 

Mr. WILLIAJ\fSON. Well, it is the lack of police protection. 
Vice Chairman STOREY. Just one more time, please, and I want to 

be just as courteous as I can. Do you charge them-and I am not 
trying to create any passion or tension; I a.m just after facts-do you 
charge that to the political heads of government? 

Mr. WILLIAJ\ISON. The continuation of it, yes; the continuation 
of it, yes; the continuation of it, I charge that to the political heads 
of government. 

Vice Chairman STOREY. No, I ask you-you picked up one picture 
there and you said that bombing was--

Mr. WILLIAMSON. I have some more. 
Vice Chairman STOREY. Take the first one. Do you charge the 

first one to political heads of government? 
Mr. W1LLIAlllSON. Yes, I do. 
Vice Chairman STOREY. Do you charge all of them? 
Mr. Wn,LIAlllSON. Well, in the community tha.t this one was bombed 

in, this was one of five that was bombed in a series of 3 months. 
Vice Chairman STOREY. All right. Do you charge all of them to 

the political heads of government? 
Mr. WILLIAMSON. I don't accuse them of doing the bombing if that 

is wha.t you are trying to get me to sa.y. 
Vice Chairman STOREY. No. 
Mr. WILLIAMSON. I accuse them of allowincr this type of situation 

to go on in the city where they are in charge of the police depart
ment. 
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Vice Chairman STOREY. In other words, it is the fault of the police 
department, is that right i 

Mr. WILLIAMSON. It is the heads of the government that are in 
charge of the police department. 

Vice Chairman STOREY. All right. 
Chairman HANNAH. Before Mr. Williamson returns to his chair, 

because I am afraid that maybe some of this questioning leads down 
a road that this Commission would rather we didn't travel. I would 
just like to point out that I come from the North, born and raised 
in Michigan where we don't have discrimination in our schools, and 
there is no discrimination in voting, and there isn't discrimination in 
jobs and wage rates and so on, but there is very serious discrimination 
in housing, and this has nothing to do with the hearing, but I think 
it would be a better note to terminate this particular line of ques
tioning on. What has been described to us today in some of this 
development is definitely better than we have in many of our northern 
cities. 

Now, that isn't to justify what you have here, and certainly we 
don't justify what we have, but I think we go from where we are to 
where we want to get, a step at a time, and with the flaws that there 
may be in this situation, we should give full credit to you and the 
members of your organization and to all the other folks that are 
working at it, because this is the only way we are going to get it 
solved. 

The only reason for my saying that is that I am afraid we have 
split apart here, and i~ we leave it at that point, we may do more harm 
than.good. 

Vice Chairman STOREY. May I make just one other observation. I 
come from the South, and I think I appreciate the problems of the 
South and the way of life. Now, the thing that troubles me about your 
testimony, and I am just trying to get the facts, is that here we have 
.a group of witnesses this morning, both white and colored, saying 
that this movement out here has been successful and this committee has 
performed an important service, and not only has it brought about 
increased housing, but along with it increased voting, and I have heard 
the mayor testify, and I don't think from what I have heard in this 
room and in hearing that there is any sour note, but that everybody 
is working together, and I am just trying to see. 

As I understand, you don't believe that the West Side Development 
group has been effective, am I correct in that i 

Mr. WILLAMSON·. No, I didn't say they hadn't been effective. Oh, 
I didn't say they hadn't been effective. I said that they didn't get 
that land and say, "Here is somewhere for you to live." 

Vice Chairman STOREY. You are talking about the 200 acres. 
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Mr. WILLIAMSON. That is right; I am talking about who actually 
opened it up. 

Vice Chairman STOREY. Generally speaking, in that area do I 
understand that this group has been helpful in solving these problems~ 

Mr. WILLIAMSON. Yes. Yes, they have been able to sit around 
the table and talk about it, but they have never told us where the 
land is you can get. 

Commissioner CARLTON. Do you approve the approach that the 
West Side Mutual Development Committee makes to the problem ~ 

Mr. WILLIAMSON. I have to say that is one of the approaches, but 
it could be a better approach than they have. It could be better. 

Commissioner CARLTON. I guess that is all. 

R ECOMMEN DATIO:\'S SunMI TTIW llY MR. WILLIAMSON 

We are fu lly aware of the fact tha t a successful approach to the problem 
of discrimination in housing must of necessity gain approval at the local level. 
It is a l o e sential tha t progressive development of adequate housing programs 
not be hampered with legisla tion which permi ts the perpetuation of di. crimina
tion. De\· i iYe schemes to a void the spirit as well as the Jetter of the Jaw must 
be discouraged with posi tive measures encouraging equality in pla nning, execu
ti on, and adminis tra t ion, especia lly at the local level. We are a lso awa re of 
the fa ct that other projects besides slum clearance create housing problems. 

Certa inly the local climate should be conducive to fin al acceptance of the 
principles of f reedom of choice, open occupancy, a nd quiet enj oyment, not pos
sible under the present pattern in Georgia. Wh en rights a re thoroughly under
stood, properly guaranteed, and adequa tely protected, the American people, 
of all races, colors a nd creeds, in a ll areas of our Na tion, can be depended upon 
to live up to the p rinciples of democracy wi th due respect to their neighbors, 
and strive to live in peace and ha ppiness. We therefore recommend: 

I. That a Commission on Democracy in Housing be appointed by the President 
of the Uni ted States to study the problems nationa lly and locally where Fed
era l fund s a re involved and make r ecommenda tions to the proper officia ls, 
orga nizations, and citizens involved. That similar sta te and local commissions 
be encouraged to insure local pa rticipa tion. 

II. T ha t local, sta te, a nd national legisla tive bodies be called upon to pass 
legisla tion which assures the rights of freedom of choice, open occupancy, and 
quiet enjoyment. Adequate provision should be made for the esta blishment 
and promotion of good public relations, especially at local levels. 

III. That a ll laws a nd regula ti ons involving the expenditure of F ederal funds 
provide for the ma intenance of these three tights for each citizen in every a r ea 
of our Nation, otherwise such F edera l funds will not be committed to the 
projects invoh·ed. 

IV. Tha t you recommend to the P residen t, the Congress, a nd the Depa r tment of 
Justice, t he enactment of la ws a nd regula tions which will provide fo r the investi
ga tions, prosecution , a nd assessment of da mages for acts of violence and denials 
of rights where cha rges a re made of violations of civi l righ ts or in re pect to 
projects wh ere the expenditure of Federal fu nds is involved. 

V. Tha t where the expenditure of Federal funds, on projects such as schools, 
highways, governm ent installa tions, or other nationa l or in te rstate projects, 
requi re the displacement of f amilies, laws and regula tions be enacted to require 
plans for adequate relocation of such families befo1·e the expenditures of Federa l 
funds ca n be a pproved. 

Respectively submitted, 
Q. V. WILLIAMSON, 

President, Empire Real Estate Board. 
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Commissioner CARLTON. Call ithe next witness. 
Mr. TIFF.ANY. The next witness is the Reverend William Holmes 

Borders, representing a priva,te Citizens Committee on Urban Re
newal, headed by Bishop William Wilkes. We invited Bishop 
Wilkes, who accepted our invirotion, but he ib.ad to be out of town. 
He has notified us tha,t the committee has chosen Reverend Borders, 
tb:e vice chairman, to be the spokesman here today. He is pastor of 
the Wheat Street Baptist Church. 

TESTIMONY OF REV. WILLIAM HOLMES :BORDERS, CITIZENS 
COMMITTEE ON UR:BAN RENEWAL 

Reverend BORDERS. Mr. Chairman and members of the Civil Rights 
Commission, I have been sent by Bishop W. R. Wilkes to testify in 
his stead. 

More than a year ago a citizens committee, of which Bishop Wilkes 
is chairman, drew up a document which had to do with slum clearance 
and urban renewal in the city of Atlanta, with special reference to 
Negroes. Most of the questions asked in Mr. Wofford's letter were 
partly answered in this document. 

On page 2 of our document is a partial answer to the question, 
"What is the factual situation with respect to the quantity and quality 
of housing available to racial, national, or religous groups, and so 
forth i" It is stated, in substance, that Negro families in Atlanta 
constitute a disproportionately high percentage of occupancy in slum 
and urban renewal areas. Surveys have shown that the percentage 
is extremely high, which means, of course, that if these areas are 
treated according to the requirements of the Federal law in housing, 
Negroes will receive tremendous justifiable benefits. 

With reference to question 2, "What difficulties, if any, are en
countered by minority groups in :finding safe and sanitary housingi" 
Our committee has repeatedly said that there has been rejection of 
certain relocation sites on the basis of race; that there has been block
ing of projects by some members of the Aldermanic Board; there 
have been unnecessary and unduly questionable requirements made 
of contractors by the City Planning Board. Some of this friction 
has been eased and greatly improved and some progress has been 
made, but friction has not been completely cleared. 

With reference to question 3: "To what extent, if at all, do patterns 
of residential segregation by racial and national groups exist i" Such 
residential patterns exist almost to, if not to, the same degree as 
previously. It is believeable that such perpetuation is deliberate by 
persons in charge. Prejudice, ignorance, and rotten politics block 
progress at this point. 



561 

The city of Atlanta is unique in that it reserves the right to approve 
relocation site for FHA 221 housing. Such housing, to be available 
to families displaced by governmental action, is allocated in this 
locality by FHA-with a certain number of units for each racial 
group. The fact that the city of Atlanta approves all relocation sites 
has permitted political considerations to enter the picture. "Political 
zoning" or the failure to zone for political reasons-pressure of con
stituents-has been a deterrent to this program. 

With reference to your question on crime, as we all know, crime is 
partly due to density and about 30 percent of the Negroes live on one
ninth of the land. There is less provided and planned recreation by 
city agencies and by churches for them. All of this contributes 
toward a downward drift to crime. In the case of murder and man
slaughter, in 1958, there were 50 murders committed by Negroes as 
opposed to 116 by whites. I am not sure about that figure. That has 
to be rechecked. [Correction: 11 by whites.] In the case of rape in 
1958, there were 49 cases by Negroes and 13 by whites; in the case of 
robbery, 94 by Negroes, 84 by whites; aggravated assaults, 489 by 
Negroes, 78 by whites; burglary, breaking and entering, 244 by 
Negroes and 171 by whites; larceny-except automobiles-737 by 
Negroes and 503 by whites; auto thefts, 61 by Negroes and 105 by 
whites. This is the only category of crime in which the whites 
exceeded Negroes. It should be borne in mind that the Negro popu
lation is about 30 percent of the total population and yet in almost 
each category more crimes are committed by Negroes than whites. 

In each census tract which was studied by the Atlanta Crime Com
mission it was found that where there was bad housing or housing 
tending to become blighted, whether inhabited by Negroes or whites, 
crime rate in those areas was considerable higher than in other areas 
where no such blight existed. 

Answering your fifth question, "What state and local laws, policies, 
and programs have been adopted to accomplish equal opportunity, 
adequate housing, on a nondiscriminatory basis?" I know of no 
state or city law which has been passed to help Negroes get adequate 
housing with discrimination. The Federal laws have not been per
fectly implemented, but they have certainly served as a standard which 
has caused some improvement. Moreover, the possibility of with
drawal of Federal funds in case of discrimination has been a threat 
of which prejudiced power has been conscious. 

In conclusion, we are for improved housing and urban renewal 
according to the Housing Act of 1945 as amended. We are for action 
designed to increase residential land areas. We are for the elimina
tion of substandard conditions caused by overcrowding, slums, and 
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blighted areas-provided fair, reasonable, and acceptable methods to 
achieve these ends are utilized. 

That is my statement, Mr. Chairman. 
Commissioner CARLTON. Any questions? 
Chairman HANNAH. We have been hearing a good deal of testimony 

today :from officials of the city and folks that have been concerned 
with these projects we have heard about and representatives of the 
real estate people. I should be interested in asking you two or three 
questions as a preacher. 

vVith reference to these gentlemen's agreements for voluntary segre
gation and new land use and so on, in your opinion is this approach a 
satisfactory solution to the Negroes' housing problem in Atlanta, that 
basic philosophy? 

Reverend BoRDERS. Well, in approaching any problem, in my judg
ment, the ideal must always be kept in mind, and there must be a 
sincere, factual, honest effort to implement the ideal. There is also 
the reality to be considered, and people should be carried as rapidly 
as they can go without too much :friction. The :friction should be 
reduced to a minimum, but there should be substantial progress. 

Segregation is inherently evil. Where in the world will you go to 
get away :from somebody who has as much right in the world as you? 
In my judgment, according to the testimony of religion at its highest 
and best, and according to history and the moral order of the uni
verse, either all men are valuable or no man has value, either all or 
none, and no group, according to the color of their skin, has a right to 
decide that it is superior because it has had a larger number of eco
nomic and educational opportunities and seems to be further along 
with its development than a particular group which has been handi
capped. 

I think this is a good project. I think there are a lot of mistakes in 
it. I think it can be greatly improved. I think the people involved 
have done a good job, and I think they ought to keep on working ac
cording to the dictates of God and not according to the dictates of 
prejudice and shortsightedness. 

I don't think we ought to destroy the one supreme value, man him
self, in attempting to implement an ideal, for indeed without him, 
these values about which we talk have no significance and meaning, 
only in the absolute sense, so that this is a good thing, but it is not the 
best thing by any means, and all of us ought to realize that. 

There is one other comment that I want to make. 
For me the shortest distance to Heaven is straight :from Atlanta, Ga. 

If you don't have any problems, you don't have any fun living life. 
We need an advanced system of the best education on earth. We need 
the best Christian religion that we can find implemented, and we need 
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to learn how to live side by side with each other to the advantage of 
both, realizing that no man has selected the race into which he was born, 
so that it is nothing to brag about-neither is it anything to apologize 
for. 

Each race and each person in each race ought to have opportunity 
to work according to the talent that he has under his God and in 
this democracy to make it better for everybody. Otherwise our coun
try has no significance and meaning, and in due time, if it fails to 
grasp the opportunity in world history which it now has, it will pass 
from the face of the earth, if there is a God, and I am convinced in 
my own heart and mind that deeply rooted in our order are moral and 
eternal obligations which man cannot indefinitely deny. 

Chairman HANNAH. Well, to me that is a very eloquent and 
adequate statement. I have no questions. 

Commissioner CARLTON. Dean Storey? 
Vice Chairman STOREY. No. 
Commissioner CARLTON. Any questions from the committee? 
Thank you, Reverend Borders. 

ATLANTA, GA., March 1958. 
STATEMENT BY NEGRO CITIZENS COMMITTEE HEADED BY BISHOP WILLIAM WILKES 

OF WHICH REVEREND BORDERS Is VICE CHAIRMAN-THE SLUM CLEARANCE AND 
URBAN RENEWAL PROGRAM OF THE CITY OF ATLANTA AND ITS IMPACT ON 
i\IINORITY CITIZENS 

To the mayor of the city of Atlanta, the board of aldermen, the local housing 
au,thority, and all Fe<leral officials (state, regional, and national) having 
to do with 1irban renewal 
We, the members of locality committees representing the slum clearance and 

urban renewal project areas known as the University area and the Butler 
Street area, in collaboration with the overall Citizens Committee, have given 
continuous serious study to the Atlanta Urban Renewal Program as it is now 
proposed. Our committees have grown out of civic interest in the urban renewal 
program. We are representative in that we were appointed in open mass meet
ings held in the affected areas, each of which had an attendance in excess of 
1,500 interested citizens. Our appointees are project site occupants and other 
recognized and accepted community leaders. We have been given no official 
status by the officials in charge of urban renewal in this city-our only mandate 
is from the citizens we represent. We believe that it is essential at this time 
to address ourselves specifically to several questions and problems of vital 
interest to the success of the total Atlanta program. Our findings and declara
tions are supported by the religious, civic, welfare, labor, and voters organiza
tions as shown on the attached list and as attested by the signatures of their 
duly authorized representatives. Further support is indicated by the signatures 
of a cross-section of our key Atlanta citizens. 

It should be clearly understood and emphasized that we are for slum clear
ance and urban renewal in the city of Atlanta. We will support, in general, 
the overall objectives of such a program provided it is carried out according to 
the spirit and intent of Congress-one of the specific objectives being the 
removal of the impact of slums and blight from human lives. Our studies 
show that the removal of slums and blight leads to a sharp and often amazing 
reduction in crime and disease and the corresponding need for corrective munici
pal services, and to a tremendous increase in tax returns from such areas when 
they have been restored to productive use. 

There is no question but that Negro families in Atlanta, as elsewhere in the 
country, constitute a disproportionately high percentage of the families which 
occupy the areas affected by the urban renewal and slum clearance projects. 
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It would seem, therefore, to be a natural consequence that they would consti
tue majority shareholders in the benefits derivable from the program. Our 
considerations show, however, that Blum clearance and urban redevelopment 
programs, while affording substantial benefits to minority groups if they are 
fairly administered, are also laden with potential risks to minority families. 
There are restrictions inherent in the Atlanta program which are an immediate 
threat to our housing conditions and the extent to which we are restricted 
governs the degree to which our housing conditions could be damaged. There
fore, the risks, the complications and difficulties with which we are faced in 
attempting to achieve sound and acceptable relocation of Atlanta Negro families· 
facing dislocation under the Atlanta Urban Renewal Program are a basic part 
of our grave concern. 

In addition to our own resources, we are encouraged by one of the President's 
housing messages to Congress when he gave recognition to the distinctive racial 
aspects of one of the potential problems when he said: 

"We shall take steps to insure that families of minority groups, displaced 
by urban redevelopment operation, have a fair opportunity to acquire adequate 
housing ; we shall prevent the dislocation of families through the misuse of 
slum clearance programs." 

PROBLEM NO. 1. CITIZEN PARTICIPATION IN ATLANTA 

1. One of the seven basic elements of a successful workable program is item 
No. 7 of a workable program document which deals with citizen participation.
It calls for "Full-fledged community wide citizen participation and sup
port * * * public demand for a better community and public backing for the 
steps needed to get it." 1 

It is an established fact that one of the areas of gross neglect in the Atlanta 
program has been a lack of citizen- participation. It was not until January 
of 1958 than an overall citizens advisory committee was appointed, despite the 
fact that plans and preparations were being carried on in Atlanta to varying 
degrees for about 3 years. Over this period of time, these steps were taken 
without the benefit of the services of an overall citizens committee and with
out proper information being channeled to the citizens who reside in the areas 
being planned. This has ca'\lsed the program to be received with mixed feelings 
and in some instances with highly emotional resentment. We concur whole
heartedly with Albert M. Cole, Administrator of HHFA, when he said, "The 
program is designed to be planned with citizens, not for them." 

2. It is to the city's credit that a Citizens Advisory Committee has finally been 
appointed. However, since it is estimated that approximately 80 percent of 
the total program as now proposed will affect Negroes we feel that minority 
group representation should be increased by the addition of at least two more 
Negroes to the overall Advisory Committee. This should expedite a more com
plete job with the citizens involved in a shorter time. 

3. By way of clarification leading to cooperative action, we believe that a 
public announcement as to the duties and responsibilities of the Citizens Ad
visory Committee should be made by the mayor and/or the board of aldermen. 
The committee's authority,, functions, and relationship to the total operation 
should be crystal clear to all concerned. As of the date of this document, no 
such public statement has been made. 

4. The federally approved workable program for the city of Atlanta, as sub
mitted by the mayor on July 26, 1957, has this to say in part on the subject of 
citizen participation : 

"It is further visualized that as an outgrowth of and adjunct to this overall 
top citizl'ns advisory group and closely working with it, that other citizens 
advisory groups will be composed from : * * * groups composed of citizens who 
reside in the areas." 

This appears to constitute another area of neglect in that, as far as we have 
been able to determine, no such official citizens groups from the renewal project 
sites have been appointed to work with the overall committee. 

5. Finally, we want to reemphasize the fact that our information regarding 
the total program has been limited to what has been prepared for public con
sumption. It has come to our attention that more specific details, plans, and pro-

1 Housing and Home Finance Agency, the Workable Program-What It Is. U.S. 
Government Printing Office, 1955 (O-F-357141). p. 3. 
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cedures have been presented to such groups as the Chamber of Commerce and 
certain civic and trade groups, etc., to which minorities have no access. Much 
of our information has been assembled through the individual research and dili
gence of our members. 

PROBLEM NO. 2. THE UNIVERSITY CENTER PROJECT 

1. It has come to our attention that a preliminary report on the University 
Center area has been completed by the Atlanta Housing Authority and is now 
ready for submission to the Urban Renewal Administration. This is a report 
of vital interest to the citizens in this area but except for knowledge of the 
general boundaries, they have not been made a party to the planning nor 
acquainte(l with any details or specifics. As representatives of the citizens of 
this section of the city, this committee would want to review the city's master 
plan to evaluate, from the point of view of the benefit to the affected citizens, 
the ways in which the University Center plan conforms to the general plan for 
the development of the locality.

2. A news item which appeared in the Atlanta Constitution on February 18, 
1958, credits Alderman Hamilton Douglas, Jr., who is chairman of the Urban 
Renewal Committee of Atlanta's Board of Aldermen, with announcing that the 
University Center Project, as now proposed, comprises some 315 acres of which 
186 acres contain standard housing. This poses a very perplexing dilemma 
in view of the fact that in sections known as "Vine City" and "Lightning," just 
north of and adjacent to the University Center Project, is some of the worst sub
standard and dilapidated housing to be found anywhere in the city of Atlanta. 
The question, therefore, naturally arises as to why these admitted slums were 
not the first areas to be considered for redevelopment in that section of the city. 

3. Informed sources also point out that a large portion of the University Cen
ter Project area is being proposed for industry. This property is now occupied 
by minority group families and as yet no sat isfactory residential relocation land 
has been provided to compensate for what will be lost. The implications of this 
problem will be further explored in a following presentment. 

PROBLEM NO. 8. THE BUTLER STREET PROJECT AREA 

The original redevelopment project boundaries for the undertaking now being 
identified as the Butler Street Project included the area known as "Buttermilk 
Bottom." The current proposal completely eliminates this area. Without a 
doubt, "Buttermilk Bottom" is perhaps the most blighted and dilapidated area in 
the city and in this questionable distinction it does not defer e,en to the "Vine 
Ciy" and "Lightning" areas mentioned above. The Butler Street Project, accord
ing to its more recently proposed boundaries, certainly does not deal with the real 
slums as they exist in this section of Atlanta. 

"Buttermilk Bottom" meets all of the general technical requirements for con
sideration under the terms of the law and especially so since it is predominantly 
residential. We are again confused as to why such a deplorable area was not 
Included and a much less blighted area selected. 

A major concern of the Negro business and professional citizens who now 
serve the Butler Street Project area is with regard to the proposed reuse pro
gram. They are for progress but not to the extent that it will "dry up", by 
way of the relocation and reuse processes, the main sources of their support. 
They will insist that adequate housing be programed for the project area 
at prices the affected persons can afford to pay. 

The expressway program in this vicinity has already caused significant dis
placement. The proposed commercial, industrial, and recreational reuse will 
displace another sizable segment. These facts must be given proper consider
ation in keeping with our above expressed concern. 

PROBLEM NO. 4. RELOCATION IN ATLANTA 

As the housing and city officials move toward relocation determinations, it is 
extremely important that due consideration be given the following factors: 

1. Negroes represent approximately 30 percent of the total population of 
Metropolitan Atlanta but are confined to approximately one-ninth to one-seventh 
of the land area. This ratio of disproportion makes for overcrowding in areas 
predominantly occupied by Negroes. 
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2. The two renewal projects currently being planned and possibly a third 
project, the Rawson Street area, will involve further reduction of land available 
to the minority group. It is estimated that approximately one-third of each 
project area will not be available to Negroes for residential purposes after re
development has been achieved. 

3. It is a known and accepted fact that the land inhabited by Negroes in the 
renewal project areas is very valuable property by virtue of its location. The R-5 
areas being proposed for relocation are less valuable in terms of actual values 
and general conveniences. 

This is not to be interpreted to mean that we do not favor the lessening of 
the density ratio in these a reas. We recognize overcrowding to be a substandard 
condition, but we object to loss of desirable living space without adequate pro
vision for substitute living areas reasonably proportionate in value and 
accessibility. 

Your attention is called to section 105, subsection (c), of the Housing Act of 
1940 as amended through July 1957. It reads as follows: 

"There be a feasible method for the temporary relocation of families displaced 
from the urban renewal area, and that there are or are being provided, in the 
urban renewal a rea, or in other areas not generally less desirable in rega rd to 
public utilities and public and commercial facilities and at rents or prices within 
the financia l means of the families displaced from the urban renewal area, decent, 
safe, and san itary dwellings equal in number to the number of and available to 
such displaced families and reasonably accessible to their places of employment." 

,ve interpret this to mean that the city has certain definite responsibilities in 
this regard particularly as it relates to the selection and approval of relocation 
sites that are not generally less desirable. 

From the newspapers and from redevelopment officials appea ring on a recent 
television show we hear of proposals to build relocation housing in the county. 
While it may ultimately be necessa ry to build in the county, at this time, we 
are definitely opposed to such proposa ls beca use it is known that with the proper 
assumption of responsibility on the part of the total city administration a signifi
cant numter of such dwellings can be built within the city limits. At this point 
it is most difficult for us to reconcile any site in the county as not being less 
desirable since most such possible a reas are devoid of: (1) adequate water and 
sewage outlets, (2) desirahle trnnsportati on, (3) convenient shopping facilities, 
(4) appropriate religious and recrea tional resources, and (5) reasonably accessi
ble places of employment. 

From studies made of the dis trict zoning map of Atlanta as adopted hy the 
Board of Aldermen and approved by the mayor in 1954 and revi·sed January 1, 
1057, we know that there are adequate and desirable areas within the city 
limits of Atlanta that could be used for relocation purposes. It is rea lized that 
R- !i land is limited in Atlanta and clue to repeated call s and contacts that have 
been made by contractors and deve lopers with R- 5 landowners, the price per 
acre has now reached unrea li stic proportions. There are alternatives such as 
th e rezoning of R-4 land anrl / or sreking a soluti on to the R- 5 prnhl<'m,:_ In any 
event, we see this as a responsibility of the mayor and the Aldermanic Board 
and unless a reasonable solu tion is found, it is conce iva ble that a lack of settle
ment could stop all slum clearance and urban renewal in this city. 

PROlll.EM NO. 5 . THE FIIA 221 PROGRA~{ 

It bas been a lleged by some developers that the FHA 221 program has been 
brought to a virtua l standsti ll by several factors. 

On August 30, 1957, Housing Administrator Albert M. Cole certitbd to the 
Federal Hous ing Administration that 221 FHA mortgage insurance may be 
used to finance a total of 5,500 hou sing units in Atlanta to help rehouse some 
10,000 fa mili es being di splaced by various types of governmenta l action; 5,100 
were des igna ted for new construction of which at leas t 3,900 a re to be for 
minorit_v group famili es. As of th is date. as far as we haYe been able to 
determine, only a very ins igni ficant few have just been started. The reta rd ing 
allega t ions tha t are worthy of fnll inYes tigation for verification are: 

1. The rejection of certa in s ites for relocation purpo es on the basis of race 
associated with the school a nd other simil a rly related problems. 

2. The existence of certain subrliYis ion requirements that impose undue devel
opment ha rd ships on developers who wish to cooperate with what amounts to an 
Atl a nta d, ic improvement program. 

https://PROlll.EM
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3. The blocking of projects by some members of the Aldermatic Board for 
indefensible reasons even though the land is properly zoned. 

4. The currently abnormal cost of R- 5 land due to the shortage of such 
property.

5. Undue, unnecessary, and highly questionable requirements being made of 
contractors by the City Planning Board because of racial considerations. 

Your particular attention is called to an excerpt from Local Public Agency 
Letter No. 16, page 3: 

"When an urban renewal project involves a substantial number of Negro 
or other racial minority families and (a) the cleared area is not to be used for 
housing or ( b) is to be used for housing but the housing will not be open to 
and within the fi nancial capacity of a substantial number of Negro or other racial 
minority families in the whole community, there must not only be an arrange
ment for substitute housing of certain specific qualities but also: In the case 
of (a) a bove, it must be shown that: ·Representative local leadership among 
Negro and other racial minority groups in the community has indicated that 
there is no substanti al objection thereto.'" 

(In this connection, we interpret representati,e leadership among Negroes to 
mean a cross-section of proven leadership in the community.) 

With the above as a background, we wish to submit by way of summary for 
official consideration and action the following: 

DILL OF PARTICULARS 

Por 
1. We are for urban renewal in the city of Atlanta provided it is administered 

and pursued according to the spirit and intent of the congressional act (the 
Housing Act of 1949, as amended). 

2. We are for the elimination of substandard conditions caused by the over
crowding of slum and blighted areas provided reasonable and acceptable relo
cation can be achie,ed. 

3. We are for and will support actions designed to increase residential land 
areas that will be available for minority group occupancy within the city 
limits of Atlanta. 

4. We strongly urge that Negroes be employed in all phases of the urban 
renewal development program. (Trained, eligible personnel can be found in 
Atlanta.) 

Against 
1. We are against any attempt to use the facilities of the urban renewal pro

gram in an effort to promote and maintain segregation. 
2. \Ve are concerned about the reuse of cleared land to the extent that we will 

oppose any reuse that will further restrict the Negro population of Atlanta or 
in anywise cause them to be priced out of the reuse market. 

3. We are opposed to the promotion on the part of any one large concentra
tions of 221 housing in any one given section of the city. ( Unless properly con
ceived and controlled, such activity could result in the creation of more 
ghettos.) 

4. We are against the city of Atlanta denying the building of houses under the 
221 program of FHA on land that has been approved by FHA and i>:1 already 
properly zoned by the city of Atlanta. 

IN CONCLUSION 

The Negro housing market in Atlanta bas been proven to be a lucrative one. 
There are strong reasons to believe that some of the powerful political and finan
cial interests have exerted behind-the-scene influences to manipulate the supply 
and demand of this market. Such selfish influen~es would be in natural opposi
tion to the proposed private relocation housing program. 

It is a part of the program of this group, and should be the responsibility of 
every civic group and organization concerned with housing for Negroes in At
lanta, to ferret out these self-appointed guardians and obstructionists and expose 
them to the harsh light of public opinion. 

\Ve do not believe that the manipulators who seek to shape the urban renewal 
program to a pattern of discrimination nor the speculators who prefer profit to 
progress can withstand the rejection and resistance of au enlightened, alerted, 
intelligent public. The committees which are sponsoring this document are con-

510547-50- -37 
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cerned only with informing the citizens of Atlanta whose interests are in jeop
ardy of the issues at sta ke, in alerting them to the hazards involved and in 
arming them with a n intelligent appreciation of the rights and privileges to 
which they a re en t itled. 

Commissioner CARLTON. You may call the next witness, Mr. 
Tiffany. 

Mr. TIFFANY. The next "itness is Mr. Morris Abram, developer of 
Highpoint, the largest private housing development for Negroes in 
Atlanta.. 1\fr. Abra.m is a.n attorney. H e is also chairman of the 
Citizens Crime Committee of Atla.nta and can g ive us some informa
tion on the question of a relationship between housing conditions and 
crime. Mr. Abram. 

TESTIMONY OF MORRIS ABRAM, CHAIRMAN, CITIZENS CRIME 
COMMITTEE, DEVELOPER OF HIGHPOINT 

Mr. AmtAM. Mr. Cha.irma.n and gentlemen, a.11 men who hold a 
high reg:1rd for the ideals of thi s Republic and Constitution which 
embodies them a.nd the la.ws and institutions which apply them to life 
welcome the interest of government at all level s to the problems of 
rights of individual citizens. This is part of tha t process of eternal 
vigila.nce which is the price of living. 

It will be remembered that southerners played a leading role in the 
campaign to enact civil rights amendments to the Constitution which 
were proposed in the First Congress in the first session and which 
were ratified in 1791. Therefore, the presence of such a number and 
such prominent southerners as Governors Battle and Carlton and 
Dean Storey on tlus Commission is in keeping with this tradition. 

I have been asked to discuss t"o matters : One relates to my capac
ity as chairman of the Citizens Crime Committee of Atlanta., and the 
other as the sponsor of Highpoint Apartments, a middle income hous
ing project occupied by 452 Negro families here in Atlanta. 

The subjects are not without relation, and I shall so deal with them. 
This society is biracial. In every biracial society there a.re problems 
created by differences in color. In addi t ion, there are other differ
ences in this society which increase the problems and in par t the op
portw1it ies for service. One such difference and perhaps the largest 
and most important is the di fference in class structure in the Negro as 
compared to the white community. I ,,..ant to assure you that I a.m 
not making this comparison for a.ny invidious purpose, and I cert.a.inly 
a.m not assigning a.ny fa.ult to the Negro co1run w1 ity for its fa ilure to 
develop a. class pattern parallel to the white community. 

The facts are, however, that the white cmrunnni ty conta ins a. qui te 
substantial privil eged class, not as ma.ny as H ollywood woul d lead one 
to beli eve, and a fairly substant ial group "·ho are unclerpr iYileged, 
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but the great mass of the white community here and elsewhere in 
America definitely belongs to the middle class. 

Now, in the Negro community there is a very thin class of privilege 
based more frequently than in the white community upon intellectual 
rather than economic attainment, and an extraordinarily large group 
who are underprivileged, and quite a small middle class, at least when 
compared with the very large middle class of the white community. 

I believe that this distortion of the class pattern is of great signifi
cance. YVhen the southern white man and, indeed, the northern 
white man, too, is asked to treat as irrelevant the question of color 
in his dealings with his fellow man of a different complexion, he is 
necessarily being asked at the same time to walk over the boundaries 
of class. The average white ma,n is middle class. The average 
Negro, unfortunately, is underprivileged. ,¥hite middle class people 
generally withhold themselves from underprivileged persons of the 
same race. It is incredibly difficult for the human being, pliable as 
most of us are, to ,...-alk into questions of race and class at the same time. 

The existence of so large a class of underprivileged in the Negro 
commw1ity is, of course, an indictment, but the price of the wrong is 
one which is exacted from the total community and not just the Negro. 

I am convinced that the question of class is to a large extent the 
function of and governed by the avaihbility of housing. 

I can give, for example, three criteria of middle class life, and all 
three are controlled in a decisive way by housing. Personal cleanli
ness, sex habits, and propriety of home life are all factors ,vhich are 
almost absolutely controlled by the amount of and quality of housing 
available to the family. Thus it was in 1950, when Mr. Hugh Howell 
and I conceived Highpoint Apartments, there existed in Atlanta an 
enormous number of Negro families whose income certainly justified 
their inclusion in middle class life. However, large scale middle class 
housing was simply not available to the majority of these families. 
Their incomes were middle class, but hundreds of them had not been 
able to shift the variety of attitudes and practices so clearly related 
to housing which would inculcate middle class standards. 

It was widely felt that it would be a mistake to build 452 units of 
middle income housing to place upon the market at one time. Every
one admitted that on the income side the potential demand was present 
in the Negro community, but most people felt that the desire phase of 
demand was simply not sufficient in the Negro community to justify 
a middle income project of this magnitude. 

Mr. Howell and I had faith in the figures and in the predictions of 
the Atlanta Urban League, and we proceeded on that faith which 
has been justified. 
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It is true that there are several important differences in the white 
and the Negro market for rental housing. Success in the field, I 
think, requires some heed to these f actors : 

1. There has not been, certainly not until lately, the same social 
pressure to force the middle income Negro family into a middle class 
setting. For years Negro housing was for the most part limited to 
the less desirable neighborhoods. Living in such a neighborhood 
carried no social disability and imposed no social stigma. Most 
Negro families of privilege lived in similar neighborhoods. There
fore, the Negro did not cue up to apply for Highpoint Apartments, 
though they were among the first available middle income or middle 
class apartments in the community. 

2. The rental ranges at Highpoint are from $49 to $59 per month. 
Admittedly these are moderate rates for standard middle class 
housing. In the Negro community, however, such rates were re
garded as at the top of the scale, and the Negro tenant demands and 
receives at Highpoint superb maintenance. In this rental range the 
Negro expects a new apartment. A white family in the same eco
nomic range knows that he is getting a bargain and accepts much less 
in maintenance and service. 

3. As service facilities available to Negro families are segregated 
to a large extent , it is economically wise to develop Negro housing in 
sufficient multiples to supply, along with housing, a variety of 
shopping and service. 

4. Privn,te large scale middle income Negro housing owes much of 
its success to years of public housing in this community. At any one 
time almost one-fourth of the occupancy of Highpoint Apartments 
consists of graduates of public housing projects. These projects have 
developed tenants for standard private housing. 

They have accomplished this in two ways. First, they have given 
famili es a. taste of what it is to liYe in a substantial dwelling, and the 
wi fe, hav ing been accustomed to it, usually refuses to go back to the 
sln m; and second, li fe in the public housing project has developed 
habits of industry and thrift which have increased income to the 
point that standard prirnte housing is economically feasible. 

I , myself, believe that the role of public housing and the reloca
t ion incident to urban redevelopment has not been sufficiently appreci
ated today. Most of the persons who are living in substandard hous
ing at this date-and this is the kind of housing that stands in the 
path of most expressway deYelopment-need the additional educa
tional advantages and stimulus of public housing as a prelude to 
standard private hou ing experience. In my opinion, many of the 
problems of our total region which appear so difficult and impracti
cable today "·ill be less difficult tomorrow when and if the blessings 
-of proper housing for all classes and segments of the population is 
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available. As housing improves and incomes rise, people of all 
races and classes lose many of their differences, and many people 
lose their genuine fears and frustrations. 

I do not believe the millennium is by any means at hand, but I 
feel that it will not even approach until there is proper housing avail
able for all people. 

The neighborhoods from which many of the tenants came into 
Highpoint had an incredibly high crime and delinquency rate. In 
the Highpoint community, however, the delinquency rate is no more 
than in any other respectable middle class community. Obviously 
there is some relation between housing and crime. 

The Citizens Crime Committee of Atlanta made an investigation 
of crime among Negroes in Atlanta. The committee which is bi
racial-and I might add that not one single vote has ever been taken 
on this committee that has not been unanimous-entered thls field 
determined to find the facts and to suggest, if possible, some of the 
causes of what we knew before we began was an accentuated crime 
problem in the Negro community. 

The facts are these. Since 1954 the ratio of Negro offenses to 
population far exceeds the number of white offenses to population, in 
all reported categories of crime, with the exception of auto theft 
and negligent homicide. The geographical location of offenses 
and offenders is not readily available with respect to adult 
crime, but the committee did have a breakdown of juvenile delin
quency by geographical area and was able to plot these factors 
against the racial composition of the area involved. We determined 
that most areas which were predominantly Negro had a higher than 
average rate of juvenile delinquency. Most areas which were pre
dominantly white had much lower rates of juvenile delinquency, 
but this was by no means the whole story. There was one census 
tract, for example, predominantly Negro in its racial complexion, and 
it was as free of juvenile delinquency as the most favorable white 
neighborhood, and there was another census tract predominantly 
white in which juvenile delinquency was as rife as in any other 
neighborhood, white or Negro, in the community. 

We therefore had to turn to the consideration of facts other than 
race in determining the cause of abnormal delinquency amongst 
Negroes, and we concluded, first, that juvenile delinquency is related 
to several environmental factors, and where these exist delinquency 
is higher regardless of whether the area is predominantly white or 
predominantly colored. 

2. The chief factors are apparently the breakdown of the home. 
There is a secular trend causing the modern family to be less closeknit 
than those of our grandparents. In certain neighborhoods there are 
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other disrupting factors added to the secular trend which further 
impoverish homelife. 

3. Into our cities there has been a consistent migration of people, 
displaced in the case of Atlanta largely by the farm revolution and the 
agricultural cycle. Many of these parents are adequate fathers and 
parents in the farm environment. Their sons can look up to them. 
They can hunt rabbits, they can hunt squirrels, they can farm with the 
best. They are respected fathers and good parents in that community 
and in that environment. They are there respected parents, and they 
operate themselves with a certain degree of self-confidence. 

Too frequently, when such families migrate to the city, they are 
overwhelmed by the problems here. Inadequately trained, they take 
the less skilled jobs, move into the depreciated neighborhoods, and, 
:frustrated by city life, they lose the confidence of their children and 
become ineffectual parents. This has been historically true with many 
immigrant groups in the early days of their migration. It is now true 
of today's migrants in Atlanta who are chiefly from rural 
communities. 

In this connection it is pointed out that Georgia in 1920 was 25 per
cent urban and 75 percent rural. Today it is 54 percent urban and 46 
percent rural. Thus where there is a section of newly arrived resi
dents without adequate education and experience in city life, there is a 
consistent shifting of population and an attendant increase in the 
juvenile crime rate. 

This incidence of juvenile crime is heaviest in areas where housing is 
dilapidated, poverty widespread, living conditions overcrowded, and 
homeownership low. 

The only immediate remedy for this situation is supervised recrea
tion and guidance in community life. ·where this is installed the 
crime rate decreased. 

We lun·e concluded further that every human being desires recog
nition if he is to stay happy and to stay out of trouble. A person 
tends to do what is expected. If the community doesn't care if in
dividual members are immoral and criminal, that is the way they 
will tend to be. The expectation produces the expected. Churches 
which are moving away from the central areas of this city, as most 
of them are, might assist greatly in reduction of community tension 
and delinquency by leaving behind leadership and facilities to take 
care of those who did not move with the church into a suburban area. 
vVe concluded, therefore, that race of itself is no cause of crime and 
the cause far more fundamental that the pigmentation of a man's 
skin. 

In conclusion, it is my belief that there is an immutable law of 
social accounting. By this law communities pay the price of good 
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housing and a decent social order alwa.ys and inevitably. The only 
question is whether the community gets the housing and the proper 
social order, or pay for these the community will, whether it obtains 
these blessings or not. 

The failure of a community to discharge its responsibilities in 
housing and leadership will inevitably produce high taxes in the form 
of police and prison charges, the toll of disease and the cost of added 
health services. 

If a community will make up its mind to spend its money in a 
preventive fashion, it will cost no more, but how much more o-ratify
ing and satisfactory are the results of money spent in this way than 
for remedying the blight which could have been prevented in the first 
place. 

Commissioner CARLTO:-<. Mr. Abram, do you feel that a subsidized 
public housing for the low income bracket is necessary for the relief 
of the slum problem~ 

Mr. AnnAM. I don't think it can be relieved otherwise, sir, because 
the cost of prirnte housing at best is more than the majority of people, 
who are working in conditions where they earn $30 and $40 a week, 
can pay, and if we are going to make these customers for private 
housing, as I would hope is our purpose, they must be brought 
through a process ·which will educate them and increase their incomes. 

Chairman HANNAII. I would first of all like to commend you on 
that statement. It was to me extremely effective and powerfully 
done. 

You said somewhere in the early part of the statement, when you 
studied the situation here, you found that there was one Negro area 
where the crime rate was as low as any of the white areas, and there 
was a white area where the crime rate was as high as any of the Negro 
areas. I would appreciate it if you would tell us something more 
about this Negro area with the very good record so far as crime and 
delinquency is concerned. 

Mr. uiuDr. It is on the west side, sir, and it is out in the general 
area of Atlanta University. The area is more than 80 percent 
Negro, which is the highest criteria we had in classifying. It is an 
area in which there are some slums, but the predominant feature 
of the neighborhood is high incidence of home ownership, and we are 
confident that this is an area in which live a large number of families, 
Negro families, who have lived in this community for many years 
and are thoroughly acclimated and used to and capable of handling 
themselves in city life. 

Now, in the white neighborhood, the white neighborhood with a 
very high rate of juvenile delinquency, was in south Atlanta, just 
south of this main business district and not far from where we are 



574 

now. It was a changing neighborhood. I think if you look at the 
neighborhood, you will find that it is composed of a great number 
who have come from the farm, and who are not used to city life and 
perhaps whose only landmark they see in this community which re
minds them of home at all is perhaps a church with a rather funda
mental approach to religion. 

Chairman HANNAH. And you hold the conviction, recognizing that 
this is long range, that if we can provide for the Negro or other 
minority groups housing opportunities that will make it possible 
for the black man, with capacity to make a definite contribution to our 
society, the same opportunity to enjoy the advantages of that con
tribution that white people are accorded, that crime and delinquency 
and most of these other problems are going to disappear. This is 
really the objective toward which we strive. 

Mr. AnRAM. Yes, sir; and I think it is going to be a long time before 
we get there. 

Chairman HANNAH. I recognize that. 
Mr. ABRAM. But I think two things. I think if you had proper 

housing and you had the right to vote, many of the problems in our 
social order would tend to be ameliorated, and I do want to say 
this: From my experience in this community, the Negro is getting 
more of that, that is, proper housing, and he already has, I think, 
absolutely secure here in Atlanta the right to vote without any limita
tion or without any barrier whatsoever. 

Therefore, that is one of the reasons I have such great hope for the 
development of this community. 

Chairman HANNAH. In furtherance of that basic philosophy
this has nothing to do with this hearing-I think you "'l>ould be inter
ested that in the educational hearing in Nash ville last month, where 
we were listening to the school people from the southern communi
ties that have some degree of desegregation of their schools, some of 
them now for several years, some of them voluntarily and some others 
in various degrees, one of the questions that was asked over and over 
again was how these colored students in the school with the whites 
compared with the whites, and of course in the beginning pretty gen
erally it was they didn't compare too well, for many reasons, one of 
which was they hadn't had comparable educational background, but 
that all of these people told us, to me very significant, that while the 
average was not so good, after 2 or 3 years when these inequities of 
background were erased, always there were some of the Negroes that 
were very bright, that stood very high. The great group was in the 
middle, more at the bottom than with the whites, but the significant 
thing was there were in the top groups, as every single school super-
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intendent indicated, some of these Negroes that had very great po
tential. 

Vice Chairman STOREY. Like the chairman, I want to say I not 
only enjoyed your sta.tement, but I thought it was prepared in a very 
fine and effective ma.nner, and we are interested in both of the points 
that you bring out. 

"\Vith reference to the Highpoint development project, I gather 
that from a general standpoint it has been successful. From a finan
cial standpoint, without going into your private business, has it met 
your expectations? 

Mr. Aim.AM. Yes, sir; it has. I would say this about it, many of 
these FHA projects, for this was such a project, have been regarded 
as a very short-term investment, by their investors. A great many 
of them have not been maintained, and in such cases it has been pos
sible to draw from the corporation moneys that really should go into 
maintenance and to preservation and integrity of the project. 

We have always regarded this project, Mr. Howell and I, as some
thing that would pay off its 31-year mortgage and would ultimately 
be owned for beneficial interest by our children and grandchildren. 
Looked at from that viewpoint, the project has been a total success, 
but as far as yielding great profit, it does not because the maintenance 
costs are truly quite great, and these costs are costs that we are glad 
to pay because we feel we are building an investment that will last 30 
years and beyond. 

Vice Chairman STOREY. The reason I was asking you, I notice your 
maximum rental is $49. 

Mr. ABRAM. No, sir; $59. 
Vice Chairman STOREY. Pardon me, $59. So in effect you use a 

gTeat deal of the money that is left from rentals in keeping up the 
property and servicing it in an effective manner rather than drawing 
out profits as is done in some projects. 

Mr. ABRAM. vVe are spending at least $50,000 in either maintenance, 
direct maintenance, or in the reserves for the replacement of items 
which wear out. 

Vice Chairman STOREY. But with all of that you are able to break 
even on it. 

Mr. ABRAM. Yes, we are, and I foresee that it will continue to be 
able to pay off this very huge loan of 2½ million over the total period. 

Vice Chairman STOREY. Toward the ultimate objective, Mr. Abram, 
do you feel, based on your experience here and your knowledge, that 
progress, real progress, has been made in the housing situation for 
the minorities? 

Mr. AnRAM. I don't think it can be denied, and I don't think it can 
be denied that a large part of the credit is due to the very sane and 
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balanced work of people of both races, and I wi11 pay particular tribute 
to the city administration and to the Atlanta Urban League who I 
think have worked very hard to do this job on the basis of mutual 
respect. 

Vice Chairman STOREY. Thank you very much. 
Commissioner CARLTON. You recognize the fine cooperative spirit 

then between the races. 
Mr. AnRA:M:. There are many people who don't, Governor Carlton, 

in my judgment live up to the hi ghest principles of cooperation in this 
or any other community, but I will say this, the real top leadership 
of this community, both white and colored, want to do this thing in 
a fashion as Reverend Borders pointed out, which produces the least 
friction and the best possible results. 

Commissioner CARLTON. Thank you very much for your statement. 
Mr. TIFFANY. Before you leave, I understand the smaller maps 

which are beyond the "1958 Residential Areas" are yours. ,vould 
you care to address any comments to those? 

Mr. AnRAl\I. I am not familiar with this colored part, just the white 
and black. The white area which had a high delinquency rate was 
down to here. The Negro area which had a low delinquency rate was 
right over here. I haven't studied this in relation to the colors, but 
this is the general area. 

(Charts submitted by Mr. Abram.) 
Commissioner CARLTON. Thank you, Mr. Abram. 
The next witness, Mr. Tiffany. 
Mr. TIFFANY. The last witness is Prof. C. A. Bacote. Dr. Bacote 

is professor of American history at Atlanta University. From 1946 
until this year he was chairman of the All-Citizen Registration Com
mittee for Fulton County and is on the executive committee of the 
Atlanta Voters League. 

We have asked him to give some information on the voting situation 
here in connection with its possible relationship with minority housing 
problems. 

Dr. BACOTE. 

TESTIMONY OF PROF. C. A. BACOTE, ATLANTA UNIVERSITY 

Dr. BACOTE. Mr. Chairman and members of the Commission on 
Civil Rights, although your Commission is concerned primarily with 
housing conditions in Atlanta, it is my opinion that there is some con
nection between housing and voting. I feel that since we have a rela
tively large Negro vote in Atlanta, the city fathers are more respon
:;,ive to our needs, our housing needs, and the information that I am 
about to give has already been filed wit.h your Commission. 
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This report is a brief summary of the major political activities of 
the Negro in Atlanta from 1868 to 1957. Don't think, though, that 
those years will cover too much time because I will sketch it as quickly 
as possible. In telling the political story of the Negro in Atlanta we 
can divide into three periods : first, from 1868 to 1908; second, from 
1908 to 1943; and thirdly, from 1943 to the present. 

During a portion of the first period, 1868 to 1872, the Republican 
Party, to which Negroes gave allegiance and which encouraged cer
tain measures of part icipation by Negroes, dominated the political life 
of the people of the area, and, as a consequence, two Negroes, George 
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Graham and William Finch, we1;0 selected to the Atlanta City Coun
cil on December 7, 1870, from the Third and Fourth Wards, respec
tively. After 1872, however, the Republican Party's influence began 
to wane, and, as a consequence, Negro participation thereafter in 
the political life of Atlanta could only take place within the 
framework of the Democratic Party, and their votes were sought only 
when the whites divided. 

In these instances, especially during the eighties, the majority of the 
Negro voters usually alined themselves with the better element of the 
whites. Because these elections were characterized by much strife 
and corruption, the blame was placed on the Negro voters, despite 
evidence to the contrary. As a result, Atlanta adopted the white pri-
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mary first in 1892, repealed it in 1895, and readopted it in 1897. 
While the white primary eliminated Negro voters, it certainly did not 
reflect credit on the white voters if we are to judge the system by the 
type of officials elected to public office. 

A second period, from 1908 to 1943, found Negro political interest 
reaching its nadir in Atlanta as well as in the rest of the State. I n 
1908 Georgia decided to disfranchise the Negr~ffective January 1, 
1909-who was defenseless in preventing it. The white primary had 
discouraged the Negro's political ambitions early, and if he had such, 
the poll tax, Democratic fraud, and intimidation laid them to rest. 
Furthermore, the Republican Party appeared indifferent to his wel
fare; the United States Supreme Court in a series of decisions had 
played into the hands of southerners; and the South no longer feared 
penalties being imposed upon it for denying the Negro his suffrage 
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rights. " Thite supremacy was the dominant note, and the average. 
white voter wa.s blind to the fact tha.t "Negro domination" was a false 
appeal and a calculated instrument in a political struggle that 
was set in motion by the collapse of a slave Order and abortive 
Reconstruction. 

The disfranchisement measure of 19081 however, did not prevent the 
Negro from voting in general, open, and special elections; and when 
the opportunity presented itself, the Negro took advantn.ge of it. 
This was true in 1921 when Negroes defeated a bond issue which 
failed to provide for adequate school facilities for them. Conse
quently, the administration proposed a new bond issue which made 
provision for Negro schools, and it was passed. In 1932 Negroes 
registered in sufficient nwnbers to defeat the effort to recall Mayor 
James L. Key, who had been outspoken in his opinions and insisted 
upon fair treatment of all citizens regardless of color. 
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In the meantime, some of t he leading Negro citizens were gravely 
concerned over the complete political apathy of the Negro people 
whioh was getting worse as a resul t of the depression. As a means 
of stimulating interest, in J anuary 1932, citizenship schools were 
started. These schools were held each year for a period of 6 weeks 
at the Butler Street YMCA and at various churches in different 
sections of the city. At these schools emphasis was placed on the 
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structure of national, state, and local governments, as well as the 
procedures involved in registering and voting. To Negroes at the 
time registration seemed useless in view of the numerous barriers that 
confronted them. But those in attendance were reminded that they 
should register for three reasons: One, to ,be eligible to participate in 
open and special elections; two, ,to be ready to vote in the general 
election in case an independent Democrat was dissatisfied with the 
results of the primary and decided :to run in the general election, 
thereby seeking the Negro vote; and three, :to be prepared to vote in 
case the United States Supreme Court should ever decide th®t:·the 
white primary was unconstitutional. 

In 1934, Mr. John Wesley Dobbs, retired railway mail clerk and 
Grand Master of the Masons in Georgia, organized the Atlanta Civic 
.and Political League. By holding mass meetings throughout the city, 
.he attempted to convey to his people that as long as the Negro failed 
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BURGLARY-BREAKING-ENTERING 
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-to register, he need not expect to achieve the privileges that accom
pany first-class citizenship.. He .and Attorney .A. T. Walden were 
·most prominant in 'trying to awaken the :&egro io his political and 
.civic responsibilities during this period. 

Thus, from 1908 to 1943 can well be called the "Dark Ages" ~ far as 
Negro political participation in Atlanta is concerned. Registration 
reached an alltime low. Denied the right to vote in the primaries, the 
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Negro voter was more or less a political outcast. However, Negroes 
were eligible to participate in open and special elections and when 
these were held, they rallied in sufficient numbers to help turn the tide 
in their favor. 

January 12, 1943, however, marked a new era in Georgia politics 
and the beginning of the third period of Negro participation in At
lanta politics. It ,-ms on that date that Ellis Arnall was inaugurated 
Governor, having defeated the late Eugene Talmadge in the Demo
cratic primary. While it must be admitted that the spirit of the New 
Deal as well as World ·war II had their impact, Arnall 's administra
tion from 1943 to 1947 drew national attention for the many reforms 
introduced as well as the dignity with which he occupied the office. 
Under his leadership the legislature, on February 5, 1945, repealed 
the poll tax and on August 15 of the same year lowered the voting age 
from 21 to 18. 
• Following this legislat ion, largely through the efforts of the 
NAACP, the Atlanta Civic & Political League, and the Atlanta Daily 
World, Negro registration in Atlanta in 1945 totaled about 3,000. But 
as far as Georgia was concerned, the white primary was still in effect, 
despite the decision nullifying the same device in Texas in the case of 
Smith v. Allwright. Fortunately, an unforeseen event served to boost 
Negro registration. Congressman Robert Ramspeck, of the Fifth Dis
trict in Atlanta resigned, and a special election was called for Febru
ary 12, 1946, to fill his unexpired term. Being a special election, the 
white primary did not apply, which meant that Negroes could par
ticipate. Immediately, a registration drive spearheaded by the 
NAACP, the Atlanta Political & Civic League, the Atlanta Daily 
"\Vorld, and Negro ministers and clubs resulted in 6,876 Negroes 
qualifying for the election. 

Nineteen candidates sought the office, but no more than five deemed 
it necessary to appeal for the Negro vote in person. Of these, the late 
Mrs. H elen Douglas Mankin, a former member of the State legislature, 
seemed to possess the best qualifications. Although she was not of
fici ally endorsed by any Negro organization, her record as a State 
legislator and her willingness to seek the Negro vote virtually won for 
her the Negro support. "\Vhen the polls closed on election day, all 
precincts had reported except precinct 3B of the third ward, which 
was and is the big Negro precinct. At this point it was discovered that 
Mr. Tom Camp, who in preelection forecasts had been picked as the 
probably winner, had a lead of 156 votes. Thus, the outcome depended 
.on precinct 3B. After the ballots were counted, of the 1,040 votes 
cast-all Negro except 1 and only 13 ballots were spoiled_-Mrs. Mankin 
received 961 votes while Mr. Camp garnered less than 20, thus giving 
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Mrs. Mankin the election by more than 800 votes over her nearest 
rival. 

This election attracted national attention. The late Thomas Stokes, 
who came to Atlanta to observe the event, wrote in his nationally 
syndicated column that--

Negroes contributed the margin of victory for Mrs. Helen Douglas Mankin 
* * * This is important as a matter of politics. 

But beyond that, exploration of the background of this particular election 
reveals a most encouraging recognition by the many intelligent Negroes here of 
•the responsibility of citizenship. It explodes some myths, removes some old 
phobias, and points out the path for 1Jhe gradual extension of the franchise I:(,)< 
Negroes in the South which responsi:ble white leaders now accept as certain * * • 

This election experience followed a thorough course of preparation by the 
intelligent Negro leadership which is taking its obligation seriously. They 
-recognize their opportunity and want nothing to happen that will mar it .or set 
back progress for full citizenship. 

April 1, 1946, was a red-letter day in Georgia as :far as the Negro 
was concerned :for on that day the U.S. Supreme Court in the Prilrnlus 
King case invalidated the white primary in the State. Immediately 
many Democratic politicians in the State urged Governor Arnall to 
call a special session o:f the legislature to devise means o:f circumventing 
the decision. The Governor refused and stated that he would "not be 
a party to any subterfuge or scheme designed to nullify the orders -of 
the Court." 

Many white citizens and groups who believed in £airplay supported. 
the Governor's position. 

So :for the first time since the city election of 1895 the Negro enjoyed 
:full political privileges in Atlanta, and much credit ·belongs to ex
Governor Arnall who, along with his supporters, was determined to 
uphold the law of the land. 

Although the Court decision served to arouse the Negro masses from 
their political apathy, the greatest incentive was provided by the 
gubernatorial race of 1946. The late Gov. Eugene Talmadge, who had 
lost to Governor··Arnall in 1942, decided to run again on a white
supremacy platform. Since Governor Arnall was ineligible to succeed 
himself, the anti-Talmadge group endorsed James Carmichael T8.l
madge's anti-Negro rantings in the past, as well as the anti-Negro 
policy he threatened topursue if elected, left no choice for the Negroe,s 
as far as the two candidates were concerned. 

This amounted to a challenge for Negroes; but if they expected their 
\Tote to have any political significance, increase registration was neces
sary. While it is true that in the past the NAACP, the Atlanta Civic 
& Political League, and other groups had conducted registration cam
paigns, they failed to reach the masses. Recognizing this weakness, 
representatives of various organizations agreed that if a successful 
registration program to be carried out, better community organiza
tion was needed. To accomplish this, all groups interested in regis,-
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tration pooled their efforts and operated as a unit under the local 
branch of the NAACP. An All-Citizens Registration Committee was 
formed which elected an executive committee of 10 to work out the 
<letails of registration. 

Mr. Robert Thompson, of the Atlanta Urban League, discovered 
that there were 1,162 blocks in Atlanta where Negroes lived. To pro
vide a worker for each block was a tremendous task, but 870 Negro men 
.and women volunteered to serve in this capacity. Each volunteer from 
ward leader to block worker was provided with instructions as to what 
he was to do. Fifty thousand handbills and three hundred placards 
which explained the procedure in registration were distributed. Sev
eral thousand stickers with the words, "We Are Registered Voters," 
were placed on the doors of the various homes, especially in the 
projects, so as to embarrass residents of those projects not voting. Vol
unteer workers were stationed at the courthouse to direct the people 
to the registration office after the had declared their taxes. Car pools 
were formed, and so forth. 

To make it short, the total results were gratifying. ,, hen the cam
paign started on March 6, 1946, there were fewer than 7,000 Negroes 
registered in Fulton County. The goal set by the All-Citizens Regis
tration Committee was 25,000. On May 4, when the compaign offi
cially closed, 24,137 Negroes were on the registration books, of whom 
21,244 lived in the city of Atlanta. 

As opposed to this, 56,854 whites were eligible to vote in Atlanta 
elections. Thus, in a period of 51 days, nearly 18,000 NegToes had been 
added to the registration list. 

One other phase of this campaign cannot be overlooked. Negro 
leaders were not satisfied in just having large numbers of Negroes 
registered. They recognized the fact that since Negroes had not had 
the experience of voting, they needed education. Consequently, citi
zenship schools were established in the 21 precincts in which Negroes 
lived where Negroes were to be taught the fundamental subjects con
nected with government. College professors and high-school teachers 
volunteered their services. Negro ministers opened their doors to 
public forums where voting was discussed. At these meetings Negroes 
were reminded that their intelligent use of the ballot would be the 
best instrument they had to discount the arguments of those who 
opposed their political participation. The functions of the govern
ment on different levels were stressed. 

To keep together this new group of voters required careful planning 
a.nd organization. Thus in the fall of 1949 the Negro Democrats 
and the Negro Republicans joined hands to form the Atlanta Negro 
Voters' League. This concentration of strength was recognized by 
the city fathers. No longer was it political suicide for a candidate 
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:for public office to openly seek the Negro vote. At every election the 
Atlanta Negro Voters' Lea.gue held mass meetings in various sections 
of the city, at which time candidates for public office solicited the 
Negro vote. Candidates themselves have said that attendance at 
Negro political rallies has always been better than at rallies held by 
whites. This fact tends to refute the statement that the Negro has 
no interest in the civic betterment of his community. To the credit 
of the Atlanta Negro Voters' League, it has supported the winning 
candidates for mayor in the elections of 1949, 1953, and 1957 and 
also, with one or two exceptions, has endorsed the successful candidates 
for city council. 

The climax of Negro political activity occurred in the city election 
of May 13, 1953, when Dr. Rufus E. Clement, president of Atlanta 
University, was nominated in a city wide primary to the board of 
Education from the third ward. That Dr. Clement was able to defeat 
his opponent, who had been a member of the board since 1927, by a 
margin of 10,000 votes, reflects credit on the thousands of fairminded 
white citizens who cast aside the question of race and voted for 
whom they regarded as best qualified. In this same election, Attorney 
A. T. "\Valden and Dr. Miles Amos were elected from the third ward 
as members of the city executive committee. This marked the first 
time since December 7, 1870, that Atlanta had elected Negroes to 
public office. 

The impact of the Negro vote in Atlanta, however, was best docu
mented in the primary held on May 8, 1V57. Realizing the importance 
of this election as far as the Negro was concerned, Negroes in January 
began planning for increased registration, and the drive lasted until 
April 8. Since many Negroes had failed to vote a.t least once in 2 
years, their names had been dropped from the registration list. 
Whereas there had been 21,244 Negroes eligible to vote in Atlanta in 
1946, there were only 16,654 in 1V52, about 19,000 in 1953, and less 
than 24,000 in September 1956. Once again a campaign was started~ 
and by the end of the campaign 28,000 Negroes ,vere registered. 

In this 1957 election, a total of 73,495 voters or about 58 percent of 
the tota,l registration went to the polls. Among the 41 candidates 
seeking election to the 19 positions in the city government were 2 
Negroes; na,mely, Dr. Clement, who was running for reelection to the 
board of education, and Mr. T. M. Alexander, who was offering for 
the city council from the seventh ward. According to the best esti
mates, about 20,700 Negroes voted in the primary or over 72 percent 
of the Negro registration. On the other hand, there were approxi
mately 52,765 white votes cast, or 54.9 percent of their total 
registration. 
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No one could question Dr. Clement's qualifications for another term 
on the board of education from the third ward, but his opponent ran 
on a white-supremacy platform, being the only 1 of the 41 ca.ndidates 
seeking public office to run on such a platform. Despite this, Dr. 
Clement defeated his opponent in the citywide primary by a vote o:f 
35,200 to 29,036, and carried 34 precincts in the city. His total o:f 
35,200 votes, which was 12,961 more than he received in 1953, placed 
him fourth highest in the total votes received by the 41 candidates. 

Mr. T. M. Alexander also ran for City Council but was defeated 
in runoff. But this runoff primary between Mr. Alexander and Mr. 
Jack Summers was responsible for the largest turnout of Yoters in the 
history of the city in such an election; a total of 54,000 votes were cast 
in this race. The Atlanta Journal said, "It is a healthy thing indeed 
that a Negro man ran for alderman if his doing so produced such a. 
turnout of an ordinarily sluggish electorate." 

In conclusion, since 1946 Negro political activity in Atlanta has pro
duced some dividends. Through the efforts of Negro leaders, the 
Negro voters have been educated on the issues of the day. Before 
casting their Yotes they have studied and lrnve been told of the merits 
and demerits of each candidate. This wise pol icy has resulted in a 
fairminded administration being elected. Negro policemen have been 
hired. Race-baiting groups such as the Klan and the Columbians 
have been suppressed. City officials have been more courteous and 
i:;ensitive to the demands of Negroes. Courtroom decorum has 
improved. Several Negro deputies have been added to the Fulton 
County sheriff's offices. 

For the first time a Negro has been elected to membership on the 
Atlanta Board o:f Education, and he was elected in 1957. For the 
first time two Negroes have been elected to the City Executive Com
mittee, in 1953 and 1957, and just recently, on September 10, 1958, two 
Negroes were elected to the Fulton Cow1ty Democratic Executive 
Committee. This also marked the first time that this body had Negro 
representation. 

In city planning the city fathers began looking at the needs o:f all 
citizens regardless of color. Better streets, street lights, sewers, gar
bage collection, and sidewalks have made Negro neighborhoods more 
attractive. Negro political organizations have made this possible. 
Since the City Council is elected on a citywide basis, it means that 
members of that body must be concerned about the welfare of all the 
citizens in addition to his own ward. 

While much progress has been made in the last 13 years, there are 
some areas where the record could be improved. For example, no 
Negroes have been upgraded in city employment. Aside from the 
teaching profession, Negroes hold no jobs with the city government 
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above that of janitor. In general there should be more employment 
of Negroes in the upper levels of the city administration. Since the 
economic status of the Negro determines the quality of his housing, 
discrimination in employment has an effect on his housing condition. 
Although your Commission is concerned at this moment with dis
crimination in housing, it should be borne in mind that there is a 
strong interaction between discrimination in housing and other forms 
of discrimination. 

I hope that at some future time the proper governmental agency 
will investigate other areas such as administration of the Hill-Burton 
.A.ct, proper allocation of funds under the Smith-Hughes .A.ct, and 
greater improvement of Negroes in Federal positions. 

Let me point out, though, that our experiences in Atlanta are not 
representative of those in the rural areas of the State. While the 
Negro still ·feels the impact of discrimination in Atlanta, it is much 
worse in the rural areas, and studies of these areas will, I believe, 
bear this out, and I would like to submit to the committee several 
such studies that have been made of several counties in the State 
of Georgia. 

Thank you. 
Commissioner CARLTON. Thank you, doctor, for a very fine progress 

report of the state of voting in the State of Georgia. We appreciate 
your emphasis not only on the right to vote but upon an intelligent 
vote and the education for that purpose. 

I ·wonder if any of the committee has any questions. I don't have 
any. 

Chairman HANNAH. Professor, I gather from what you have just 
said and what has been said earlier in the day, there are no impedi
ments at all that keep the Negroes from registering in .Atlanta. 

Dr. BACOTE. None whatsoever; 
Chairman HANNAH. There is no requirement with reference to the 

Constitution or anything else. 
Dr. BACOTE. The requirements are applied to both groups alike. 
Chairman HANNAH. But you indicate in your final statement this 

is not true of the entire State. 
Dr. BACOTE. In the other parts of the State you will find it is the 

administration of the law that is bad and keeps many Negroes from 
participating in government. In other words, in the rural areas you 
will find that voting becomes a personal matter, whereas in .Atlanta 
it is impersonal. .A person in the. rural areas is subject to economic 
reprisal or intimidation, and furthermore, there are some instances 
where the sheriff probably supervises the election. Well, you know 
for the sheriff to be at the poll or courthouse, thati.s a deterring thing. 

Chairman HANNAH. Do you have any guess as to what percentage 
of the eligible Negroes of .Atlanta are registered to vote~ 
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Dr. BACOTE. I am sorry to say, Dr. Hannah, it is not what it should 
be. We have approximately-well, I mean the last figures I am fa
miliar with-about 30,000 Negroes who are registered, but the sad 
picture is that there are about ninety or one hundred thousand who 
are not registered, but we try to make an effective use of the voters 
who are registered; that is, getting them out to the polls. 

Chairman HANNAH. What are the reasons that these fifty or sixty 
thousand that are not registered are not registered? 

Dr. BACOTE. \Vell, it is true not only among Negroes, but among 
whites, but it more true among Negroes. First of all, political 
apathy; secondly, lack of organization; and thirdly, sometimes, lack 
of leadership, but in Atlanta, I think-well, I just think this-that 
we do have leadership, that we do have a good organization, but it 
is a matter of arousing them from their apathy, and you must also 
bear in mind, Mr. Chairman, that many people are coming to Atlanta 
from rural areas, and they have been indoctrinated with the idea that 
"Voting isn't a part of my business," and it is hard to get them in, 
what you might say, the swing of things. 

Chairman HANNAH. Do you have any idea what percentage of the 
qualified whites are not registered? 

Dr. BACOTE. I do. I am afraid to-I think there are about 700,000 
whites registered out of a potential-I don't know what the potential is. 

Chairman HANNAH. It is a smaller percentage of the qualified 
whites that are not registered than for the Negro. 

Dr. BACOTE. Yes. 
Chairman HANNAH. I will ask a question that hasn't as much to 

do with your testimony, but as a northerner that doesn't quite under
stand it, explain to me in simple language that I can understand, 
this county unit system that you have in this thing. [Laughter.] 

Dr. BACOTE. All right. Mr. Chairman, the county unit system is 
an arbitrary arrangement of the counties in Georgia. The eight 
largest counties-first of all, each county has twice as many unit votes 
as it has representatives in the State legislature, in the House of 
Representatives. Eight counties have six unit votes. The next 30 
largest counties have 4 unit votes. Then you have 121 counties that 
have 2 unit Yotes. 

What does that mean? It means that it is very easy for any per
son who is running for statewide office. He isn't going to spend any 
time here in Atlanta. That would be a waste of time. He could 
come to Atlanta where there would be a turnout of 75,000 voters. 
What will he get? Six unit votes. His opponent can go down to 
three of these small counties that have 2 unit votes. In some of these 
counties there are not more than 100 or 200 voting in an election. He 
can get 600 votes in those 3 counties and get 6 unit votes, whereas some
body else has 7,000 out in Fulton County and gets the same number. 
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So it means w1der this arbitrary arrangement that the rural sec
t.ions of the State dominate the government, and I feel that the sooner 
that that system is destroyed, the sooner we will have better gov
-ernment. 

They say we need to mai.nta,in the county unit system in order to 
establish good clean government. ·well, I don't need to say anything 
more about that. vYe have had one Governor elected largely by the 
county unit system. He had 37 percent of the popular votes in the 
election just before this last one, and you probably read what is hap
pening about that administration, and yet they want to do it to main
tain clean government, claiming that the cities would be bossridden. 

I think under the circumstances we wouldn't be any worse off than 
under that situation. 

I don't know if I have made myself clear, but that is the county 
unit system, the only state in the country that has it, and of course 
the claim is that it is similar to the electoral college which is falla
cious, The electoral college does make some reasonable effort to ap
portion electoral votes on the basis of population, but this is arbi
trary. A vote in Fulton County-it takes probably 100 some odd votes 
in Fulton Cow1ty to equal the vote-well, I won't name the county, 
but in one of those small counties, Echols County or Chattooga 
County. 

Chairman HANNAH. It doesn't sound very logical to me. 
Vice Chairman STOREY. It was really an effort to have the rural 

areas control the statewide elections, wasn't it? 
Dr, BACOTE. Yes. That started back, goes back to 1908 when Tom 

Watson and Hogue Smith were running for office, and that is when. 
Vice Chairman STOREY. The question of racial discrimination did 

not enter into that law, did it? 
Dr. BACOTE.. The county tmit? 
Vice Chairman STOREY. Yes. 
Dr. BACOTE. vVell, you see, in certain areas in south Georgia you 

<lo have a large Negro population, but I don't think it had much to do 
with that, no; no. 

Vice Chairman STOREY. I mean from a statewide standpoint. It 
<lid--

Dr. BACOTE. But here is what I might say. They feel that in view 
of many Negroes coming into the urban communities that it would 
shift the balance too much against them. 

Vice Chairman STOREY. These other reports that you said you were 
filing with reference to voting conditions in other areas, are they fairly 
~omplete cross sections around over the State? 

Dr. BACOTE. They are representative counties. 
Vice Chairman STOREY. They are representative counties? 
Dr. BACOTE. That's right. 
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Vice Chairman STOREY. As to the conditions? 
Dr. BACOTE. That's right. 
Vice Chairman STOREY. You ,vill leave them? 
Dr. BACOTE. I will leave them with the chairman. 
Vice Chairman STOREY. One other question. This is primarily a 

housing hearing, but what is the correlation or what is the relation
ship in your opinion between housing and voting, good housing and 
good voting? 

Dr. BACOTE. You have heard all the housing experts, and I suppose 
I am the least qualified to discuss housing, but I do feel that there 
is this connection. I feel that as long as a citizen exercises his rights 
to vote, then he is able to bring pressure upon the governmental au
thorities to see to it that he is going to have paved streets, that he is 
going to have decent street lights, sidewalks, regular garbage col
lection. In other words, there is no need of building a beautiful 
home in an area that has no paved streets, and I feel that the two go 
together, because I recall before the Negro actually voted in large 
numbers, there -were many Negro areas where the streets weren't 
paved and didn't have any street lights, and of course as far as 
housing is concerned, I don't consider myself an authority on housing, 
but I do feel that the more votes there are, the stronger the Negro 
vote is, the more certain he is in getting better housing conditions. 

Vice Chairman STOREY. Thank you. 

BACOTE EXHIBIT 

INFORMATION ABOUT NEGRO VOTING IN Srx GEORGIA Cou:-rTIES 

( Study conducted by Dr. B. R. Brazeal, Dean and Professor of Economics, 
l\Iorehouse College, dated August 31, 1956) 

I. EARLY COUNTY 

A. The voting pattern for Negroes in Early County 
Early County, with Blakely as its county seat, is located in the extreme 

i;;outhwest portion of Georgia on the Alabama line. It is in a cluster of counties 
which may well be li sted among those \Yhich are called the "hard core" 
counties of the State. In such southwest counties as Early, Miller, Seminole, 
and Decatur, the Negro population is from 30 percent to 50 percent of the total. 
In other southwest counties such as Clay, Calhoun, Baker, Dougherty, Quitman, 
Randolph, Terrell, Lee, Sumter, Webster, and Stewart the ·egro percentage in 
the total population is over 50 percent. The pattern of excluding Negroes as 
registrants and voters in these counties, except Decatur and Dougherty, seems 
virtually the same in each. There is the ever-present threat of racial violence 
which has erupted on occasions, especially following elections. Police brutality 
as directed mainly against Negroes indicates to them tha t they cannot depend 
upon law-enforcement authorities to offer a normal amount of protection if 
they seek to enjoy their constituted civil liberties. In recent years economic 
pressures ·or reprisals have been directed against Negroes militant enough to 
demand educational and political rights for their racial group. There has been 
an almost complete denial to Negroes of the right to register and vote. In 
some instances, the sheriffs, who in these counties are the chief law-enforcement 
officers, asked prospective Negro registrants questions about the Constitution of 
the United States. Why did these sheriffs purge potential Negro voters instead 
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of letting it be done by the board of registrars? The sheriffs were white ancf 
also "the law" so the would-be Negro registrants received two warnings at 
one time. 

The counties to which reference has been made are about 10½ years behind· 
time in complying with the decision of the circuit court of appeals which on 
March 6, 1946, upheld Judge Hoyt T. Davis' decision in the Primus E. King 
case. Potential contempt-of-court charges have not deterred those who are in 
authority to any appreciable extent. In some instances, where they have con
sidered it expedient, they have permitted token registration and voting. How
ever, in the main they have resorted to stalling, threatening, and harassing 
tactics. These techniques. plus economic reprisals, have kept most of tht> 
Negroes from bringing legal action against the boards of registrars. However, 
some Negroes in Randolph County, which is in the midst of this "hard core" 
clu~ter of counties, did bring legal action against the board of registrars. The
registrars were found guilty of conspiring to deprive Negroes in Randolph 
County of the right to register and were fined as individuals. This legal pro
cedure opened the registration books to qualified Negro registrants but the 
story does not stop here. During the last election many of the Negro regis
trants 'Vere harassed as they attempted to vote. They were required to have 
three signatures of character witnesses on their slips (though this was not 
required of wtite voters). These Negro registrants could find one or two of" 
the persons whose signatures they were required to get but not all three. The 
next course of legal action must be against illegal tactics which are designed 
to interfere with the Negro registrants' right to vote after they have duly quali
fied as registrants. 

Now-this report will deal specifically with Early County. Negroes are 
denied the right to register beyond a token number. When they go to the court
house to register they are permitted to sign up or list their names. Later, they 
are sent summons to appear at the courthouse to answer questions before the· 
board of registrars, "all of whom are farmers," with the chairman being barely 
"able to read his name." They are asked various questions and most are dis
qualified. Those who do not report are automatically disqualified. This is an 
effective technique of disqualifying Negroes because they usually think of going 
to the courthouse for any reason with some degree of misgiving. Further, some 
feel that by appearing in the courthouse to press their right to register they 
might cause "some of the white folks" to take it out on them later if they appear
as defendants. This situation is further complicated because it is asserted 
that Negroes in Early County, by and large, are not expected to park their cars 
on the courthouse square. Althc;mgh this allegation was denied by others, it 
was conceded that some "Uncle Tom" Negroes do not park at the courthouse 
square. However, in considering the alleged parking restrictions, Negroes have
adrlitional reasons to question the kinrl of treatment they will be accorded at 
the Early County Courthouse as they seek to register. 

What are a few reasons given for disqualification of some Negroes who do 
appear before the board of registrars? In one case, after registrars questioned 
a prominent Negro citizen, they stated that he had not lived in the town long 
enough to register and vote. Later, he went again to register. This time they 
said, "You are the one who teach the people" about registering and voting and 
his reply was, "No, I don't teach the people". Next, he was asked how many 
times he had been married. The answer was twice, and he explained that his 
first wife had divorcee! him legally. "No, you can't register." said one of the 
registrars. "You are living in adultery-you are a criminal". The reply was,. 
"My wife has divorced me. I am legally divorced. How am I to be considered 
a criminal?" Nevertheless, he was not permitted to register. 

A Negro landowner who had lived in Early County all his life was turned 
down bt>Ca u~e he did not have a clear title to his land . A veteran went to reg
ister. He was gh-en a pencil and asked to copy something. This was done. 
Later, during an election he went to vote and it was then that he was told that he
was not registered. He was never told why. This veteran has not been back to 
try again to register but he planR to do so. The regi strars insisted that a Negro 
resident of Early County who has a B.S. degree from an accrerlited college would 
have to make a trip from Atlanta to Blakely to answer questions before they 
would consider further his efforts to register. Before be returned he was in
ducted in the U.S. Army and qualified as a member of the Army Intelligence 
Corps and thus he was authorized to carry a gun and did not have to wear his 
uniform to any appreciable extent. When he did return to Blakely he was 
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married. He ,...-as asked how many times he had been married. His answer 
was "once." "Are you in tlle Army"/" " Yes." '"Tllen, wlly uo you have on 
civilian clothes"/" "You must ask 'Un<.:le Sam' about that." "Do you have a 
gun"/" "Yes." (and he pulled it out of his pocket.) "What are you doing with 
it '!" "You must also ask 'Uncle Sum' about this," was the reply. At this point 
he was declared to be registered. 

These techniques of disqualifying "qualified" Negro registrants are typical. 
Further, they are backed up by threats of violence and intimidation. A veteran 
in describing his experiences when he attempted unsuccessfully to register and 
vote concluded by saying: "The sheriff doesn't care \\·hat llap1iens to Negroes." 
He also revealed instances of police brutality against r-iegroes. During the last 
election the sheriff about whom the remarks were made was defeated, and only 
three Negroes voted for him. He knows that Negroes did not vote for him 
because their votes were kept separate from the whites. Two or three l\egroes 
are planning to go before the county commissioners to ask them to do away with 
separate ballot boxes which were used for the first time in the last election. 
"You know we got to live here with these people after elections," one of them 
said . 

These and other factors account for the fact that only approximately 300 
Negroes are registered in Early County. About 75 percent of this number vote 
and these votes are sought by some candidates "even if they have to do so by 
night." The potential number of registered Negro voters in this county is 
estimated at between 3,000 and 5,000 out of a total population of 18,679. 

B. Socioeconomic factors 
When I stated to a person who once lived and taught school in Early County 

that I was going to make a trip there, he appeared somewhat amazed. He told 
me about going to a local filling station in Blakely to get some gas. A white man 
who was driving a dilapidated car looked "enviously" at him and his rather nice
looking car. Later, the white man drove across the lane and blocked the Negro's 
car so that it could not be driven out of the filling station. Sensing that the 
white man wanted to start something, the Negro spoke to the white proprietor 
of the filling sta tion about having the car moved so that he could get out. The 
proprietor woulu not say a word. Finally, the white man whose car was block
ing the Kegro's car said: "Back on out down that alley, where all niggers 
belong." I was told also about the Grinnison Goolsby incident involving racial 
violence which will be dea lt with later. 'l'hese matters are mentioned because 
they deal with reactions which have a symbolic and realistic role in the socio
economic pattern of this community. 

Economic reprisals in Early County did not at first revolve around Negroes' 
efforts to register and vote. 'l'hey developed as a result of their efforts tu get 
better school fa cilities. Despite the fact that the white school was a modern 
one, the );egro school was a makeshift one a nd uid not contain a single water 
toilet. Thirty-nine Kegroes-sharecroppers, farm laborers, renters, and owners, 
along wi th common laborers and two or three small businessmen-signed a pe
tition for better school fa cilities. When members of the board of education 
tried to a rgue that the Negroes' school facilities were good enough, the petition
ers produced data from the State department of education in Atlanta to support 
their charges as they prepared to file suit. This angered the members of the 
Early County Board of Education and some of them began to "talk rough." 
Other white people said that the local Negroes who signed the petition were 
being made fools of "by the niggers from Atlanta." A Negro woman who seems 
to be hea rtily disliked and suspected of "racial treason," and other Negroes re
ported to the "white folks" on what was going on. They said some of the 39 
signers were not interested in getting better school facilities but wanted integra
tion. One or two "Uncle Tom" Negroes in their efforts to get the petitioners 
to back up said that "We don't want another Goolsby case." (In 1916 a Negro 
named Granuison Goolsby killed a white man who had whipped his son. Many 
whites went on a ram11age and burned a Negro lodge hall and churches and shot 
uown Negroes as they happened to come upon them. Goolsby shot several white 
men before this gruesome incident ended with Goolsby's death.) 'l'he 39 peti
tioners did not back down and they got a new school. Whites, who did not 
want this school built, still take it out on two or three of the Negroes who signed 
the petition by continually applying economic pressure against them. 

Except for two undertakers, a few small shopkeepers, and 92 teachers, there 
are no Negro white-collar workers in Early County. Farm labor and manual 
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jobs form the employment pattern. There are no doctors, dentists, lawyers, or 
Negro post-office clerks or ca rriers. (~ o Negroes have applied to take the civil 
service exam inations for these jobs.) Negroes in Early County do not have a 
representative number with the degree of economic independence which would 
lea ve them reasonably free to give political leadership. 

Early County Negroes do not have an acth,e NAACP. They have a branch 
"but we a re kind of taking it easy now." This policy was "self-imposed." No 
one asked that this be done. (Perhaps this is an example of the flexibility 
which William Faulkner ha s written about. ) 

C. Efforts to incr ease r ey iNtering and voting among Negroes 
At the present time there is no political organization among Early County 

Negroes. They once had units of the Georgia Association of Citizens Democratic 
Clubs and Georgia Voters League. These "units closed up because of lack of 
leadership." They do have a citizens education group as a unit of the Georgia 
Teachers Educational Association but its function is not political. 

At the present t ime it does not seem likely that a suit will be brought against 
the board of registrars to have them open the books to qualified Negro regis
trants. The few Negro leaders have been harassed enough for the time being 
and they seem content to continue to build up their registration and voting 
strength patiently by getting one or two more Negroes registered from time to 
time. 

One possible outlet appears feasible after the recently elected sheriff takes 
office. He has put out the word that he is grateful for the limited number of 
Negro votes which were a formidable factor in the new sheriff's victory. Negro 
leaders are going to see if he and the tax commissioner will agree to an easing of 
restrictions s ince additional Negro registrants are likely to vote for those making 
the concessions. This should be a logical move since it appears that the sheriff 
who was voted out of office will run again when bis opponent's term is up. It is 
f elt that this technique of negotiations can be worked quietly and will not stir 
up bitter reactions such as court action is likely to do. 

D. Prospects 
Unless negotiations with the sheriff-elect and the tax commissioner prove fruit

ful there seems to be little likelihood that restrictions 0 11 Negro reiristration 
and voting will be lifted anytime soon in Early County. The other alternative 
will be a suit in F ederal courts against the boa rd of registra rs. This is not 
likely to take place soon because the initiators would be some of the 30 who 
signed the school petition, and some of them are s till trying to recover from the 
ill-effects of economic reprisals directed against them. 

II. FLOYD COUNTY 

A. The vot-ing pattern for Negroes 
Floyd County, of which Rome is the countyseat, is located in the northwest 

section of Georgia. There are approximately 56,141 persons in Floyd County 
with whites outnumbering Negroes about 3 to 1. Of this number 41,330 are 18 
years or OYer , with G,Q-l.6, or H .6 percent being Negroes and 35,284 or 85.4 percent 
white. In 1056, 31,071 persons in Floyd County were registered. Of this num
ber 2,730 or !) percent were Negro and 28,341 or 91 percent were white. On a 
percentage basis 45 percent of the eligible Negro persons are registered and 72 
percent of the eligible whites. This relatively high percentage of Negro regis
trants is an interesting phenomenon and corresponds with the finding tha t Ne
groes are likely to become more articulate politically as the industrialized pop
ulation increase·. 

It was in 10-!G that Negroes began registering in appreciable numbers in Floyd 
County. Thi s action followed the decision of the circuit court of appeals on 
l\Iarch 6, 10-!G, which upheld Judge Hoyt T . Davis' decision in the Chapman V. 
King ca ·e (more faruiliarly known as the Primus E. King case) in which the 
white primary was legally outlawed. Incidentally, any lega l hope the support
ers of the " ·bi te prima ry had to the effect that it would be legally susta ined in 
Georgia " ·ns shattered on April 1, 1046, when the United States Supreme Court 
refused to reYi C\\' t he case. As Negroes in Floyd County continued to increase 
their number of regi strants some were challenged and attempts were made to 
purge their na mes from the regist ration list. A prominent, elderly white lawyer 
voluntaril y ca me to their defense and in view of the threatened contempt pro
ceedin" the registrars ended their pmge efforts. 
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Now, the registrars welcome potential Negro registrants and even let it be
known that more should register. At the request of Negro leaders in the Floyd 
County Civic and Political League (now inactive) the registrars arranged at 
one time to decentralize the registration places by "carrying the books" around 
to different schools for Negroes, thus making it more convenient for them to 
register. Recently, a Nonparti sa n \ oters League was organized to supplant the 
Floyd County Ci\·ic and Political League who e effectiveness had been diluted 
by strife, charges and counter charge of dishonesty on the part of two or three 
of its leaders. Although the Konparti an Voters League is trying to increase 
Negro regi strati on, its main problem is to get Negro registrants to vote in repre
sentative numbers. For some reason "they ,Yon't vote in large numbers like we 
desire" sa id one of the leaders. Another said, after commenting on the ease 
with which Negroes in Floyd County may register, "the trouble comes in trying 
to get them to vote." It is estimated that only about 700 egroes voted in the 
last election. In an effort to offset this apathy the Nonpartisan Voters League 
is sponsoring rotating citizenship meetings eYery 2 weeks in churches for Ne
groes. About 30 to 40 persons hea r talks on the value and benefits of regi ster
ing and voting. It is thought that the attendance at these meet ings will in
crease as the fall elections draw near. 

Negro voters have to use a segregated ballot box and entrance to the court
house. Ballots were counted on a racial basis during the first one or t,Yo elec
tions in which Kegroes voted. Now, when the ballots are being counted they 
are mixed with others and not counted on a racial basis. Some Negroes help 
man the polls where Negroes vote. 

In 1952, a rear before Dr. Rufus E. Clement successfully ran for election as 
a member of the Atlanta Board of Education, nn elderly Negro qualified to run 
for a s imil a r post in Rome, Ga. He was about 72 years of age and had formerly 
taught school when the requirement~ were not rigid (it was thought that he had 
not gone he:rnnd the se,enth or eighth grade in school). H e was the operator 
of a hand laundry when he qualified as a ca ndidate. Some of the Ne~o po
litica l leaders thought he was not qualified for the post and thus refused to 
~upport him. As a matter of fact, be was spoken against in open mass meetings 
hy some Negroe. who also contend ed that the time wai" not ripe for a Negro 
to seek such a position in Floyd County. They thought that the "whites should 
nppoint a Jin ison person" who could present their views to the city board of 
l'ducation. Some Negro Yoters contended that there was no need to vote for 
the Negro candidate "because the white folks are going to run things anyway." 
If egro voters had supported him on a comparable percentage basis as the 
white voters did he probably would have been elected. 

B. Socioeconom-ic fa ctors 

in

Floyd County is becoming increasingly industrialized. Rome, its county seat, 
is a bris tling. expa nding city, with only a few vestiges of its former dominant 
agricultural background. Negroes and whites continue to migrate to Rome in 
search of employment and the comforts which are usually afforded in an indus
trialized community. Employment for Negroes conforms to the stereotype pat
tern which is characteri s tic of a segregated economy. Neverthelesi". they still 
find relatiYely better employment outlets than they bad in the predominantly 
agricultural a reai". Their economic position would be much more secure if they 
could find i'emif'killed and skilled employment in the factori es and textile millf'. 
Basically, this keeps them out of labor unions which have gained a s izable foot

00 in this county, in sp ite of some vigorous support for antiunion ml'ai"ures. 
A few Negroes in menial factory jobs have membership in unions, but not 
many. In some instances white skilled unionists in the building trades have 
walked off their johs \Yhen f'killed Negro building tradesmen appeared to do Uie 
work they had contracted to do. These Negro traclesmen work larg-ely on an 
individual basis "and never get into any of the big- jobs." In one case some 
white painters actually started boycotting a white painting firm because it was 
using Negro painters. '!.'hey ca nceled au orcler for paint with a demand that 
the Negro painters be di scharged. The owner of the <'0ncern is allegecl to have 
said "to hell with th em. I am rnnninc: my hnf'iness." '!.'here are no Xegro clerks 
or carriers in the United States Post Office in Rome. 

In spite of these factors, Negro workers within the range of their restrictive 
employment are making some progre!<s. They are helping to create the eco
nomic bflf'is for th e growth of a Nego rniddle-clflss whi<'h will hp nble to offer 
more political and civic leadership for the ma . ses. Already this trend is evi-
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dent. Four insurance companies have branch offices in R ome. Except for the 
teaching profession, they offer more white collar employment for Negroes than 
any other a rea . There are two Negro dentists and one physician in Floyd 
County. There are no Negro lawyers. The physician bas access to the city 
hospital and meets regularly with the staff as a partic-ipating member. He 
hopes that his experience in this respect will result in attracting other 1egro 
physicia ns to Rome. 

Most of the Negro ministers who have churches in Rome live there. This 
enables them to give leadership during the week as well as on Sunday. Some 
take advantage of this opportunity although the "training of the mini s ters 
is somewhat limited." A few have been criticized beca use they ha,e solicited 
support for their churches from persons in politics, thus oblignting themsel,es. 
In Rome, Negro and white ministers meet together without any distinction on the 
first Monday in each month as the Interdenominational-Interracinl Mini sters 
Alliance. A Negro minister is the vice president. Sometime they discuss 
political issues. However, one critic of the group asserted that less than one
third of the city's white ministers belong to the organization and "Negro mem
bers are largely onlookers." The members will "touch" on political matters; 
oppose having a representative of the United States at the Vatican; move 
against the sale of beer in Floyd County which is dry, "hut they will politely 
stay off interracial situations." Despite these reactions this is the only direct, 
organizational line of communication I have discovered among white and 
Negro ministers in Georgia. There are those who feel tlrnt as they get to know 
each other better the areas of interracial cooperation will widen. 

Since Negroes have been voting in Floyd County, police brutality (which was 
once intense and rampant) has subsided. Earli er , one of the Negro lenders 
appeared before the city council to make complaints about police brutality. In 
commenting on his activities in this regard he said: "I just mean business, I 
don't have but one time to die." Two Ne::rro policemen have been appointed 
since Negroes began voting. Others are expected to be appointed before the fall 
elections. The sheriff of Floyd County is regarded as being a fine person "and a 
Mason." He and other officeholders have attended meetings and talked to Negro 
voters. 

The NAACP has been inactive for several years. This seems to be cine more 
to a lack of leadership and interes t than to any type of pressure. 'l'his inactiv
ity was a fa ctor before the United Stntes Supreme Court banded do\vn its 
decis ion on public schools. 

Negro residents in Rome are pressing for more school facilities. This is one 
of their areas of need, although some progress bas been made along this line. 
Rome surpasses most Georg-in cities its size in paving its streets and laying sew
ers. Negroes (a large number as homeowners) live in all areas of the city, 
and whites and Negroes livP in block units on the same paved streets in all 
parts of the city. One or two Negro leaders contend that the present street 
paving program is "just a sign of growth." A few others contend that there 
is also a recognition of the political value in such a program of community 
development. 

C. Rfforts to increase registration and vo ting 
Negro political leaders are seeking to create a unity through the instrumen

tality of the newly created Nonpartisan Voters League. They hope to offset 
the forces of disunity which virtually destroyed the Floyd County Civic and 
Politica l Lea::rne and by this technique regain more of their followers. This 
is a vital step. Next, they are sponsoring rotating citizen~hip clinics in 
churches every 2 weeks on Friday night. During these meetings, talks are 
made on the value, b<>nefits and responsibilities of r egistering and voting. 
Later, the current candidates for office will be invited to speak <luring these 
meetings and it is believed that this will generate more interest in voting in 
the fall elections. Plans also will be worked out to crente an automobile pool 
to transport voters to and from the polls. Negro high school students are 
taken to register when they reach eighteen years of age. 

D. Prospects 
As the Floyd County Negro becomes more urbanized he will clev0lop a keener 

appreciation of the use of the ballot as a technique of s11r,in1!. With the con
tinuous development of a substantial middle class with a reasonable degree 
of economic inclependency, there should emerge a Negro political leadership 
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which is more intelligently articulate and forthrigt1t. These factors will become 
more pronounced as the public educational base expaml • a nd reaches more of the 
Xegro people. Later, it will probab ly oceur to organized labor that it could have 
an a lly in the Xegro voter. Therefore, some labor leaders are likely to estab
lish di screetly, yet cffeeti vely, a line of communica tion between these two im
portant segments of the popula tion. 'l'hese two groups, aided by Church sup
port, could more effectively help to curb police brutality which in Rome has 
been accused of being antiunion, as well as antiracial. As thi • is done the 
Xegro will be more willing to extend the frontiers of political action as a par
ticipant and will not be " too satisfied with things as they are." 

III. LAURENS COUNTY 

<l. 'l'he voting pattern for N egroes 
Laurens County with Dublin as t he county seat, is located nea r t ile center of 

the ::State. I t i,; one of the largesL eountics in physical size and al so with i ts 
population of ;:i3.U0U wi th 40.2 percent bei11g Negroes. In l\!54 there were 12,230 
white persons registered as compared LO 2,201 J\"egroes. Negro r egistration 
was 15.:l percent of the total Negro population. To have had this number of 
J\"egroes on the registration lists was a remarkable achievement considering the 
toll taken in the 1()-!8 purge of i\'egro registrants. At that time the number 
of regi. tered Negro voters in Laurens County as 2,250. After the purge only 
785 J\" egr oes were registered. 'l'he white registrants were not "bothered" at 
all. Kegro regi trants were sent notices to appear before the registrar, who 
struck many names for various reasons, mainly on alleged inabili ty to in
terpret properly parts of the Uni ted States Constitu t ion. Those who were 
sent notices but did not report were automatically disqualified without any 
further consideration. 

This procedure lowered the morale of the registrants who were purged and 
those who were not. Yet, some were appreciative of the f act that they ha d 
broken the pattern of almost complete exclusion a t the time of the U.S. Supreme 
Court's refusa l to review the Pri11111 s E. King (Chapman v. King) case as ruled 
on by the .S. Circuit Court of Appeals on l\Iarch 6, 1046. These rulings sup
ported Judge H oyt T. Davis' decision against Georgia's white primary provided 
l.Jy the l'\eill prima ry law of 1917. 

Bolstered by those court rulings, some prominent and well-educated Negroes 
in Dublin made an effort to regi ster and were denied the right to do so. This 
refusal wa s backed by the complete a uthori ty of the sheriff. This sheriff was a 
con trover ia l figu re, pa r t icularly after rura l l'\egro and white la borers were 
arrested when they met with 010 organizers in an effort to form a union. 

Eventually, some of the sheriff's fiscal and a dministrative policies alienated 
sowe of his white supporters, a mong whom wa influentia l State Sena tor Hershel 
Lovett. This resulted in the creation of the Gay faction (the sheriff was Carlus 
Gay) and the Lovett faction in Laurens County politics. Both f ac tions "eyed" 
the Negro registrants who, on April 23, 10:\6, num bered approximately 2,201. 
'.rhe lea ders of both factions sought to work through a prominent Negro business
man, H. B . Dudley, in their efforts to get to t he Negro voters. Dudley finally 
decided to go wi th the Gay fa ction much to the di smay of the Lovett faction. 
This was a difficult clecison for Dudley to ma ke beca use be hacl been a fellow
member of Lovett's in the Dublin Chamber of Commerce for 20 years. Lovett 
told Dudley he was making a mistake in turning hi s back on some of the most 
prominent persons in Laurens County. Dudley pointed out that Negroes had 
supported this grou1} but had not gotten anything or any recognition in return. 
The incumbent mayor and sheriff, supported by the City Council, decided tha.t 
$350,000 would be spent in running sewage and water mains in Negro 
neighborhoods and Jefierson Street, the main street for Negroes, was to be paved. 

Plans were perfected to get more Negroes registered. "The sheriff knew that 
the best white people ha d turned against him" and he was advised to help get 
more Negroes registered. He was advised to tnlk with the tax com.missioner 
"to get him to agree to slacken up everything" for prospective Negro r egis
trants as he had for whites. As a matter of fact, a few Negroes were permitted 
to register who marked an "X" in signing their names. ,v11<' 11 criticism de
veloped because of this practice the following answer was given: "If they make 
an "X" mark to get money out of the bank and if they give in their taxes by 
making a mark, then they should be permitted to register by making a mark." 
Later, facts will be given about how the number of Negro registrants increased 
by 1,550 in 14 days. 

510547-59--39 



All persons regardless of race go to the same places to register in Laurens 
County. With the election machinery in the county under the control of the 
sheri.tf there is no distinction in voting places or ballot boxes for Negro and 
white voters. In the city of Dublin the whites vote at the court house while the 
Negroes are voting at the city hall. Negroes work at the polls for their racial 
group, along with some white persons. Since separate ballot boxes are kept 
for Negroes they can be and are usually accused of bloc voting when the election 
returns are made known. One of the Negro political leaders answereu this 
charge. '·Why are Negroes bloc voters," said he, "and whites are not" although 
in this section whites consistently bloc vote, for the Democratic Party, against 
Civil Rights, and for most of their Congressmen? 

Returns in the last general election in Laurens County reveal that Negro 
voters weilded the balance of power in the election of several important can
didates. On the other hand, they divided their votes so as to reduce the 
strength of charges that they voted in a bloc. The Negro vote in Dublin, where 
a distinction was made in tabulating the votes on a racial basis, was split 552 
as against 561 for the clerk of courts. The sheriff would have lost if 1,14;! Negro 
votes in Dublin and 170 in Buckeye (where only Negroes live) had not been 
cast for him. There were other Negro voters in otner sections of Laurens 
County but they were not racially differentiated. Only 62 Negro city votes 
went to the sheriff's opponent and he received 75 in Buckeye. 'l'he incumbent 
sheriff would have received 4,664 votes as against 4,742 for his opponent had 
lt not been for Negro voters. His opponent received 1,987 votes from whites in 
Dublin as against his 1,702. White and Negro voters in Laurens County favored 
the incumbent tax commissioner by 1,853 and 961 votes respedively. Buckeye's 
toters favored the tax commissioner 140 to 93. Negro voters supported the 
city court solicitor candidate who lost with 829 votes in Dublin, 145 m Buckeye 
as against 283 votes for his opponent in Dublin and 93 in Buckeye. Votes 
by Negroes were divided among the candidates for coroner as follows: In 
Dublin, 345, 67, 158, and 170, with most of this support going to the successful 
candidate. In Buckeye the votes were divided as follows: 47, 108, 14, and 30. 
The candidate who received a majority of Buckeye's votes ran third on the 
ticket. Negro and white voters did not seem to have much interest in the race 
for county school superintendent judging by the relatively few votes cast by 
each group for the competing candidates. Both racial groups voted heavily for 
the judge of city court, county treasurer, and ordinary even though they were 
unopposed. The mayor of Dublin, though not up for reelection, has never been 
selected by more than a plurality of 600 votes. Negro voters can more than 
offset this one way or another. 

B. Socioeconomic factors 
Except in a very few places Negroes in Dublin never had sewage and running 

water. A few years back they did get electricity but still do not have any 
street lights to speak of. "Negroes have been paying taxes for sewage for 
years" but have had almost none. Very few Negroes in Laurens Count ever have 
had bathtubs, indoor toilets, or telephones. This situation is changing as they 
become able to install these facilities. They appreciate the value of voting, 
which recently resulted in their getting sewage and water mains. J!'urther, 
the entire community will benefit because sanitation standards can be raised. 

They hope to get more paved streets to follow the paving of Jefferson Street, 
which is their main residential street. Also, they hope to get parks, play
grounds, a swimming pool, and other community improvements. "Negroes (in 
Dublin) have not been inclined to want Negro policemen." They have heard 
"about how hard Negro policemen have been on their rackets, et cetera" in 
Macon, Atlanta, and Savannah and "this has not pleased them." Police 
brutality has decreased. The mayor has instructed policemen not to strike 
anyone they arrest unless necessary. As police brutality decreases as a result 
of political pressure by Negroes, they are inclined to feel more secure as they 
press for more citizenship rights. 

Many Negroes in Laurens County have been land and property owners for 
years. Some affiliated with the Republican Party. Years ago they had drug
stores, grocery stores, undertaking businesses, a farmers' cooperative store in 
downtown Dublin, and other forms of businesses. There were skilled building 
craftsmen and farmowners, a few schoolteachers, and doctors. The first six 
letter carriers were all Negroes (now there are none) and they were among 
those few persons who sent their children off to high school and college. Thus, 
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Negroes in Laurens County have a political and economic heritage-though 
somewhat limited-and were fairly well prepared to heed the call of their 
present political leaders, who fortunately have some economic independence in 
that they do not work for white employers. 

There is a reasonably active chapter of the NAACP in Laurens County. 
However, it did not appear to have any official connection with e!Iorts to in
crease Negro regis tration last spring. One of the Negro political leaders said 
while being interviewed that the NAACP was necessa ry to prod the white man 
from time to time. On the other hand, he felt that in view of the white man's 
present antagonism to,vard the NAACP that some phases of racial progress 
could be fostered without its aid. 

As mure i'iegroes registered, two of their main leaders-I-I. H. Dudley and 
The Rev. C. H. Harris-were put on the county jury. There was much discussion 
among the courthouse whites, as well as others, as to whether these two mem
bers would s it in the balcony where other Negroes sa t or downstai rs with the 
rest of their fellow jurors. These two Negro members agreed that they would go 
to j a il rather than sit in the balcony. Ouce in jail they were nut to seek bond. 
The minister wa to work with the people in jail in a ministerial capacity. 'l'he 
other person was to make appea ls to Negroes to register and vote. However, 
this type of action did not proYe to be necessa ry. Although the sheriff told them 
that ··some people don't wa nt you here" they understood that he did not object. 
HoweYer , a candidate fo r a judge's pos t tried to relieve them of jury duty but 
they did not want to be relieYed. Thi s man is now in the race for the post of 
judge and Xegroes are not going to support h im. 'l'here was a n encouraging 
angle to these two Negroes' experiences as jurors. Dublin's most distingui shed 
and oldest member of the bar came over to welcome them as jurors and congrat
ulated them on being willing "to serve your county" in this capacity. 

The l\"egro politica l leaders are aware of racia l pressures that h:\\' e been some
what intensified beca use of and in spite of their increased registration and voting 
record. 'l' hey understand that some white people resent being obligated to 
Negroes. Some "straws in the wind" are being watched by the Negroes. For 
in tance, Dublin has no Negro ballplayers on its team this sea!,on although it 
had at least two last year. It is felt that racial pressure is accountable for this 
shift in policy as the attendance of Negroes at games when there were Negro 
players increased profits. This season when Negro attendance fell off, one or two 
white persons with an interes t in the team seemed to resent the former Negro 
fans' attitude and accused their leaders of "leading a boycott" aga inst the team. 
The next incident involved Negroes using a school which had been built for them 
in Brewton, which is not far from Dublin in Laurens County. After putting $90,-
000 into the school building it was decided that it would be used for Negroes when 
it was completed although it is in an area of more whi te than l\" egro homes. 
When nearby white landowners complained against Negro occupancy of the 
school building the chairman of the State Board of Education, and the State 
School Building Authority, George P. Whitman, .Jr., a Gov. ~1arvin Griffin ap
pointee, recommended that further funds be cut off. Incidentally, this situation 
remained unchanged unti l the chairman's actions were di sclosed in th e Atlanta 
Daily World after Whitman qualified as one of the candidates for a seat in the 
Georgia Legislature representing Fulton County. Siuce Whitman (as well as 
all other candidates in Fulton County) is seeking Negro votes he mnnenvered 
to have the State Board of Education, and the State School Building Authority 
release the money to the Brewton School with the understanding that the Laurens 
County Board of Education has the power to determine the policy under which 
it will be spent. Negro political leaders in Laurens County are watching de
velopments before entering the controversy in au active sense. 

When Negroes in Laurens County were registering in larger numbers there 
were whites who talked about the development of trouble betI•,een the races. 
This did not deter the leaders-not even the venerable Rev. C. H. Harris who is 
75 years old. Another distinguished leader said: "I have already overlived my 
time on earth and will meet whateYCr they bring." Still, another said, "If they 
assassinate me it would set off one of the finest race riots imaginable." All this 
is mentioned to indicate that Negro leaders who urge their racial bretheren to 
register and vote in many sections of Georgia (as well as in many of the other 
Southern States) are not performing routine functions. Quite often their lives 
may be at stake. Yet, knowing this they often forge ahead with their leadership. 
To be sure, these Laurens County Negro political leaders remembered how Isaiah 
Nixon, a Negro, was murdered by white men in nearby Montgomery County in 



602 

1948 because he da red to register a nd , ote. They a lso remembered tha t the 
murderers were acqui tted. 

Antilabor uni on i-en t iment is rampa nt in La urens Co unty. The sher iff has vig
orou~ly and succe~:; fully fo ught uni oni zing effor ts . H e knows now t h11.t many 
of the people have turned against him on this issue. His politica l advisers, 
a mong whom a re two or three Negroes, ha ve advised him to switch to labor so as 
to ga in their support. This would give him a "populist support" such as Tom 
Watson ha d in t he ea rly sta~es of his polit ical ca reer. If such a poli t ica l pattern 
is created, it co uld well be t he begi nuiug of a n alinement \Yhich will upset poli t i
ca l control by county-unit minorities in Georgia . 

Efforts to i ncrease regis tration and v oting 
When it became more appa rent that t he Lo1;ett v. Gay poltical fa <' tions were 

going to be iurnlYed in a nother heated election, pla ns were la i1l by each fa cti on to 
get more Yotes of Negroes. Already 2,201 Negroes were r egis tered as com pa red 
to 12,230 whites, thus making a combined r egis tra ti on of 14,431 in a t otal popula
t ion of 53,606. Each side eyed t hese , otes a nd r ea lized also tha t there was much 
potential untapped political s trength among Negroes in Laurens County. T heir 
r egistra tion at thi s time was only 15.2 perecent of their 40.2 percent of the tota l 
population. The Negro leader who could help influence Negro voters was ap
proached by representatives of both sides and he decided to aline his forces with 
the Ga y faction . H e 11 nd a r espected min ister spearhea ded the form a tion of the 
All Citizens Voter s League of La urens County. This organiza tion held public 
meetings every l\londay night in one of the churches. All precincts with an ap
preciable Negro popula tion were organized a nd door-to-door visits were made by 
these workers, who were mos tly Kegro housewives. '.rhey were pa id 50 cents for 
each Negro r egistra nt whom t hey took to the courthouse a nd city ha ll to r egister. 
Some of th e worker s nwd e as much as $150 a week. These workers were a lso pa id 
50 cents for each person whom t hey ca rri ed to the polls to Yote. Acc ura te records 
were kept of their earnings a nd t hey s igned receipts when they reeeh·ed t heir pay. 
Kothing was pa id to tho.·e persons wh o r egistered a ncl voted. In H clays 1,550 
a cldi ti onnl ); cgro registrants were li sted in the r egistration record s. Thi s brought 
the tota l regis tration of Negroes to a total of 3,550 in La urens Coun ty. This was 
unprecedented and generated some ala rm a nd concern . Some influential white 
per sons ,-aid, " 'Ve got to stop these niggers fr om registering." '!.' hey a ttempted 
to do so a ncl a s a resul t some Negroes were cha llenged as they sought to regis ter. 
H . H . Dnclley, one of their influentia l leaders, sent t he Re, erend C. H . Harris , 
pastor of the Second African Ba pti st Church a nd president of the voter s league, 
to t he regist ra r s' offices. H e was ins tructed not t o say a nything or do a nything 
but s it down J1 nd obsen-e wha t was be ing clone to disqualify Negroes who sought 
to register . The purging efforts were s topped. 

Candidates ca me to ma s m eetings whi ch were sponsored by th e All Citizens 
\"oter s League of Laurens County. As has been indica tecl , several candida tes were 
elected by t he margin of the votes which Negroes cast for them. :'Ila. s meetings 
a re now being held as the September prima ry el ate approaches '·and Congressma n 
\"inson will be present at some of these meetings." 

'l' he Dublin Courie r-H era ld gaYe news a nd editori a l coverage to the regi tration 
rl r h·e among the ·e0 Toes of L aurens County. On April 25, 1056. a double-column 
head sa id : •'Kegroes Flocking to Register H ere." The a r t icle repor ted that or, 
the pre\"i ous day 70 registered at the city ha ll and 110 regi te red in the county 
''a nd 12 whi tes r egistered ." An in ten-i ew with H . H . Dudley was reported in 
t he news a r t icle. H e sa id that :'\egroes were a f ter "a greater r eglstra tion so they 
ca n help put people in office tha t will be fa ir to a ll. "·e a re urging that our , oters 
be ind ependent ,·oters a nd that t here will be no bloc voting" • * * "Our orga ni
;rn tion. headed by the ministers of the town, will seek some laws by whi ch to 
prosecute both the , ote seller a nd the vote buyer ." T he Re\·erend H a rris was 
qnotecl as saying: " We a re t r y ing to get our people to understa nd tha t they have a 
pa r t in the civic progra m, a nd a cit izens we ha,e no motive other tha n we are 
t rying to get our people to participate in ciYic affa irs ." The a rticle concluded by 
sayi ng: ' 'According to information fr om city offices, ma ny of th ose who a pply for 
regist ra tion in the city, a f te r ha ,·ing qua lified in t he count y office, a re unable to 
wri te th eir n ames fo r registra tion." It was a t thi point t ha t n Kegro stated tha t 
if some Negroes borrowed money a nd pa.id their ta xes by ma rking a n "X" then 
they should be allowed to r egister a nd , ote in U1e same manner . 

On April 28, 1V56, the Dublin Courier-Hera ld reported tha t w ith in the "pas t 
4 days" a total of 382 Kegroes r e«ister ed in the county and 29-1 in the city as 
aga inst 92 whi tes in the coun ty a nd 19 in the city. The a.rticle added tha t a lthough 
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Laurens County Negro leaders said that their campaign was local, reports were 
being received to the effect that Negroes were having campaigns in other States 
and that a Negro speaker told an audience of Negroes in Mississippi to "get the 
ballot box at any cost." 

On April 30, 1950, the Dublin Courier-Herald carried an editorial titled, "The 
Business of Registration." After referring to the increasing registration of 
Negroes it stated that "with an adequately large number registered it is not in
conceivable that in the future a Negro candidate will offer fo1· some office in the 
city or county." After insisting that some elections had gone by default it was 
then stated that this inaction had contributed to "bad government." "If the 
white people of Dublin and Laurens County remain apathetic toward the election 
of their public officials and continue the practice of ignoring the civic duty of reg
istration and exercise of the franchise, the time may not be too far off when our 
Negro voters will name the officials who run our government." At this point they 
were exhorted to make use of "the exercise of the franchise." 

On May 2, 1956, the paper had a two-column front-page caption to the effect 
that "Whites Outregistered Negroes Yesterday" but the subheading modified this 
somewhat stating: "Negro Registrants Topped in County, But Not in City." In 
the county the ratio was 84 to 74 in favor of white registrants whereas it was 49 
to 16 in favor of Negro registrants in the city. Negro registrants since the drive 
began on Monday, April 23, numbered 650 as against 206 white registrants. This 
same issue of the Dublin Courier-Herald carried a front-page editorial titled, 
"Who Is Interested In Government" * * * "Let's look at the evidence" said the 
editorial writer as he deplored the relative inactivity of whites who had not 
registered. "The Negroes generally in Dublin and Laurens County have become 
sufficiently interested to organize and promote registrations. Why aren't the 
whites of the city and county equally as interested." The news articles and 
editorials never did state that the total number of white registrants far out
numbered that of Negroes when the drive began. Actually the ratio was approxi
mately 6 to 1 in favor of the white registrants. However, these comparisons 
continued until the registration books closed. According to the Negro leaders a 
total of 1,550 Negroes registered during their registration campaign and "this 
helped the cause of democracy because it spurred many good white citizens (672) 
to register also." 
D. Prospects 

The value and potency of the Negro vote in Dublin and Laurens County can't 
be easily discounted. It is not likely that serious efforts will be made to reduce 
this vote materially. On the contrary, candidates will have to continue to seek 
it-and thus those who are elected to office are likely to pave more than one street 
in Negro neighborhoods; extend sewage and water mains; develop playgrounds, 
including a swimming pool, continue to reduce police brutality and make other 
community improvements which were never considered for the Negro residents 
before their votes became formidable. 

Voting pressure by Negroes will result in an improvement in their schools, thus 
extending their educational opportunities. This, plus an increasing economic 
independence on the part of a larger group of Negro leaders, should mean more 
political participation for their racial group. 

IV. MCINTOSH COUNTY 

A. The voting pattern for Negroes 
McIntosh County, with Darien as its county seat, is in the coastal plains area 

of southeast Georgia and has a population of 5,292. Darien is reputed to be 
the second oldest town in Georgia and was once populated entirely by Negroes. 
The Negro population is 61.1 percent of the total. According to the 1954 regis
tration list there were 1,498 white persons registered and 1,287 Negroes. The 
Negro registration is 46.2 percent of the total and there are no restrictions to 
their registering and voting "except with themselves". Incidentally, Negroes 
also outnumber whites in two other coastal-plains counties-Liberty and Cam
den, and they constitute from 30 to 50 percent of the population in Chatham 
Bryan, and Glynn Counties, all of which are on the coast. Yet in these countie~ 
there is a representative number of Negroes registered and they also vote with
out overt restrictions. 

These data reveal that the phenomenon of an excess number of Negroes over 
whites in some counties in Georgia does not necessarily result in their being 
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uniformly denied the right to register and vote. Hugh Carl Owen in his study 
titled "The Rise of Negro Voting in Georgia; 1944-50" also recognized this 
variation (pp. 52--54) .1 However, be does state that "thus there i a tpndency 
for a high degree of Negro population to mean a low number of Negro registered 
voters. '£here a re, of cour e, exceptions to this tendency, for it i not a rule" 
(ibid., p. 52). Although it is not within the province of this study to deal gen
erally with cau e for this variation it may be stated that three fundamental 
factors enter into the equation. First, there is more of a trend toward urban
ization (between Savannah and Brunswick) in some of the coastal-plains 
counties than in most of those in southwest Georgia where Negroes outnumber 
whites. Next, the "character" and outlook of public officials play an important 
part in determining what the registration and voting policies will be for Ne
groes, (ibid., p. 53). Finally, some appreciable degree of the registration and 
voting policies for Negroes may be determined in part by the attitude and re
actions of Negroes themselves. (This would apply to a county like Hancock 
County where Negro ownedship of land and interest in obtaining an education 
go back through the year ) . 

Beginning at this point this study will deal more specifically with McIntosh 
County. In this county Negroes "put in the county school superintendent (al
though many whites were against her), the sheriff and clerk of the court." The 
sheriff "won't squeeze Negroes too hard because back in his mind is the Negro 
vote." A Negro businessman with whom I talked stated that the sheriff wanted 
to have him appointed to the board of education. He will not accept such an 
appointment because ".his people will press him and so will the sheriff" and 
be does not want his bands tied. Recently, a white man talked with this person 
about supporting Talmadge. This Negro said: "I won't enslave my soul. What's 
the use of giving me a piece of bread," said be, "and then call me nigger." His 
theory is to vote for the person who will do the most good for the community 
and the Negro people. 

Although Negroes ordinarily are somewhat lethargic in registering and voting 
in McIntosh County a recent increase in taxes by the city council has intensified 
their interest in voting. A committee of Negroes went before the city council 
to state their grievances about tax increases. When their requests were turned 
down, some of the Negroes began saying, "Well, they have only 2 years." 

To some of the older Negroes in McIntosh County the Republican Party is 
the epitome of political action and organization. Negroes and a few white Re
publicans still function and a Negro is local party chairman. There are about 
1,700 Republicans with Negroes outnumbering the whites. They hold their 
meetings in the courthouse and "never have been refused the use of it." This 
county was the last one in Georgia to have a Negro In the State legislature. 
Negroes who are Republicans cross party lines in local elections. They some
what deplore the fact that "some Negroes vote the Democratic ticket but they 
have no organization." Negro Republicans are nostalgic as they r ecall that 
about 50 years ago they also had a Negro sheriff and a deputy marshal who 
were appointed by white commissioners. "Now," said the persons being inter
viewed, "Negroes have nothing." 

Negro political leadership is divided on a Republican and Democratic Party 
basis-and also on a county-town basis. One Negro minister allegedly has or
ganized the county against the city. 

Negroes use separate ballot boxes. White and Negroes vote in the same build
ing-the city hall or courthouse, depending on whether it is a city or county 
election. Yet, Negroes have to go upstairs while the whites vote downstnirs. In 
presidential elections they all get in the same line. Negroes have protested 
against this separate-ballot-box policy to the sheriff and the local Democratic 
committee because "it is illegal." 

B. Socioeconomic factors 
In spite or assertions that race relations are good in McIntosh County, some 

Negro leaders who were interviewed asserted that they bad logical, personal 
reasons for not taking part in politics. For instance, one said be wanted to be 
tree to vote as be saw flt without any obligations to support any one side. An
other, who had withdrawn from political leadership said: "I am a school
teacher and I am not financially able to take a chance." However, most or 
the teachers are registered voters. Some of these teachers have become 

1 Owen, Hugh Carl. Unpubllshed master of arts thesis, Emory University's Graduate 
School, 1951. 
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more cautious since they have had to swear they would not teach in mixed 
schools. Although no threats have been directed against any of them "you 
can never tell what's in their minds." Another person who was interviewed 
said: "If the Negro uses commonsense and does not put himself in the white 
man's position, he will get along all right." He let it be known that he did not 
mean "kneeling to the white man or calling him 'Cap'." He further stated that 
"the Lord will fi ght my battles and those he doesn't fight I will fight." Although 
these statements are not conclusive they do seem to reveal some "uneasiness" in 
the area of race relations in McIntosh County. 

NAACP leaders in McIntosh county have "refused to function" since right 
after the Supreme Court's decision involving segrega tion in public schools. 
Some concern was expressed about efforts to deny employment to teachers who 
were members of the NAACP. This concern is considered logical because white
collar employment for Negroes, except as teachers, and a very few businessmen 
and several ministers, is defini tely a t a premium. There are no Negro physicians, 
dentists or lawyers-and a very few skilled workmen. 

Most of the Negro employees work in the fi shing and pulpwood industries. 
Although Darien is 18 miles from Brunswick, it bas bad few urban industries to 
locate th ere. There are no labor unions. The town seems to be drying up gen
erally and employment for Negroes is narrowing as time goes on, except as they 
commnte to Savannah, Hinesville, and Brunswick. Gradually, Negroes are 
leaving for the orth. Some are even abandoning their property (mostly small, 
unpainted. sna rsely furnished houses without running water) which is later 
sold at sheriff sales. Darien Negroes are proud of the fact that many of them 
own their homes, although most of them are modest ones. And even in the 
county there is very little sharecropping. Negroes live in all sections of the 
town. Gradually a few streets on which they live are being paved, and electric 
lights and wa ter mains are being extended as the town grows. "As you know, 
the white man is going to fix up before his door before he fixes up before the 
Negro's door." As a rule. young educated Negroes do not settle here because of 
limited employment opportunities. There is a drive on now by the Junior Cham
ber of Commerce to bring in some modern industries. 

Two Negro ministers-a Presbyterian and a Baptist-live in the town. The 
others come in over the weekend and their leadership, religious and otherwise, 
is of necessity limited. Some Negro leaders feel that there are too many 
churchPs for Negroes in Darien. They feel that some of these churches should 
be combined so that they could afford to attract and pay able preachers who 
would live here and furnish much-needed leadership. 
O. Efforts to increase registration and voting 

Negroes in McIntosh Connty seem to have only a "lukewarm interest" in 
registering and voting. "The only thing they have to do is to go before the 
tax collector if they own property. They will have no trouble if they can read 
and write." Negroes here need a voters' league to help stir up interest in 
registering and voting. They need to have "citizenship meetings" to which 
candidates will be invited (this has not been done up to the present time) . As 
it stands, not much is being done in a formal, organizational way to have 
Negro registration and voting increased. 
D. Prospects 

The prospects are somewhat bleak for the following reasons : Lack of lead
ership and active interest in political action; lack of employment opportunities 
which would provide a reasonable degree of independence for those who would 
offer political leadership; and lack of any type of voters' league which would 
help inform potential Negro voters of the rights, benefits, and responsibilities 
of citizenship as based on intelligent political action. 

V. PEACH COUNTY 

A. The voting pattern for Negroes 
Peach County, with Fort Valley as its county seat, is located in central 

Georgia and has a population of 10,378. Negroes in this county outnumber 
whites by a ratio of approximately 6 to 4 and this factor has played a histori
cal part in the formulation of the present pattern of race relations. Actually, 
the pattern has been and is one of comprehensive suppression of Negroes within 
the nnrrow confines of a rigid system of racial segregation. More will be 
said about this in another section of this report. In 1955, there were approx!-
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ma tely 1,150 Xegroes registered in Peach County. During this same year, 338 
voted in the city elections. (Persons living in the Coun ty are not permitted 
to vote in city elections. ) I n 1054 there were GG2 Negro registrants out of a 
registrati on total of 3,056. The percentage of Negro r egistran ts was only 18.1 
percent although Negroes comprise 61.3 percent of the total population of th is 
county. I n this same yea r the county had 7,200 persons of voting age of 
whom 3,020 were whi te and 4,260 were Negro. This population pattern has 
resul ted in the whi tes resortin" to subtle a nd overt methods of ma in ta ining 
poli t ica l cont rol by methods which have not always been politica l in nature. 
On the other ha nd, Negro res idents in this county, beca use of their dom inant 
numbers, have f elt compelled to reassure the white people tha t they do not 
expect to "take 0Yer " in a poli tica l sense. As I checked the list of "Regi~
tered Voters 19G4 Colored" wi th the president of the Civic League, be poin ted 
out tha t severa l reasonably prominent Negro residents, as well as others, bad 
fa iled to vote. He expressed d issatisfaction about the tota l number of Neg roes 
who a re registered and be a nd his colleagues in the Civic League a re consider 
ing pla ns for increasing the number. Here, again, Negroes depreciate the 
va lue of their votes. ~Jany say tha t their "votes don't count. " Further, the~, are 
reluctant to get in too close a competith ·e political rela tionship with the ,vbi te 
ma n "who is going to run things a nywny." Negro a nd whi te voters are segre
gated from each other a t the polls. Negro voters !Jave to go to the rea r of 
the city hall to deposi t t heir ba llots in a box wh ich is pa inted black. Wh ite 
voters go through the front door of the city ha ll and place their ba llots in 
unpainted boxes. 

No overt legal efforts a re made now to keep Negroes from registering a ncl 
voting in Peach County. In 1046 a number of effor ts were made to int imidate 
Negroes so a s to discourage their registering and voting. "Negroes by the 
hundreds were subpenaed" to report to the registra r 's office to justify their 
names remaining on the qu alified voters lists. Many were asked to read 
something to the sa tisfaction of the r egistra rs and as a resul t were 1mrged 
from the quali fied voters' lists. Now Negroes who seek to registe r a re a~ked 
only to copy some passa ge from the U.S. Constitution. In some instances, 
Negroes ha ve been asked if they were registered when they were near or in 
the registra r 's office. F ur thermore, t hey were advised as to how they could 
get on the permanent regis tration list and told to "tell others (meaning Negroes ) 
to come on down." 

B . Socio-economic fa ctors 
Wi th a Sta te college for Negroes-Fort Valley State College-loca ted in the 

county seat, one would expect to find a reasonable number of Negro business 
a nd profess ional people. But he does not find them here. For many years, 
Peach County did not provide a ny appreciable educationa l outlets for its Xeg ro 
r esidents. They had to depend upon a small Episcopal Church high sc hool 
and junior college which were headed fo 1· yea rs by a distinguished Amer ic.rn. 
Dr. H enry A. Hunt. Then, after the city a nd State took over (approxi mat<' IY 
15 years ago) there was little growth in these school facilities until Negr oes 
through NAACP sui ts and otherwise agitated for addi tiona l expansion. 'l'o 
date, t he instit ution's physical growth has outdista nced i ts gr owth in the realm 
of a ra tional racial ideologica l mili ta ncy. 

There a re a few sma ll , relatiYely new businesses conducted by Kegroes. 
There is only one Negro physicia n who located in F ort Ya lley about 2 years 
ago. He a lso sel'\'es as college physician. There a re no Xegro dentist,; 01· 
lawyers. Except fo r teachers in the college and public-school system, a few 
ministers a nd business people, most of the Negroes in Peach County ha Ye to 
depend on menia l, domestic, factory and farming jobs. Some a re employed a t 
Warner-Robins Air Base. 

Here, again, is a n example of the lack of leadership being partially due to an 
absence of economic independence on the pa r t of most Negro residents. The 
few Negroes who are most active in a poli tica l sense a re those four or fi ,·e who 
are ministers or run a fi lli ng station, grocery store, or undertaking establi ,;h
ment. The principal of the high school for Negroes is more ac tive politica lly, 
through his work with the CiYic League, than is usua lly the ca~e. ll ig- h
school Xegro pupil s are encouraged and assisted in registering as the~· rPach 
the le"a l age fo r doing so. 

In the case of For t Valley Sta te College, "a representat iYe number" of fac
ul ty and ~ta ff members register and vote. 'l'hey a re "quiet!~·" urged to clo so. 
H o,-..-eYcr, t hey give no "actiYe leadership in poli tical affai rs." T he last Fort 
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Valley State College faculty member to be active in political affairs through the 
instrumentality of the CiYic League was the late Dr. William Madison Boyd 
who continued his active interest in better citizenship affairs after he became 
professor and cha irman of the Political Science Department of Atlanta Uni
versity. Some of his former colleagues and friends at Fort Valley State Col
lege are still amazed that he was able to "get away with what he did." Some 
of his former coworkers in the Civic League proudly refer to his pioneering 
work and lament the fa ct there isn' t anotller "professor" who will work with 
them "like Dr. Boyd." The present newly elected president of the Civic 
League is au alert, progressive young businessman and he has plans for organ
izing citizenship schools in various churches wi th the help of the Parent 
Teachers' Association, which already urges political participa tion. 

Negroes in P each County have not had any political ra llies in the last D 
years, largely because "there has not been the leadership." Personal contacts 
are relied on. "Some individual Negro citizens of long s tanding who a re 
known by whites have been the contact people during political campaigns." 
There are occasional meetings of local Negro and white ministers who "discuss 
local issues and the spirit with which they should be met." This is the extent 
of any interra cia l cooperation in Peach County. 

There is no NAACP chapter in Peach County to help spur political activity by 
Negroes. There was once an NAACP unit here but it ceased to function about 
4 years ago la rgely due to internal reasons. Staff and faculty members of the 
college are secretive about their membership and support of the NAACP. Al
though they do not seem to be subservient in the traditional manner they are 
practical enough to realize that support of the NAACP in their community 
involves risks. 

Some Negroes feel that some community improvements will t ake place under 
the city administration because "the mayor is not too hidebound." There is 
much room for community improvement in that Negroes do not have playgrounds 
(despite the dens ity of their population), a swimming pool, recreational center, 
golf course, paved streets, adequate indoor toilets, sewage and running water. 
Housing for Negroes in Fort Va lley is grossly inadequate and is crowded largely 
between the college, the railroad tracks, and the town itself. 

C. Efforts t o increase registration a.nd v oting 
This phase has already been dealt with to some extent. The Civic League has 

been reorganized and is laying plans for a n intensive citizenship and registration 
campaign beginning in the fall of 1956. Representa tives of the masses of Negro 
people have begun to see the necessity of increased political participation. 
Having cautiously felt their way politically without suffering reprisals, they now 
believe they can extend their activity in this area. They also think that as time 
goes on, more political candidates, other than the mayor, will seek more votes 
of Negro r esiden ts of Peach County. 

D. Prospects 
For the time being very little political leadership will emanate from the State 

supported college. Very limited political leadership among Negroes is the pros
pect until the development of a larger number of rela,tively inclepednent business, 
religious and professional Negro people---and keener competition among 
candidates for votes of Negroes. 

VI. WALTON COUNTY 

A. The vot i.ng pattern for N e,r;roes 
Approximately 45 mil es from Atlanta in a n easternly direction is located 

Walton County of which Monroe is the county seat. There are about 20,777 
persons living in Walton County with about 31 percent of these Negroes. 
Rural life is s till a dominant cha racteristic of the community pattern-although 
defini te s ig-n s of chang-e are evident. Out of about 3,000 Negroes in this com
munity who are elig-ible to vote, close to 1,500 are r egistered. In the last 
election, approximately 500 Negroes voted. In 1954 the number of white 
registrants was 6,522 in contrast to 788 Negro registrants, thus making a 
total of 7,310 registra nts. Kegroes made up only 10.8 percent of the regis
trants althoug-h their percentage in the total population was 31.1. 

Negroes register in Walton County without legal hindrance a nd have been 
doing so for several yea rs. However, some of the registration records got 
mixed up in Wal ton County during the last election. Apologies were made 
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and some of these irregularities, which appeared more of a bookkeeping 
than of a racial nature, were cleared up in time for the registrants 
to vote. At one time several yeares ago an effort was made to purge Negro 
registrants' names from the voters' list. One of the Negro leaders went to 
employ a lawyer to take legal steps to stop this. The lawyer was in with the 
"political clique" and he later said that there would be no purging of Negroes' 
names. Those in political authority must have thought the Negroes meant 
business. Then, too, they mu t have remembered that once before some Negroes 
in Walton County had taken legal action by employing Attorney Dan Dnke, of 
Atlanta, to challenge Walton County's jury system. In a few instances some 
Negroes who were seeking to register were told by a registra r thnt ·' J don't 
want you to register to vote against me and my friends. Nevertheless, 
they were not denied the right to register. Negro high-school students are 
advised to register as they rea ch 18 years of age, the legal voting age in Georgia. 
Provision is made by teachers for these students to go to the city hall to register 
and this procedure has been "acceptable up until now." 

Negroes voted for the mayor and councilmen this year for the first time. 
Some of the candidates for office, especially the mayor, invited Negroes to vote 
for them. They promised to do "whatever they could to improve the colored 
community." Negro voters use one ballot box and whites use a different one. 
Negro voters generally do not like this arrangement because they realize that 
their votes can be traced by the numbers they have on them when they are 
compared to the numbers on the stubs. 

B. Socioeconomic factors 
It was asserted that many Negroes "don't want to vote." They say that 

there is "no need to vote, it won't amount to anything anyway. White folks 
are running things and will keep on doing so." Some Negroes who were 
registered would refuse free rides to the polls on election day and some 
Negro women who promised tha t they would go down to the polls often "would 
get in bed to keep from doing so." Since Negro voters use separate voting 
booths, it was thought by some that their votes would be thrown out-and not 
counted. To help counteract this type of thinking, a slogan was worked out 
on placards, and reads-"Your vote is the one that counts-Register." 

Considering the degree of disinterest in registering and voting by Negro resi
dents of Walton County, the investigator asked if this were a part of the after
math of an unsolved lynchi.J1g which took place in this county on July 25, 1946. 
On this date four Negroes, two men and two women, one of whom was pregnant, 
were lynched in broad daylight. Seemingly, there was a lack of interest in reg
istering and voting on the part of Negroes before the lynching. Therefore, it is 
contended that thought of the lynching is not necessarily a pervasive factor in 
causing Negroes not to register in larger numbers. According to those with 
whom I talked, there was more fear about lynching outside of Monroe than 
there was inside of it. Nevertheless, some persons, white and Negro, were quite 
concerned. For instance, one white woman is said to have implored a egro 
woman whom she knew-"Don't say anything about it; they (the lynchers) are 
bloodthirsty." The Negro woman stated that she would talk if it would help 
because "Christ died and I am willing to help my people." Another person, a 
man, said that he did not think that Negroes were generally afraid to register 
and vote. He asserted that the "so-called leading Negroes are afraid" but the 
"Negro working by the day doesn' t give a damn." "The average street-roaming 
Negro isn't afraid of white men. Negro teachers and ministers seem to be afraid 
of what they may lose, but what it is, I don't know." 

No NAACP chapter exists in this county but some informal contacts are main
tained with the Atlanta NAACP chapter. There is a definite lack of Negro 
leadership in Walton County in spite of efforts of a very few to provide much 
needed assistance. None of the Negro teachers participates vigorously in politi
cal affairs even though they do encourage Negro high school pupils to register 
and vote when they reach the legal age to do so. Some are criticized for not 
participating at all. Most of them are not residents of Walton County and they 
go to their homes whenever they can. Most of the Negro ministers come in to 
their churches once or twice a month. None of them live in Monroe, although 
a Methodist minister did live there for a while. The First Baptist Church 
(Negro) finally got a minister on a four-Sundays-a-month basis. He commutes 
from Atlanta. It is felt that a part of the leadership lag is due to the condi
tions described above and the thought is spreading to the effect that these Negro 
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leaders ought to become an integral part of the Negro community by living 
in it. 

There are no Negro doctors, dentists, or lawyers in Walton County. It is felt 
that they are kept out by fear of living in a place like Monroe. There are a very 
few independent Negro businessmen; thus, a relative degree of economic inde
pendence or security which is usually the basis of political leadership is defi
nitely lacking. lllost of the Negroes work in domestic service, as janitors, farm
h ands and a few have menial jobs in factories. '!.'here are some carpenters, 
brickmasons , and cement finishers, but not many. An increas ing number of 
Negro \\"Orkers commute to Atlanta to their jobs . Although this investigator 
found no evidence of economic reprisal s against Negroes because of their efforts 
to register and vote, it seems that the Yery nature of their economic vattern of 
employment is a constant reminder tha t they must 01Jerate within the range 
of the white man 's r estricted area of consent. One person who was interviewed 
stated that the '"best Negro voters are in the rural s" and they are landowners 
and renters. The sharecroppers don't vote to any extent. There is a small 
well-planned housing project for Negroes which was financed largely with Fed
eral fund s. 

Another restrictive citizenship handicap is the absence of educational facil
ities. Wa lton County is in dire need of additiona l school buildings, especially 
for its Negro r e. iden ts. R ecently, a school bond issue was favorably voted on 
and was su pported by members of both racial ~roups. Some :'\ egro school
teachers wer e contacted and asked to use their influence to get Negro voters to 
help put o,·er the bond issue. The present high school, which is definitely in
adequate, was started only 13 years ago. Prior to this time, a Negro pupil in 
Walton County co uld go only through the elementary school. Kot many of them 
even did th is because often their parents kept them out of school to work in 
the cotton fi elds. Alert, sens itive Negro parents who wanted thei r children to 
go beyond elementary school had to finance th eir education elsewhere, mainly 
in Atlanta. Thi s was often difficult to do beca use of the nature of their 
employment and their li mited wages. Furthermore, up until the last school 
year of 195[H3G, Kegro students went to school on ,vhat is called a split-session . 
They would start their studies ea rly in July and then their school was closed 
for 2 months- September and October-while they worked in the fi elds. The 
white schools were not on a split-session . However, at rare times during the 
heavi est pa rt of the farming season, white s tudents would be di smi ssed for a 
half-day to help with han-esting the crops. When eJior ts were made to do away 
with tile split-session, a Negro scllool trustee board was appointed to help de
termine the policies. It farn red the split-session. Other Negroes who were 
not in fa,or of the split-session threatened to bring a court suit to ha,·e it clone 
way ,vith. Before this action was taken, the split-session was elim innted. "The 
white man is a specin li st in di,iding ns," said one of the Negro opponents of the 
split-sess ion. He also stated that: "The white man fears the press and is now 
very particular about how he miscarries justice." 

Some Negroes in Monroe hope to use "poli tical pressure" to ge t a pnrk, a school 
building, paved streets, more sewage, running water, a swimming pool, and other 
community improvements. However, as I was told, some are content to have 
their political support pay off by ha,ing some influential white person say to 
them: "All right, you boys have your liquor * * • a nd I won't bother you ." 
Another person who was intervie,,·ed said: "' Integration is here on a liquor-selling 
and a liquor-buying basis. Negroes go to some white homes and whites go to some 
Negro homes for it." Another phase of the political payoff has to do with Negroes 
who run afoul of the law, getting lighter sentences than they ordinarily would 
get. 

a. Efforts to increase registration and voting 
There is no well-planned, consistent effort in Walton County on the part of 

Negro residents to increase their registration and voting. There is division in 
the ranks of the few leaders whom they have. At times whites have postponed 
doing something that some Negroes have requested because "You all are not 
together" and we will wait until "you all get together." Negroes do not have a 
civic or political Jeane that they can depend on for leader ship. The Negro could 
get some political benefits if 10 or 12 "would meet regularly and stnnd up for 
their rights." Occasionally, a political or citizenship speaker is brought in from 
Atlanta. \Vhereas white veterans are rather active politically, Negro veterans 
in their Amvets and American Legion branches are not encouraged to participate 
in politics. White and Negro veterans being in separate units do not have a 
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clear-cut means of communicating with each other. 'l'he American Legion units 
are strictly segregated. The AmYets' units, Negro and white, do haYe delegates 
attending the same regional meeting. Occasionally, "some Christian white people, 
especially white churchwomen," cross racial barriers to cooperate with ~ egroes 
in helping to lift community standards by supporting school bond issues, et cetera . 

'White and Negro ministers do not meet together even at times when the 
Negro ministers are in the town. Negro ministers are not in the town during 
the week when they could help sponsor voters' mass meetings. It is realized 
that such citizenship meetings are needed and there is a plan being formulated 
to get them started. Those who want to have this kind of meeting realize that 
for a while very few, if any candidates, will attend the meetings because they 
seem to prefer making their contacts with Negroes on an individual, personal 
basis, and through their employers when this approach is thought to be ex
pedient. It is felt that politic-al mass meetings which are attended by the 
candidates would generate more interest in political action by Negroes. 

Finally, another indirect type of political deterrent should be mentioned. 
In recent months a white man was reported to have raped a Negro girl in 
Walton County. Two weeks after it occurred, it was uncovered by a Negro resi
dent of Walton County who called Atlanta and gave the details to a newspaper. 
Now, the main Negro witness is missing and no one seems to know what hap
penerl to him. These experiences undoubtedly condition the thoughts and actions 
of Negroes, and although a few continue to exert their citizenship rights 
some deal realistically with the ever-present potential danger and draw back 
more and more. 
D. Prospects 

The outlook is somewhat gloomy until some of the factors di scussed in the 
preceding pages are dealt with in a creative way. The present leadership, 
white and Negro, will have to become more vigorous and resolute. Then, too, 
educational and economic opportunities, especially for Negro residents, must be 
broadened. 

Commissioner CARLTON. Mr. Tiffany, do you have anything fur
ther? 

Mr. TIFFANY. That is the concluding witness. 
Commissioner CARLTON. This, then, ladies and gentlemen, brings to 

a conclusion our hearing. ,Ve want to express our sincere thanks to 
the mayor and city officials for their hospitality, for the cooperation 
they have given in this hearing. "We also want to thank the various 
participants for aiding us in this program. You will understand 
that our Commission has a pretty difficult task. \Ve have a problem 
that is not easy to solve, but it is one that can be met if we meet it in 
a spirit of good sense, of good will, and patience. "'iVe hope that you 
will sympathize with us in the difficult problem that we have; that 
is, the Commission. We are looking forward now to a delightful ride 
with the mayor where we will see parts of your city. 

Do you have anything, Dr. Hannah, that you would like to say? 
Chairman HANNAH. Just add my word of appreciation, that this 

has been a very enlightening day for me. I am, too, very grateful 
for all those who have helped to make it so. 

Commissioner CARLTON. Thank you very much, and we will look 
forward to seeing you again. 

("'iVhereupon, at 4: 45 p.m., the hearing was adjourned.) 
(The following statements were submitted for inclusion m the 

record:) 
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STATEMENT SUBMITTED BY MR. JACK .A.DAIR, PRESIDENT, ATLANTA CHAMBER 
OF CoMMERCE 

My name is Jack Adair. I was born in Atlanta and attended public schools 
bere. Upon graduation from the Georgia Institute of Technology in 1933 I 
became associated with the Adair Realty & Loan Co., of which I am presently 
the president and owner. The Atlanta Chamber of Qommerce elected me to its 
presidency as of January 1, 1959. 

I believe you will conclude from information and statistics presented to you 
at this hearing by the Atlanta Metropolitan Planning Commission and other 
witnesses and from your travels and hearings in other cities over the country 
that the Atlanta area has done perhaps the outstanding job in meeting the 
housing needs of our racial, national, and religious minority groups. 

It is a lmost needless to say that every major city has both white and nonwhite 
slum areas. Our experience here indicates that Atlanta is meeting both 
problems adequately. 

One of our major difficulties in Atlanta in finding adequate housing for 
minority groups stems from the fact that Georgia and some of the surrounding 
States have long been predominately agricultural. This agriculture is undergo
ing a metamorphosis for severa l reasons with the result that farmworkers are 
being displaced in large numbers and are migrating to the cities. Atlanta is 
probably the largest recipient of this migration in tlie Southeastern region. 

Adequate housing is one of the prime requisites in the growth and development 
of any community. That we have been meeting the housing challenge is indl
cated by the foll owing: 

Our general business and industrial activity has more than doubled during 
the last 10 years. 

According to the U.S. Department of Commerce, during the period 1946-56, 
the area employment increased by 140,000, ranking it first among 24 cities of 
comparable size and surpassed by a comfortable margin such cities as Seattle, 
Kansas City, Dallas, Indianapolis, Denver, Portland, Louisville, St. Paul-Minne
apolis, Houston, New Orleans, and Miami. 

This same Government source reported that in the 1947-54 period-
Atlanta ranked eighth among 66 U.S. cities in the number of new large 

plants. 
Atlanta ranked fifth among 61 cities in the increase in manufacturing 

employment. 
Atlanta ranked second only to Los Angeles in the percentage increase in 

the value of our products. 
The Bureau of Labor Statistics reports that in the period 1931-56 At

lanta's manufacturing employment increased 22,000. This is the second 
largest growth, both numerically and percentagewise, of any U.S. city, 
exceeded only by Los Angeles. 

To put it briefly, Atlanta in nearly every respect has grown as much in the 
last 10 years as the city did in her previous history of more than 100 years. 

The fact that Atlanta has sustained this influx of displaced farmworkers and 
other types of rapid growth and stands out among comparable cities in this 
respect indica tes that any major change in our methods of meeting the city's 
housina needs would be extremely unwise. 

STATEMENT OF GREATER ATLANTA COUNCIL ON HUMAN RELATIONS, ATLANTA, GA., 
MARCH 19, 1959 

'IHE PUBLIC HOUSING PROGRAM IN ATLANTA 

(1) The number of units has been programed and constructed equitably by 
race based on need of each racial group. 

(2) Projects are rigidly segregated, with equity in amenities, personnel, and 
services. 

(3) Projects have been constructed generally in areas occupied by the racial 
group for which the project was programed: 

(a) The one exception has been the location of Joel Chandler Harris Homes. 
This project is occupied by white families but is directly adjacent to a Negro 
community on the north and directly adjacent to a white community on the 
south. 'l'he northern boundary is "protected" by cyclone fencing. 
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Prior to the construction of this project, Negro 'families had been moving into 
the area (Ashby St reet and Sells Avenue). Construction of the project on this 
site was considered by SOilie citizens to be an attempt by the local authority to 
block expansion of ·egro families fur ther south toward West End. 

EFFECT OF SEGREGATION ON HOUSING 

(1) Compulsory segregation, as practiced and legally enforced in Atlanta and 
the South, is inherently discriminatory. Segregation in the field of hous ing de
prives the Negro of the right to bargain for housing in a free and unrestricted 
market. 

"Compulsory residentia l segregation is the basic in equality that underlies 
or stimulates other forms of di scritµi n ation. T!Je Supreme Court has declared 
enforced segregation in ed ucation 'inherently nneq ual.' In ti.Jc housing field, 
segregation is even more incompatible with equality."' 

(2) Racia l segregation is muc!J more complete in new hous ing developments 
than in estublisl!ed oeig!Jborhoods. Public housing developments have extended 
and strengthened patterns of segregation in some localit ies. This has been true 
w!Jere projects have been programed for one racial group only but displaced 
fami lies of both racial groups. Such programing not only created a rigid seg
regated pattern where none had exi sted bnt cloaked it with oflicial r espect
ability-approved by an agency of the Federal Government. 

Segregation has been countenanced by the Federal Government in the field 
of private housing, as ev idenced hy this statement from the Report of the Com
mission on Race and Housing-"Where Shall We Live'!": 

"Specia l ered it assistance has been provided through the Federal National 
Mortgage Association and the Voluntary Home Mortgage Credit Program. 
* * * A high proportion of all postwar new dwellings built for minority use 
has been financed by mortgages purchased by the F:---'i\IA-that is, by government 
credit. These how,es have been built, with few exceptions. in segTrg-n ted proj
ects. The special-assistance measures, therefore, like public housing, have 
been both a sourcr of housing and n force for segregation." 

RECOMMENDATIONS 

(1) Federal legislation to make definith-e and positively affirm the policy 
that there shall be no discrimination or segregation in the administ •·ation of 
laws and programs relating to hous ing, urban r enewal and community facilities. 

(2) Continuing efforts should be made to increase the supply of good -quality 
housing fo r low- and middle-income families with no artificial barriers of race 
to limit the aYa ilability of such housing. 

(3) In re u rban r enewal, the most severely blighted areas often must be com
pletely clea red. The s ituat ion is complicated b1\cause large segments of our 
total housing supply a re not n ,·a il able to rnemhers of minority gr oups. Negro 
and other minority families a re confined and concentrn ted, by and large, in 
the very areas most in need of r enewa l. ' 

With appreciation for the specific administrative policies of the Urban Re
newal Admini tration for overcoming the problems of minorities caused by di s
placement a nd r elocation, it is recommended that residentia l and commercial 
reuse hous ing be preferentially available to families and businesses displaced 
from the project area without rega rd to race, color, religion, or nationa l origin. 

Respectfully submitted. 
EowL\HD A. CAHILL, 

Chairman, Grca.t e,· Atlanta Council on Human R elations. 

1 "Where Shall W e Live?"-Report of Comm! slon on Race and Housi ng-.
• From statemen t of Norman P. ~la son , Aumlnlstrnto r , Housing- and Home Finance 

Agency, before Subcommittee_ No. 5 of the H ouse Judiciary Committee, Mar. 13, 1959. 
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APPENDIX I 

Public housing projects, Atlanta Housing Authority 

Negro occupancy White occupancy 

Project name Number Project name Number 
of units of units 

University Homes____ __ _________________ _ 675 Clark Howell Homes______________ _____ _ 630
John Hope Homes_______________________ _ Capitol Homes. ________ __ ________ ______ _ 

Capitol Homes Addition_______________ _ 
606 616 

Grady Homes __ -- ------------- --- -- - ----- 616 179Eagan llomes. ____ __ ________ _____ _____ ___ _ Joel Chandler Harris Homes___________ 610648 _
Techwood Homes_______________________Herndo11 l lomes ___ --- - ------------------- 620 604

Carver Community______________________ _ 990 
Perry Homes __ _-------------------------- 1,000 

Total ______________________________ _ 
4,065 -------------------------•---------------- 2,&9 

Non
Total White white 

7,494 2,539 4,955 
100% 33.88% 66.12% 

NoTE .-Tho Atlanta Housing Authority has applied t.o the Public Housing Administration tor an addi
tional 1,000 units for nonwhite occupancy. These units are under preliminary loan contract. DetaU, 
or site selection and steps leading to construction aro now underway. 

SUPPLEMENTARY STATEMENT 

While we appreciate the Commission's focus on the areas of voting and housing, 
we feel that this should be amplified by a hearing in the Atlanta area on abuses 
of ci\·il rights in employment with particular emphasis upon areas where the 
Federal Gu,·ernment has responsibility. 

Atlanta is the headquarters for a large number of Federal regional offices. 
These agel)(:ies employ thousands of workers who fall under the Federal civil 
service. With the exception of the post office and two race-relations advisers in 
the field of housing who have secretaries, no Negroes are employed above the 
level of maintenance workers. 

There are dozens of industries in the South who possess Federal contracts. 
Here, again, there is gross discrimination in employment on the basis of race. 
In many cases it is reported there is a complete refusal to hire Negroes. Under
employment is the rule in the balance. 

We would also call your attention to the discrimination in hospital facilities. 
This represents a tragic area of need as far as the Negro citizens of Atlanta are 
concerned. Less .than 50 percent of the required number of hospita l beds for this 
size po1mlation a re available, and only in the public hospital is any kind of 
emergenl'y equipment available. The facilities at the public hospital are rigidly 
segregated and the Negro citizen must run the gauntlet of abuse which rigidly 
segregated hospital opera tion implies. There are no Negro doctors associated 
with the staff, nor any training program for Negro interns. Many of the 
hospitals in Atlanta, including the public hospital, have been built with Hill
Burton funds. Most of them will not accept Negro patients, nor allow Negro 
physicians or interns on their staff. 

Finally, we would call your attention to the Federal funds made available for 
education through the Smith-Hughes Act. Many elaborate facilities are avail
able in Georgia as a direct result of Federal subsidy, but here again, gross 
discrimination exists. 
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REPORT ON ATLANTA'S 221 PROGRAM 
APRIL 10, 1959. 

Atlanta's 221 program provides for 5,500 units of which 3,900 designated for
Negroes and 1,600 for whites. 

As of March 2, 1959, under Atlanta's 221 program, FHA allocations to builders. 
were: 

Units
For white occupancy-------------------------------------- 910.
For Negro occupancy_______________________ 1,199, 

Total ____ --------------------------------------- 2, 109, 
As of the same date building permits had been issued against these allocations. 

as follows: 
Units-

For white occupancy-------------------------------------------- 427· 
For Negro occupancy_______________________________ 506. 

Total____________________________________________ 
933: 

As of April 1, 1959, 221 subdivisions which have been completed or are actu
ally under active development and in which area houses for Negroes did not 
previously exist are as follows : 

Acres-Santa Barbara__________________________________________________ 30, 

Poole Greek_______________________________________ 30• 
Tanglewoo...__________________________________________________ 20,Brownstown___________________________________________________________ 23. 

Carver Hills--------------------------------- 165. 

TotaL________________ --- 268: 
As of the same date the following additional subdivisions were in planning· 

stage with development reasonably assured for 1959 : 
Acres-Bolton Rd_____________________________________________________________ 50-

Bolton-Fairburn Rd_____________________________________ 53: 
Gollier Dr---------------------------------·-------------- 60· 

Total_______ 
---------- 163: 

Thus under the 221 program to date in Atlanta, 268 acres plus 163 acres (a 
total of 431 acres) has already been developed, .or is in process of being developed,. 
for Negro housing on land on which Negroes did not previously live. 

MAOOLM D. JONES, 
Director, UroQ,lfl, Renewal Department~ 
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COMMISION ON CIVIL RIGHTS 

TUESDAY MORNING SESSION, MAY 5, 1959 

The Commission met in room 600, U.S. Federal Building, Chicago, 
Ill., at 9 a.m., Tuesday, May 5, 1959, Rev. Theodore M. Hesburgh, 
Commissioner, presiding. 

Present: Rev. Theodore M. Hesburgh, Commissioner, and John S. 
Battle, Commissioner. 

Also present: George M. Johnson, director, Office of Laws, Plans, 
and Research; Mrs. Carol R. Arth, executive secretary; Harris 
L. Wofford, Jr., legal assistant to Commissioner Hesburgh; Eugene 
R. Jackson, legal assistant to the late Commissioner J. Ernest Wilkins; 
Robert H. Amidon, housing team attorney; and Rufus Kuykendall, 
consultant. 

PROCEEDINGS 

Commissioner HESBURGH. The hearing will now come to order. 
This is a hearing by a duly constituted subcommittee of the Com

mission on Civil Rights. First I would like to introduce my col
league, Commission member, John S. Battle, former Governor of 
Virginia. 

I would like also to introduce Dean George M. Johnson, Director 
of our Office of Laws, Plans, and Research. Dean Johnson was re
cently nominated by the President to succeed the late J. Ernest 
Wilkins, who for many years was a prominent citizen and attorney 
here in Chicago, and whose dedication to the work of this Com
mission was, I am sure, as well known to you as it was to us. vVe 
miss him greatly. I would like at this time to ask Dean Johnson to 
join us. 

Next I would like to recognize the members of the Illinois State 
Advisory Committee of this Commission who have been invited 
to attend here this morning. I believe we have present with us on 
my left the Reverend A. Lincoln James, Louis Schwartz, W. L. 
McFetridge, Jewel Stratford Rogers, and George B. McKibben. 

We also have, I see, Miss Ann Windell from our Indiana Advisory 
Committee. Mrs. Dorothy S. McAllister of Michigan and Steve 
Kuggleman of Minnesota will arrive this afternoon. 

617 
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If the members of the Advisory Committees of nearby States are 
attending as observers, we would welcome and hope to meet you as 
we adjourn for lunch. 

I would also like to state at this time that under the Civil Rights Act 
of 1957, this Commission is required: (1) to investigate allegations 
"that certain citizens are being deprived of their right to vote * * * 

by reason of their color, race, religion or national origin," (2) to 
"study and collect information concerning legal developments consti
tuting a denial of equal protection of the laws under the constitution," 
and (3) to "appraise the laws and policies of the Federal Government 
with respect to equal protection of the laws under the Constitution," 
and finally to submit a comprehensive report with findings and recom
mendations to the President and to the Congress. In order to carry 
out these duties, the Commission is authorized to "hold such hearings 
and act at such times and places as the Commission * * * may deem 
advisable." 

It is essential to an understanding of the Commission's work to re
member that it operates as an independent fact-gathering study group 
to advise the President and Congress. It has no power to enforce laws 
or correct any individual wrong it may uncover. 

Early in its deliberations the Commission decided that the three 
primary fields for its inquiry and study would be voting rights, public 
education, and housing. Sworn complaints that certain citizens were 
being deprived of their right to vote by reason of race led this Com
mission to approve voting investigations in Alabama, Florida, Missis
sippi, and Louisiana. To get the facts firsthand we found it advisable 
to hold a public hearing in Montgomery, Ala., on the subject of voting 
rights. 

The subjects of public education and housing, however, do not lend 
themselves to the same kind of proceeding. In order to collect infor
mation concerning the problems involved in ending racial discrimina
tion in public schools, we held a conference of school officials from the 
districts and States involved in Nashville, Tenn., on March 5 and 6. 
In order to collect information on the problem of discrimination in 
housing, we have come here for this open hearing in Chicago, Ill. , 
this morning. 

While the focus of this hearing is the housing situation in Chicago 
and Illinois, the Commission hopes also to hear from the witnesses any 
suggestions or recommendations they may have generally, respecting 
federal housing laws and policies relating to the equal protection of 
the laws. Similar hearings were held in New York City on February 
2 and 3, and in Atlanta on April 10. 

Housing is clearly central to the problem of achieving the goal of 
our Constitution. For we might well say that the justice involved 
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in equal protection of the laws under the Constitution, like charity, 
must begin at home and in homes. If certain Americans, because of 
their color, race, religion, or national origin, grow up and live in con
ditions of squalor, closed off from equal opportunities to have good 
homes and good neighborhoods, then all of America is the poorer, and 
the promise of the Constitution, the promise of the American dream, 
is not really being fulfilled. One meaning of the constitutional rule 
of equal protection must be that the homeless sha.11 have homes-and 
equal opportunity to good homes. 

To the extent that racial discrimination in housing exists in our 
midst, the progress that is made on other problems such as the pro
tection of voting rights or the desegregation of public schools will be 
in jeopardy, may indeed even create greater problems. For crowded 
racial slums threaten to turn our schools into blackboard jungles and 
to form a breeding ground for political demagoguery that can make a 
mockery of the right to vote. 

The exploding metropolis is, therefore, a great challenge that this 
country and this Commission cannot ignore. Already about 100 mil
lion Americans, or 60 percent of our population, live within the 168 
standard metropolitan areas, and it is estimated that by 1975 over 
two-thirds of our people will live in metropolitan areas. So we are 
talking about the face of America, now and in the future. That face 
must have the beauty and dignity and harmony of the Constitution, 
not the face of slums and discrimination and chaos. 

vVe will, I am sure, meet this challenge as we have met others before. 
We have the resources, we have the tradition of the world's most suc
cessful melting pot, and we have the intelligence to find a good way 
forward. We now need only the will. I am only stating some 
obvious starting propositions that explain in part our coming here 
today. The questions involved in solving the problem of discrimina. 
tion in housing are many and complicated. "'\Ve come here with no 
preconceived solutions. vVe are here to learn and to ask questions. 

Congress has declared in the Housing Act of 1949 that "a decent 
home and a suitable living environment for every American family" 
is the goal of national policy. Through its various housing pro
grams-assistance for slum clearance and urban renewal, public hous
ing, and mortgage insurance-the Federal Government is playing a 
major role in housing. In studying housing we are trying to collect 
information as to whether equal opportunity in housing is denied to 
some Americans by reason of their color, race, religion, or national 
origm. We need to know the causes and the effects of any such 
discrimination. We need to know this in order to appraise federal 
housing laws and policies and to make constructive recommendations 
t-0 the President and the Congress concerning the achievement in the 
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field of housing of the national goal of equal protection of the laws. 
For before we can make such an appraisal, we must understand the 
problems with which these laws and policies are designed to cope. 

To help us gain this w1d_erstanding, members of our legal staff have 
been conducting field surveys and consultations in a number of cities. 
They haYe also been working closely with appropriate officials in the 
pertinent federal agencies-the Housing and Home Finance Agency t 
the Federal Housing Administration, the Public Housing Administra
tion, and the Urban Renewal Administration. We have also asked the 
State advisory committees now organized in 47 States to assist us in 
finding the facts about the housing situation in their States. 

In addition, in order to get the most accurate picture of the housing 
problems of minority groups, and to get the views of housing experts 
and persons concerned with discrimination in housing, we have decided 
to hear firsthand testimony through public hearings. 

We held a hearing in New York City because with the city and State 
legislation in effect, this city has the most far-reaching laws of any 
city in the country concerning discrimination. I n Atlanta, the hous
ing policies and the practices follow the local rule of separate but 
equal. vVe know that the situation in Chicago is not by any means 
identical with that in other areas. Here neither the New York City 
nor the Atlanta situation obtains. In all our housing hearings we are 
trying to find out whether the laws, policies, an~ practices of the Fed
eral, State, and local governments are in fact accomplishing the equal 
protection of the laws for all Americans. 

vVe have invited testimony on a number of specific questions which 
are available here for any observer. We do not necessarily expect each 
witness to touch on all of them. We are grateful to the public officials, 
religious, business and civic leaders, and to the private organizations 
who are cooperating in this hearing. vVe know that there are many 
other experts, leaders, and organizations concerned with this question 
whom time does not permit us to hear through oral testimony. We 
haYe invited many of these to submit to us written statements with 
their views and ,Ye hereby invite any others who believe they have 
pertinent views on the questions raised in this hearing to submit these 
views to us in wri t ing. 

Our procedure here will be quite simple. Following the oral state
ment of the witnesses, members of the Commission to the extent of 
time available will be able to question them. To hear everyone we will 
need to keep to the time schedule given to each witness. 

Now I would like to ask Mr. Eugene Jackson, who together with Mr. 
Amidon on my right here has organized this hearing, to present the 
first witness. 

Mr. JACKSON. Father Hesburgh, the first witness will be Mayor 
Richard Daley of the city of Chicago. 
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TESTIMONY OF RICHARD J. DALEY, MAYOR, CITY OF CHICAGO 

Mayor DALEY. Father Hesburgh, Mr. Battle, Dean Johnson, I am 
happy to appear before this distinguished Commission this morning 
on this very vital and important subject. The subject of civil rights 
touches on issues that are basic to the American way of life, the struggle 
to protect and secure the human and civil rights of all persons is as old 
as the Republic itself; indeed, it is a part of the history of mankind. 

Our concern today is with the rights and opportunities of minority 
groups, anq I am reminded not long ago the Nation was agitated over 
the rights of labor, immigrants, women, children, debtors, and others. 
I mention this only as a preface to my conviction that we will face up 
to the problems of today just as we have met and resolved the grave 
social problems of the past. 

There is no question but discrimination against racial, nationalistic, 
and religious groups exists in many fields. This committee, I am told, 
is specifically concerned in its hearing on the issue of housing in 
Chicago. This discrimination is not only true in Chicago but is true 
throughout the country. I am sure that the committee in its hearings 
that it has already held and in many studies that have been mad.e on 
this question have found that there are patterns of discrimination in all 
metropolitan areas and that basically the problems are similar in 
Chicago, New York, Los Angeles, Pittsburgh, Philadelphia, and for 
that matter, in any large city. 

Our Nation is a dynamic one, constantly changing and progressing. 
Nowhere is th is more evident than in our large cities. As public 
officials and civic leaders we a11 know that change necessitates adjust
ment in attitude and behavior. These adjustments take time, but 
they must be ach ieved as rapidly as possible. We have made sub
stantial progress in civil rights in the last 20 years, and we will make 
even more progress in the next decade. 

Housing is certainly one of our most crucial problems, not only as 
it relates to minority groups, but to the very survival of our cities. 
The city of Chicago is one of the leaders in our Nation in an overall 
program of not only providing housing, but of renewing and rebuild
ing our city. Our vast expenditure for slum clearance, neighborhood 
improvement, public housing, improved municipal services, better 
community facilities such as schools, parks, and playgrounds, and 
specific programs to bring about better relations among the many 
groups in the city of Chicago, all of these things are evidence of our 
determination to meet the needs of all of our citizens. 

The policy of our administration is identical with the one that was 
stated by Father Hesburgh and by the Congress in the Housing Act 
of 1949, a decent home and a suitable environment for every American 
family. As members of the Commission well know, the housing prob-
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lem is not one problem but a combination of interrelated problems, 
land values, building codes, tax rates, material costs, labor costs, 
adequate financing, zoning and site planning, housing management or 
mismanagement, shifting population, inmigration, and the effective 
administration of the necessary private and public agencies are all 
issues by themselves, and taken as a whole, they constitute the housing 
problem. The housing shortage, the blighted areas which burden us 
now, lrn,ve been caused by an accumulation of long-standing ills. It 
is obvious to anyone who has studied the problem closely that there is 
no easy solution, no quick solution, and all of the good intentions and 
sweeping promises can't alleviate the heritage of abuse. 

Some indication of the enormity of this problem may be had from 
the fact that only 16,400 new dwelling units were built in our city 
between 1931 and 1940. Of these 4,011 were public housing, but the 
immensity of this problem should not deter us for one moment from 
pressing every possible course for providing decent and sa.nitary 
housing for every citizen, regardless of his race, creed, color, 
nationalistic origin, or economic status. 

Since the housing problem affects every phase of our municipal 
and civic life, we have been and are working on all aspects. Because 
of this activity, because of our continual efforts, we are constantly 
running into difficult problems, and it is through the experience of 
meeting these problems that we are able to make genuine progress. 

The very nature of the housing and renewal effort provides better 
definition, broadening understanding among important community 
forces, and a better climate for action. 

I would like to briefly highlight the program that the city of Chi
cago has under way. Present today are authorities and department 
heads who will speak specifically and in detail on the various aspects, 
and they will be most happy to answer any of your questions. The 
Commission on Human Relations has made a real contribution in deal
ing with the most difficult problems in race relations, in creating an 
amtosphere of understanding among our people. They have ex
panded their activities with a newcomers program to help the 
thousands of new workers and their families who come to Chicago each 
year. 

When I assumed office in 1955, the annual budget appropriation for 
the Commission on Human Relations was $55,000. The 1959 annual 
budget provides for more than $225,000. This year the Commission 
has established a West Side center for Spanish-speaking citizens. It 
is developing a program for a North Side center staffed by volunteer 
workers, expert in handling inmigrants, and are developing a South 
Side center to achieve similar goals. Fundamental to a realistic 
housing program is the need for the maintenance of minimum stand-
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ards. Adoption of the housing code in 1D56 and a comprehensive 
zoning law ordinance in 1D56 have promoted the stability necessary 
to the protection of our neighborhoods and communities. The Build
ing and Law Departments have instituted new procedures to make 
these new standards effective and to secure more complete observance 
of all the laws concerning the health and safety of our people. The 
Building Department has initiated a program of systematic inspec
tion of substandard buildings by teams made up of representatives of 
the Building, Health, Fire, and Law Departments. Corporation 
counsel has asked the courts to vacate buildings that are hazardous 
and dangerous beyond repair. The city has also moved against prop
erty owners who are unwilling to bring their properties up to adequate 
standards by having receivers appointed who apply rents for re
pairs until the buildings are brought up to standard conditions. As 
a result of this ornrall program there has been a substantial improve
ment in the quantity and the quality of the housing supply. 

The Chicago Housing Authority has completed 16,500 apartments 
for the city's low-income families, and a program for an additional 
9,750 units is under way. The Chicago Land Clearance has a pro
gram involving 21 projects containing over 700 acres. The 14 resi
dential projects will provide sites for an estimated 9,500 privately 
financed dwelling units. The progress that has resulted from these 
programs is sho"·n by the findings of the Chicago supplement to the 
National Housing Inventory, conducted by the Bureau of Census in 
January 1957. The first measurement of housing quality and supply 
since the 1950 census disclosed tha,t the supply of housing in the city 
increased by 5.3 percent as compared with the increase of population 
of 3.4 percent. More significant is the fact that the overall increase 
in the supply was accompa.nied by an improvement in the quali ty of 
housing. Substa.ndard housing decreased by 31 percent while stand
ard housing increased by 16.3 percent. Overcrowding decreased by 
30 percent; doubling up of families decreased by 32 percent; home
ownership rose by 16.5 percent, so that we now have the highest rate 
of homeownership since 1900. 

These gains are being shared by all of our citizens. Commissioner 
Ba.ch of the Department of City Planning will present specific data 
on these points. Although we are gratified and encouraged by the 
progress, we do not pretend to have reached our objectives-far 
from it. 

I would like to make a brief reference to our comprehensive and 
far-reaching conservation program. The Hyde Park-Kenwood plan 
is becoming an example for many cities to follow. Ten c01rununi
ties actively enga.ged in conservation have been designated in conser
vation areas. In addition, t.here are at least 18 other communities 
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with active citizen organizations carrying out their private programs 
in their respective areas. 

Using communities such as Hyde Park-Kenwood, Chatham, Lake 
Meadows, and Prairie Shores, there is no question in our mind that 
the programs when completed will represent the highest standard 
of community life. We already can see that a new pattern of inter
racial relationship is being developed in these areas which make us 
believe that they form the basis of a broader understanding, leading to 
better neighborhoods and greater opportunities for all the people. 

While we are moving in the right direction, I would caution against 
the thought that any city can solve the problem of housing and civil 
rights by its own resources. These are national problems. They 
are not created by the cities, nor will they be resolved by any city. 
The cities must work hand in hand with the States and the National 
Govermnent in a common problem. 

In this respect I would urge the necessity for the continuation of 
an expanded scale of Federal programs for slum clearance and neigh
borhood conservation. I would further urge that the Federal pro
gram for either public housing or private mortgage insurance be 
geared to realistic cost limitation in urban areas so that these pro
grams can take on real meaning for cities such as Chicago. Federal 
authorities can further aid our local efforts by developing and 
administering programs for the stimulation of private housing 
construction in urban centers with the same liberality which it has 
exhibited over the past decade and a half toward new suburban 
developments. 

Finally, and perhaps more important, all levels of government and 
most particularly the Federal Government, must take steps to assure 
a steady high level of employment, not only to provide the consumer 
purchasing power for further social and economic gains, but to pre
vent any loss in the gains already made. 

As I stated before, the witnesses to follow will present detailed in
formation on all the phases that I have mentioned. 

In addition, the Commission has at its disposal a wealth of infor
mation concerning the progress, the plans, the vital statistics of the 
housing situation in Chicago. In our desire to press forward in this 
vital field we have utilized the foremost authorities, made extensive 
factfinding surveys so that we could proceed on the most accurate, 
up-to-date information. In fact, no city in the Nation has done 
as much in this regard. Chicago is one of the melting pot cities of 
-our Nation. People of every race, creed, color, and nationalistic ori
gin from all corners of the world have made this city their home. 
Chicago has become a great city because of all their contributions. 
It is a heritage that means much to all Chicagoans, and we shall con-
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tinue to forge head by working together to make our city a better 
place in which to live and work for all of our people. I am thankful 
for the opportunity of appearing before this Commission. 

Commissioner HEsnunou. Thank you very much, Mayor Daley. 
"\Vould you be available for a few questions now~ 

Mayor DALEY. I would be glad to. 
Commissioner HESBURGH. Mayor Daley, we found in New York 

and in Atlanta that Negroes of high income have no great problem 
finding a decent place to live and that the really festering problem 
seems to be low-income groups who find it awfully difficult to find a 
safe and decent sanitary habitation. I was wondering, from your long 
experience as mayor of this great city of Chicago, what you think is 
the most important single thing that can be done to answer this need 
of providing decent housing for low-income groups. 

Mayor DALEY. I think the most important thing, Father, is to give 
them the economic opportunity to earn enough money, and we find 
out that when they are given that opportunity, all people, whether 
they are Spanish-speaking, whether they are Negro, whether they 
are white from the South, always want to advance their position, and 
if we have high levels of employment with proper pay, then we have 
one of the great answers to our housing question. 

In addition to that, those who, because of siclmess or illness or 
perhaps a widow, I think the city has and should and must provide 
proper homes for those people, but in the aggregate I would say one 
of the greatest things to help the low-income group in any city, in any 
community, in any metropolitan area, is to pay them well and give 
them steady employment, and we find out that all people are anxious 
with that to have a better place for their family and for their chil
dren, and they have done that in Chicago, the evidence showing that 
since 1900 we have the highest percentage of homeownership today 
than we have had in the last 59 years. 

Commissioner HESBURGH. Mayor, are you satisfied with the results 
of the Federal housing programs, thinking of urban renewal and Fed
eral housing 1 

Mayor DALEY. I mentioned a moment ago that the uncertainty of 
the Federal urban renewal program gives all metropolitan areas tre
mendous concern. As you recall in the last session, the entire pro
gram was virtually abandoned. You know what it takes to plan, 
and these men who are experts will tell you more specifically the 
planning involved, the number of conferences, the time involved. 
We have to have a continuity of our program in urban renewal and 
housing because of the very nature of the problem. We must go to 
the community, and we must organize the community. From the 
community we must have understanding. There must be planning. 
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vVe would think one of the first things would be to encourage a 
continuous program on urban rene,,al and rebuilding from the F ed
eral level. The other thing that is very important is, as you lrnow, 
there have been great liberal programs on financing in many of the 
suburban areas which the large cities have never had the opportunity 
to take advantage of. T\Te think some of these Federal programs 
should be approached in the realistic views of today as to what costs 
are, and when we talk about helping on mortgages, they should re
late themselves as to what the cost of a building is, and in that way 
we could undoubtedly develop and encourage, which in my opinion , 
one of the great things we should encourage throughout the country 
is private ownership and private development and private building-. 

Commissioner HEsnunorr. Governor Battle, Yrnuld you like to ask 
Mayor Daley a question? 

Commissioner BA'ITLE. I assume, Mr. Mayor, you have filed a copy 
of your statement with the Commission. 

Mayor DALEY. I have. 
Commissioner BATTLE. Thank you very much. 
Commissioner HEsnunoH. Dean Johnson. 
Dean JoI-INSON. Mayor Daley, I wonder if I could ask you one or 

two questions about legi slation. In New York the Commission had 
described to it the new city la,w against discrimination in housing, 
and then our staff, in consultation with Mayor Dilworth of Philadel
phia, heard him describe the situation in Philadelphia somewhat in 
this fashion. He said, "Now, in Philadelphia we have a white noose 
around our city, sort of a suburban ring that excludes all Negroes." 
and he doubted the effectiveness of a city law against housing dis
crimination that did not include the suburbs. 

I am ,Yondering whether you would favor any law against housing 
discrimination, whether you would favor a city law or a State law 
that would include the suburbs. 

~fayor DALEY. I think if you were including any law at all, Dean, 
you would have to have a law that would take in the entire metro
politan area, but I don't think we have the situation that exists in 
Philadelphia. As you know, for instance, in many of the suburbs 
we have very large nonwhite population. We talk about Evanston, 
we talk about Maywood, "-e talk about Blue Island, so I would 
point out that the situation in and about the Chicagoland area would 
not be comparable to what they have in Philadelphia. I would say, 
however, that anything that we can do to further encourage home
ownership and to encourage people to build is the problem that we 
have taken up in Chicago, and the problem of homeownership makes, 
as you lmow, the fine citizen and one who is interested in his community 
and his neighborhood, interested in his city, in his State, and in his 
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country, and in addition to all the problems-and we are study ing 
the very law that was enacted in New York. Our Hmnan Relations 
Commission Chairman, Mr. Bowe, has under consideration all the 
phases of this law and what it means to our Chicagoland area, and we 
will do anything we can to encourage more housing, better housing, and 
we feel very humbly that Chicago has done and is doing one of the 
finest jobs of any large city in the country with the resources we have 
to do something about this question. 

In addition to this, we think the people have done themselves a 
t remendous lot of things. Then when you go around our neighbor
hoods and communities you see in older neighborhoods new homes. 
The churches have played a most important role in rallying their 
people around their neighborhoods and in improving it and rebuilding 
it. We think taken altogether, all these different things you talk 
about , we feel economically we are one unit. 

Getting back to your question that this Chicago metropolitan area 
doesn't stop at any boundary line, that the employment, tha.t the in
come, that the manufacturing, that the finance were all tied up as one 
unit, as you point out, the laws to be really effective should be on the 
basis to cover the metropolitan area, whether it is in New York or 
whether it is in Los Angeles or whether it is in Chicago, and in that 
judgment you are perfectly right, and I agree with you. 

Dean J OHNSON. I wonder if I could ask you one other question, in 
view of your emphasis on increased Federal aid. You know that in 
some parts of this country there is pretty strong objection to Federal 
housing policies against r acial segregation. I was wondering whether 
you think that efforts to impose nonsegregation housing policies at 
this time might lead to the abandonment of the whole Federal housing 
program because of this opposition in certain parts of the country. 

Mayor DALEY. I wouldn't think on a question that is that important 
in principle that I would receive-I would rather lose and stay with 
the idea that all people in America should be treated alike. How
ever, I don't think, and I would hope that would never be the vote 
of the Congress of the United States, that all would be deprived be
cause of the failure to include, include or exclude any provision. 

Dean JOHNSON. Thank you. 
Commissioner HESBURGH. Mayor Daley, Mrs. Rogers of our Illinois 

State Advisory Committee, I think, has one question. 
Mrs. ROGERS. Mayor Daley, Father Hesburgh made a statement 

that in the studies in Atlanta and New York that the Commission had 
found that Negroes of high income had no difficulty in finding decent 
homes. My question to you is, do you agree that Chicago fits into 
that same category, that Negroes of high income have no difficulty 
finding decent living quarters in Chicago? 
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Mayor DALEY. I don't agree to the latter part, because if you wilI 
search the record, you will find out that the labor in Chicago is paid 
the highest salary of any metropolitan area in the country, and the
recent study by the Chicago University which took 3 years showed 
one great factor of which we are all proud, that in the Chicagoland 
area we produce more, we earn more, and we save more than any other 
community in the United States, and certainly the question answers 
itself. I mean, there is no necessity of answering a question tha t 
says people of high income can pay for what they want. That has 
been the age-old question of the people since the very founding of 
this Nation. The low economic groups, whether they be Irish, 
whether they be Poles, whether they be Italians, and whether 
they be Spanish, Puerto Ricans, or Mexicans, it is always the low
economic group that had the most difficult time in their housing prob
lems, in all the problems of living, in providing the food for their 
families, and there is no doubt but that exists today, and I agree with 
Father and I agree with you, the way to remedy this in a most effec
tive way is to increase the income of the worker. The man at your 
left has done a tremendous amount in that regard in our community, 
Mr. McFetridge. 

Commissioner I-lEsBURGH. Thank you very much, Mayor Daley. We 
appreciate your coming this morning. We know how busy you aret 
and you made a good contribution to our hearing. 

Incidentally, I have a telegram here from Senator Douglas, and 
since it mentions you laudably, you might want to relax for a moment 
and hear it. 

This is addressed to the Commission on Civil Rights in the Federal 
Building, Chicago. It is from Senator Paul Douglas. 

Official Senate duties will keep me in Washington on May 5, but I want to 
extend to the members of the Civil Rights Commission a warm welcome as they 
come to Illinois. I am glad that the Commission has chosen to hold a part of 
its hea r ings in Chicago. The Commission is doing and can continue to do a 
great public service in bringing together and analyzi ng the facts concerning 
racial and reli gious discrimination in the various aspects of American life. 
I am confident tha t the educational benefits alone which will flow from these 
and other hearings of the Commission will be substantial. We are firmly re
solved in Chicago to make racial and religious discrimination a thing of the 
past. Beginning with our able mayor, the Honorable Richard J. Daley, and 
the Citizens Human Relations Commission and on through organizations of 
religious, business, labor, welfare, and civic bodies, we have acted and I believe 
we have made real gains. In the ward which I once served as alderman, for 
instance, grea t progress has been made in dealing with aspects of racial and 
religious discrimination that arise in the fields of education, employment, rec
reation, housing and so forth. But we also acknowledge that our human rela
tions problems are many and difficult, that we have not solved them all, that 
we still have a long way to go to reach our goal. That is why we welcome the 
coming of national leaders to join with us in assessing again our successes and 
our shortcomings to the end that we in the Nation of which we are a part may 
more effectively move to\\-ard equal justice under the law. I believe that you 
will find that here in Chicago our citizens are also more than generally aware 
of the intentness with which the other part of the world watch our racial atti
tudes. I believe that you will find an awareness that what we achieve here 
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has a profound effect upon many other nations, colored and white. It is my 
hope that your hearings in Chicago will be of great assistance to the delib
eration of your Commission and will help us all to find those answers which will 
give the United States in the eyes of the world a clear record of dedication to 
human rights and freedom. 

Signed "Paul H. Douglas, U.S. Senator from Illinois." 
Thank you once more. 
Mr.Jackson. 
Mr. JACKSON. Charles A. Bane, Chairman of the Illinois State Ad

visory Committee has been asked by Governor Stratton to read his 
statement as the Governor cannot be here. 

TESTIMONY OF CHARLES A. BANE, CHAIRMAN, ILLINOIS STATE 
ADVISORY COMMITTEE, ON BEHALF OF WILLIAM G. STRATTON, 
GOVERNOR, STATE OF ILLINOIS 

Mr. BANE. Governor Stratton is most regretful he cannot be here, 
but urgent business is keeping him in Springfield. He has, as Mr. 
Jackson just said, asked me if I will represent him here and read a 
brief statement in which he wants to welcome the Commission to 
Illinois and place his full stamp of approval upon its activities here. 
This is the Governor's statement. 

I am honored to welcome the Qom.mission on Civil Rights to Illinois for this 
public hearing on housing. 

We recognize equal application of the 1a·w and equal opportunity under the law. 
Yet we have a problem of understanding which we cannot evade, and which we 
can ill afford to ignore. Either we mean what we say, and the laws apply 
equally to all citizens, or they do not. If they do not, then we cannot longer 
boast to the world that we have freedom, and we are a democracy. We have 
to recognize the equal application of •the law and equal opportunity under the 
law. '!'his is basic. 

There must be a willingness and desire to solve these problems-a sincere 
desire that transcends sectional or p,olitical advantage. We must decide, and 
demonstrate to the world that we mean what we say, and that the laws of this 
country apply equally to all our citizens. 

Here in Illinois we have a Commission on Human Relations which has studied 
the various aspects of discrimination. They have done an excellent job, but all 
segments of government from Federal down to municipal must cooperate ,to 
find an adequate solution to this problem. 

With the help of the fine work of the Federal Oommission on Civil Rights, our 
Illinois Commission on Human Relations, and the various municipal organi
zations devoting much time to this problem, we will find a solution not only by 
laws, but with a deeper understanding. 

Thank you. 

I might just add, Father, with respect to the Governor's reference 
to the Commission on Human Relations, that the chairman of the Il
linois Commission, Mr. Louis Schwartz, who is here today, has also 
been a member and vice chairman of the Illinois Advisory Committee 
which your Commission established to advise you, so that in the re
port by the Illinois Advisory Committee we will have the benefit of 
the fine work that has been done by the Illinois Commission on Hu
man Relations. 
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Commissioner HESBURGH.. '\Ve are very happy that you are here to
day, too1 l\fr. Bane, because you have been very helpful to us on the 
Commission here in Illinois, and we hope you will extend our grati
tude to the Governor for this fine statement. 

Mr. BA1'1""E. Thank you, Father, and again his regrets for not being 
here. 

Commissioner HESBURGH. We tmderstand. 
Mr. JACKSON. The next witness is Dr. Philip M. Hauser, director 

of the Chicago Community Inventory. Dr. Hauser is professor and 
chairman of the department of sociology at the University of Chi
cago and formerly Acting Director of the Bureau of Census. 

TESTIMONY OF PHILIP M. HAUSER, PROFESSOR AND CHAIRMAN, 
DEPARTMENT OF SOCIOLOGY; DIRECTOR, CHICAGO COMMUNITY 
INVENTORY, UNIVERSITY OF CHICAGO 

Dr. HAUSER. Mr. Chairman, members of the Commission, by far 
the largest single minority group in Chicago today, and the most 
recently arrived, is the Negro. I shall focus my testimony on the 
problem of the Negro, not because he is the only minority group with 
problems relating to civil rights, but because he is the most visible 
and the one for whom the most information is available, in addition 
to being the largest. 

Negroes have lived in Chicago since its very founding. In fact, 
one of the first permanent settlers of the city was John Baptiste 
Pointe du Sable, whose mother was probably a Negro slave. By 1910, 
the proportion of Negroes in the city had risen to 2 percent from a 
level of 1.2 percent recorded in the first census in which the city was 
enumerated; namely, the census of 1840. The relatively small num
ber of Negroes in Chicago prior to 1910 was in keeping with their 
national distribution. Ninety-two percent of the Negroes were in the 
South in 1860 and 89 percent were still in the South in 1910. 

Kegro population in Chicago, as in other industrial cities of the 
North, increased greatly during the decade 1910-1920 in response to 
the demand for labor to replace the streams of immigrants who could 
not come during World War I. Between 1910 and 1920 the number 
of Negroes in Chicago more than doubled to reach a total of 109,000; 
and by 1930 the Negro population had again doubled to reach a 
total of 234,000. The population growth of the city, including that 
of the Negro, greatly decreased during the depression of 1930's. Be
tween 1940 and 1950, ho>l"ever, the Negro population of the city 
increased by 77 percent to reach a level of 492,000. In fact, about 
a half million inhabitants, the Negro community of Chicago in 1950 
exceeded in size all but 18 of the cities in the United States. 
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Between 1950 and 1957, Chicago Community Inventory of the Uni
versity of Chicago, which I direct, has estimated that the nonwhite 
popula,tion, 96 percent Negro, increased from 509,000 to 749,000. 
In 1950 nonwhites made up about 14 percent of the population of 
Chicago, almost as large a proportion as that of the foreign born; 
by 1957, nonwhites made up 20 percent of the total population of 
the city, and exceeded the foreign born for the first time in the his
tory of this city. 

It is noteworthy that since 1930, although the nonwhite popula
tion of Chicago has greatly increased, the white population has ac
tually declined. It is all too simple an explanation to say that 
the white population is fleeing the nonwhite population. The fact is 
that newcomers to the city of Chicago, as in other cities, have always 
tended to find their ports of entry, their areas of first settle
ment, in the inner, older, and less desirable residential zones of the 
area; and have, in the course of time, as they climbed the social
economic ladder, moved outward to newer and more desirable resi
dential locations. Had this hearing been held in 1910 the process 
now discernible in the location of the Negro in the inner zones of the 
city and the outward movement of the white population, would 
have been manifest in the movement into the inner zones of the city 
of foreign-born groups-immigrants from Poland, the U.S.S.R., Italy 
and other parts of southern and eastern Europe-while the persons 
of long residence, the immigrants of the 19th century, were moving 
outward. It is only because the city of Chicago is now relatively filled 
up that the outward movement of whites carries them beyond the 
boundaries of the city. In the earlier part of the century, the same 
type of outward movement was evident, but the outward-bound 
population was at that time still able to settle within the boundaries 
of the city. 

The process by which the Negro has settled in the city of Chicago, 
and the areas of settlement have been described in some detail in 
the volume "The Negro Population of Chicago" prepared by my col
leagues Dr. Otis Dudley Duncan and Dr. Beverly Duncan of the 
Chicago Community Inventory of the University of Chicago. I made 
a copy of this volume available as exhibit l. In brief, the Duncans 
have demonstrated that the Negro community in Chicago has ex
panded through a series of stages of "succession," and the map show
ing that extension is indicated in exh ibit 2 which I have made 
an,ilable. The pattern is pretty well described in the accompanying 
map which shows how the Negro community has expanded successively 
from the inner core in 1910 to a segregated area joining that core. 
This is made more clear in this second volume I have attached as an 
exhibit, "Chicago's Negro Population," ·which is a report prepared 

510547-59-41 



632 

by the Chicago Community Inventory of the University of Chicago 
for the Office of Housing and Redevelopment Coordinator and 
Chicago Plan Commission. 

The process of succession in Chicago, as in other cities, has pro
duced a high degree of segregated Negro residential areas. The 
Negro population in Chicago is probably as segregated as in any 
large city of the United States and, perhaps, more so than most. In 
1950 an index of segregation, the "Index of dissimilarity"-by census 
tracts-for the Negro was 85 percent; that is, it would be necessary 
to move 85 percent of the Negroes to effect a pattern of distribution 
within the city to match that of the native white population. 

The Negro, however, is by no means the only minority group in the 
city of Chicago which lives in discernible enclaves. On a community 
area ha.sis, the index of segregation of Negroes in relation to that of 
native white population in 1950 was about 80; for Lithuanians it 
was 52; for Czechoslovakians, 49; for Poles, 45; for immigrants from 
the U.S.S.R., mainly Jews, 44; for Italians, 41. Enclaves could be 
found even of 19th century immigrant groups, as is indicated by 
indexes of segregation of 33 for the Swedes, 32 for the Irish, 27 for the 
German, 19 for English and ·welsh. Thus, although the Negro 
population is more segregated than foreign-born groups, the fact is 
that in Chicago, as in other cities, segregated patterns of living have 
been, and still are, discernible for the immigrant groups who con
tributed materially to the population of the city, including even the 
foreign white stock who immigrated as early as the 19th century. 

Segregated patterns of living in some measure reflect the desires 
of persons of similar ethnic, racial, cultural, or linguistic background 
to live together in the warmth and security of persons like themselves, 
as well as external pressures from the outside. The fact that enclaves 
of various ethnic groups can still be discerned in Chicago, and that 
such enclaves changed very little between 1930 and 1950, has been 
indicated by the research of my colleagues Duncan and Lieberson, 
exhibit 3 attached to the record , supports this observation. Although 
the evidence indicates that with the passage of time, indexes of 
segregation have tended to diminish, we can apparently expect for 
some time both segregated, pluralistic living, and integrated living, 
among foreign white stock in Chicago and elsewhere in the United 
States. 

The relative high segregation of the Negro is attributable, in part, 
to the fact that he is the most recent arrival, as well as to the fact that 
by reason of race prejudice possessed by many American people, he is 
subject to greater external pressures than were immigrant white 
groups before him. However, it is also true that during the period of 
accommodation to "urbanism as a way of life" it must be anticipated 
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that one reason that we shall have segregated Negro communities is 
that large numbers of Negroes will wish to live in proximity to one 
another and to share in a common community life. 

vVe do not yet fully understand all of the factors which account 
for the enclaves both of foreign white and Negro population in 
Chicago and in other cities. Yet it is probably true that one reason 
patterns of segregated living are manifest in the city is to be found 
in Chicago's fabulous history of physical and population growth. 
Chicago, a city of 4,470 people in 1840, was a city of over a million by 
1890-in half a century- and is a city of 3.7 million today. 

I won't take the time to elaborate what they said in the record, Mr. 
Chairman, but the fact is that a good part of our segregated patterns, 
both foreign-born whites and Negro, simply ref-tect the coincidence 
and synchronization of fabulous growth accompanied by fabulous 
inmigrant groups during the 19th and 20th centuries, Negroes now, 
during what is the first cycle in development of this metropolitan 
area. I should l ike to call next your attention to two generalizations 
I have elaborated elsewhere, and this is in a chapter in this book, 
"Planning 1958," inserted in the record as exhibit 4. 

First, patterns of segregated living have never been reserved for any 
one, or a few, minority groups in the history of this or any other city. 
They have been democratically available to all newcomers regardless 
of race, color, r eligion, or previous condition of servitude. Second, 
patterns of prejudice, hostility, and discriminatory practices have 
never been reserved for any one, or a few minority groups in the 
history of this or any other city in the United States. They, also, 
have been democratically available to all newcomer groups without 
regard to race, color, religion, or previous conditions of any kind. 
The problems which confront the Negro today, although perhaps 
differing in degree, are essentially the same kinds of problems which 
confronted our immigrant groups in the past. The patterns by which 
foreign-born immigrants climbed the social-economic ladder and im
proved their lot as citizens of Chicago, in large measure point to the 
pathways which will be followed by our newest newcomers-Negroes. 
The problem of the foreign born was a problem of Americanization
processes which the sociologists calls acculturation, accommodation, 
and assimilation. The problem of the Negro is not one of Americani
zation, for he has been an American longer than the average white 
person in th.is country. The problem of the Negro is one of transition 
from a folk culture acquired in the Rural South to "urbanism as a 
way of life." The Negro's problem of adjustment, because of per
sistent race prejudice, may admittedly be more difficult than that of 
the foreign-born white. But there a.re reasons to believe, one of which 
is this hearing itself, that forces are in motion that will enable the 
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Negro to win his place as a full-fledged member of the American 
society, in the same manner as did his predecessor immigrant 
populations. 

Among the problems which confront the Negro, as the newest new
comer to Chicago, is that of inadequate housing. The Commission 
has widely decided to focus on the housing situation as a good in
dicator of the extent to which a population group is achieving its 
full and rightful place in the social order under the Constitution 
and the laws of the United States. Other witnesses will testify, and 
correctly so, Commissioner of Planning Ira Bach, for example, to 
the improvements which have occurred in the housing situation of 
Chicago, as a whole, and for the white and nonwhite populations, re
spectively, particularly since 1950. I should like to call the atten
tion of the Commission to an as yet unpublished manuscript on 
''IDite-Nonwhite Differentials in Housing" which "ill constitute 
a chapter in a forthcoming monograph on housing in Chicago pre
pared by my colleague, Beverly Duncan, and myself. I am making 
a copy of this chapter, chapter 6, about a 70-page manuscript, avail
able as exhibit 5. 

May I say that the very existence of this material, the monograph 
which will summarize the results of a national housing inventory, 
testifies to the fact that the city agencies in Chicago have had an 
extraordinary interest in obtaining as much factual information about 
this situation as they could, and that Chicago and Philadelphia were 
the only two cities in the country that raised local funds to supplement 
the funds expended by the Federal Government in the national hous
ing inventory to get this kind of information as the basis for action 
'by city agencies. 

The major conclusions of our analysis may be set forth in summary 
form as follows: 

1. The average nonwhite household in Chicago, in 1957, paid about 
as much rent for housing as the average white household, $76 com
pared with $78, but out of an appreciably smaller family income
for renters-$3,947 compared with $5,517. 

2. Nonwhite populations got as much space, but much more sub
standard housing for a g iven rental than do white families in Chicago. 
That is, non'l\hite famili es, even ,1·hen rent paid and income are con
trolled, live in a much larger proportion of substandard units than 
does the white population. In 1957, despite the great improvement 
over 1950, 35 percent of nonwhite households in Chicago, as compared 
with 16 percent of the white, lived in substandard d"elling units. 

3. The landlord in Chicago who rents to nonwhites, on the average, 
obtains a "bonus" of $15 per month-that is he receives $15 a month 
more from a nonwhite household than he ,,ould from a white household 



635 

for the same type of housing. However, although nonwhite occupants 
pay more rent for substandard dwellings than do white occupants, 
rentals of standard units are about the same for white and nonwhite 
households. 

4. Recent migrant renters occupy substandard units twice as often 
as do persons who have lived in the city for 2 years or more. Recent 
migrants, ho'i>ever, receive about as much space and housing "quality" 
per rental dollar as do the nonmigrants. That is, there is little to 
suggest that recent migrants are "taken advantage of" in the housing 
market. They have more substandard housing because they pay lower 
rents than older residents. 

5. The relati,e disadvantage of nonwhites in the housing market 
appears to be as great for households which have been living in the 
Chicago area for at leas t 2 years, as for households which have moved 
to Chicago more recently. 

6. Significant differences exi st in respect of housing for whites and 
nonwhites in the firn areas into which Chicago has been divided for 
analysis. 

There is a map, exhibit 6, that I think can be shown now in color 
which I think will help document ,,;hat I am about to report based. on 
this study. The study, as I have indicated, is based on the Census 
Bureau's national housing inventory expanded for the city of Chicago. 
Now that purple area is what we have designated as a deteriorated 
central area for the nonwhite. The blue is a deteriorated central area 
for the white. The green is the mixed area, and then the sound outer 
white area to the north is in the orange and the sound outer white area 
to the south. Highlights of the analysis may be given as follows: 

(a) Although total housing supply in Chicago increased between 
1950 and 1957 by some 59,000 units, that in the "deteriorated central 
area," occupied by the nonwhite and white populations, respectively, 
decreased-each by 3,000 dwelling units. 

This, Mr. Chairman, testifies among other things to the effects of 
slum clearance and the decreasing of the highly undesirable densities 
that have been in those zones. 

(b) Substandard housing for the city as a whole decreased from 
23 percent in 1950 to 15 percent in 1957. In the "deteriorated central 
area occupied by nonwhites," substandard housing decreased from 67 
percent to 53 percent; in the "deteriorated central area occupied by 
whites," from 42 percent to 28 percent; in the "mixed area," from 26 
to 20 percent. In these inner zones in Chicago, then, despite the 
progress made, substandard housing still constitutes from one-fifth 
to over one-half of all housing units; and is over one-half of all hous
ing units in the almost solidly nonwhite area. 
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CONCLUDING OBSERVATIONS 

The problems of minority groups in Chicago are in essence the same 
as those for minority groups in metropolitan U.S.A. I should like to 
stress the fact that minority group problems in Chicago are deeply 
rooted in the fabric of the United States-its history, its technological 
development, and its economic, social and political growth. 

I have another exhibit elaborating upon this ,Yhich is provided as 
exhibit 7. 

The basic forces and processes to which I have all too briefly alluded 
above, must be understood, if the problems of the Negro and of other 
minority groups are to be effectively resolved. The fundamental ex
planation of the situation of the Negro in Chicago, in 1959, is to be 
found in the history of the south as a region of the United States, 
in the impact on American society of ,vorld ,vars I and II, and in 
the postwar cold-war climate in which we now live, and which inci
dentally, is responsible for the tremendous increase in internal migra
tion which has exacerbated their problem. These, and simi lar forces, 
beyond the control of this Commission, or of the city government 
have produced the social and economic upheavels which have created 
the difficult problems with which this hearing is concerned. 

The various agencies of the city government which will be hea,rd 
here are caught, with a,ll of us, in the swi rl of these powerful forces. 
The Board of Education, for exmnple, runs segregated public schoools 
in Chicago, not by choice, but by reason of the residential pattern 
of living in the city over which it has no control. The Chicago 
Housing Authority operates public housing, largely located within 
the segregated Negro area and 85 percent occupied by Negroes, not by 
choice, but because of the same forces which it, similarly, cannot con
trol. The Department of City Planning, when it strives to make 
Chicago a better place in which to live and to work, utilizing the 
tools of the Federa,l Urban Renewal Program, inevitably uproots the 
residents of the decayed areas of the city- who at present happen to 
be the Negro. Forty or fifty years a.go, had we had the foresight then 
to undertake urban renewal, foreign-born groups would have been 
similarly inconvenienced. Moreover, many of the problems of the 
Negro in Chicago involve not only the city but also the entire metro
politan area, including the suburbs. The attitudes and practices 
of the residents and of public and private agencies in the suburbs 
of Chicago are as Yital a part of the problems of the Negro in Chicago, 
as are the attitudes and practices of the inhabitants and agencies of 
the city. 

I am mindful of the fact that this Commission is interested in 
achieving possible legislative or administrative remedies to the prob
lems of minority groups, especially those that involve violations of 
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civil rights. But, many of the problems of minority groups, including 
those which involve problems of civil rights, cannot be resolved by 
legislation or administrative fiat alone. Their solution will require 
basic changes in the social and economic structure of the United States, 
in inter-group and inter-personal relations, and in the attitudes and 
values of the American people. 

This is not to say that legislation cannot or should not be used to 
improve the lot of the Negro and of other minority groups. But 
legislation cannot by itself, change the attitudes and values of the 
American people or magically do away with the problems which have 
accumulated over generations largely as byproducts of forces which 
man, in a rapidly changing economic and social order, has not been 
able to control. 

It h'.ls not been possible, within the compass of a 15-minute presen
tation, to penetrate very deeply into the complex problem which 
occasioned this hearing. I have no specific legislative or admin
istrative proposals to make-partly because I do not feel qualified 
to make them. No doubt these and other hearings will point to 
policies and actions which the Commission will wish to recom
mend to the President and through him to the Congress. But I 
would plead that recognition be given to the underlying causes 
of the problem of our minority groups and to the fact that it is 
the causes not the symptoms that require the major treatment. 

Commissioner HESBURGH. Thank you very much Dr. Hauser. We 
would like to ask you a few questions if we might now. First of all, 
I want to say I think you have brought a great deal of light to this 
situation which is certainly a very complicated and very intricate 
problem. You mentioned that Chicago, no differently than most cities 
in the United States, has developed a pattern of rather strict seg
regation. I think you attributed as one of the major factors in
volved in this, causing it, if you will, the explosive growth of the 
city, and the inmigration of many other groups who went through 
similar periods of segregation and now somewhat dwindling. I was 
wondering to what extent you would cite as another important fac
tor the attitude of discrimination against the Negroes as a group as 
responsible for at least this block of areas which you indicate on 
your map beyond which it becomes very difficult for this particular 
group, the Negroes to emerge. 

Dr. HAUSRR. Well, unquestionably, Mr. Chairman, that is a fac
tor. However, I feel it must be recognized that in turn every one 
of our immigrant white groups underwent much the same treat
ment. There were no exceptions to this rule. If you took a map, 
as we have actually done, for Chicago and analyzed the distribution, 
let us say, of our foreign groups during the 19th and 20th centuries, 
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you had a similar situa.tion. Every one of these groups, for example, 
even shared some common pithy designation by which they were 
known, indica.ting the attitudes involved. When the Germans first 
came, they were all Krautheads; Irish were all :M:icks; no matter 
what pa.rt of Scandinavia11 Peninsula people came from, they were 
all dumb Sw·edes. Who did "e let in in the 20th century but a lot 
of Polacks, Sheenies, Bohunks, Wops. There was no exception to this 
:rule, Mr. Chairman. I think this is the American way of greeting 
all newcomers. 

I would like to emphasize, we must understand this is one of the 
elements of American life. Out of this we have become the nation "\\-e 
are. 

Commissioner HESBURGII. You put rather strong emphasis, hO\,
ever, on this change in values and attitudes, and it seems to me that 
we have talked so much about legislation, this emphasis on values 
and attitudes is quite important in the social structure of a city like 
Chicago or any other great city because the thing that seems to 
emerge again and again in our staff studies is that as these blighted 
areas are destroyed and buildings replace them, it just means another 
blight area is further harmed by the utter concentration of people 
moving into it, since so often the building and the housing that is put 
on the blighted area once it is razed is of such a high quality that these 
people simply can't afford it, and so they are forced into more 
substandard housing. 

Dr. HAUSER. Mr. Chairman, to some extent this is true, but I 
would like to point out that the net effects of the urban renewal pro
gram so far as we have been able to measure it in Chicago up to this 
point, although it has undoubtedly involved to some extent the process 
to which you have just referred, but the net effect has been both to 
increase the supply of housing and to decease the supply of substand
ard housing. In the process this means people get hurt and some 
communities suffer, but unless we are willing in a sense to share the 
pain, we can never get rid of decayed inner zones in all of our central 
cities, and this, as you know, is a national problem. 

Commissioner HEsBURGII. Certainly, and I like very much your idea 
this is an organic problem. in the whole city and suburbs and must 
be approached from many, may sides, not just the legislatirn side, 
but the side of community relations, of fornu11g attitudes, and par
ticularly the opportunity for people on the low level of income to 
have some kind of decent housi ng. 

Dr. HAusER. In fact, Mr. Chairman, if I may stress there-and I 
referred at the end of my statement to the fact that the basic cause is 
not only that the symptoms must be dealt with, but I think what may 
contribute to the solution of some of these problems would be such 
things as more educational opportunity, better econonuc opportunity 
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for jobs and income of the type to which Mayor Daley referred. 
think that one of the problems of the Negro of Chicago is simply a re
flection of the fact that as recently as 1957 the average schooling of 
Negroes 25 years of age and over in the United States was under fifth 
grade. This is the kind of cause that is responsible for many of the 
problems that underlie this, and this reflects previous lack of opportu
nity, educational, social, and economic in various parts of the country. 

Commissioner HEsnunGH. We have seen very often in our other 
hearings the necessity for a total fabric, voting, education, housing, 
economic opportunity, that advances must be made on all of these 
fronts at once. 

Dr. H.AusER. Right. 
Commissioner HEsBURGH. Governor Battle, do you have some 

questions 1 
Commissioner BATILE. No. 
Commissioner HEsnURGH. Dean Johnson 1 
Dean JOHNSON. Yes. Professor H auser, I was very much inter

ested in your analogy between the Negro and the foreign born in 
which you suggested that in the case of the foreign born it is a matter 
of acculturation and in the case of the Negro a matter of urbaniza
tion, and that this means that there is a difference in degree. I was 
wondering whether you are prepared to say that that is really a dif
ference in degree when, regardless of the amount of urbanization that 
a Negro may undergo, he does not lose his high visibility, and that 
that is his problem. 

Dr. HAUSER. I think this is quite tn1e. The fact the Negro remains 
visible cha.nges the character of the problem, but I should like to 
point out that although this is a factor that may need a longer period 
in the accommodation and acceptance, that there are other forces 
at work that tend to accelerate this process in comparison with that 
of the foreign-born immigrants in the past. 

Let me mention just a very few of them. One, the Negro comes 
into the city, he is able to speak the language at once, not always 
the queen's English, but he can get along and doesn't waste a genera
tion switching from a foreign to the American tongue. 

Second, the evidence "·ill probably indicate that as a result of a 
genera l economic climate in which we now live, Negro income relative 
to white is probably rising more rapidly than did foreign born income 
relative to native during that period of transition, and the rising and 
improving economic opportunity " ·ould tend to accelerate this proc
ess ; and third-and I think this is a very essential element in the situ
ation-the Negro has become conscious of the problem. He is or
ganized. The Nation is conscious of the problem. This hearing is 
a manifestation of it, and I think that there is going to be probably 
political assistance in this process, and the assistance of the authority 
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of government in a way to go far beyond what the foreign immigrant 
had. These are some factors making for acceleration in the process 
even though, as you point out, the visibility may tend to retard it. 

I am hopeful in this sense, in other parts of the world where the 
Negro is also visible, he is integrated in society. I can't believe that 
the .American people are really going to be that much different, or 
.shall I say that much more stupid than other countries are. 

Dean JOHNSON. One other ,question, Professor Hauser. In con
,nection with your emphasis on the country taking the more enlight
ened point of view and the suggestion, with which I agree, that 
legislation is not the sole answer, I wonder, would you care to com
ment on the importance of legislation in controlling the grosser man
ifestations of discrimination until such time as we can get more 
enlightened~ 

Dr. HAUSER· Well, I would say in response to that question, I 
think the record indicates that legislation or administrative order 
can also have an important effect among particularly the points to 
which you referred, grosser violations. I think that one of the 
things we have all learned in the course of the last decade, from the 
war on, is that a good many things which were previously thought 
could not be achieved simply by administrative order and legislation 
have in fact been achieved as a result of such action. 

However, I think it important to recognize that the ultimate solu
tion lies in some kind of balance. You can't change people's minds 
by law, and until the attitude is changed, you don't have an effective 
situation in which you get integrated living. At this point I would 
like to emphasize that perhaps the most powerful weapon the .Ameri
can people have on the problem is education and the education pro
vided by the public schools, where the schools converted foreign
born immigrants into .Americans. I think it will be the schools in
creasingly, as the Negro gets the opportunity to go to school, that 
will make him a participant in the urban way of life. This how
ever, is not a question of years or even decades. This takes time 
measured in human generations just as the immigration process, as
similation, was similarly measured. 

Commissioner I!ESBURGH. I believe the Reverend James of the 
lliinois State Advisory Committee would like to ask a few questions. 

Reverend JAMES. In the index of segregation conducted by Willis 
and Bell which examined Negro segregation, residential segregation, 
in metropolitan areas, Chicago rated highest in cities with a popula
tion of over 500,000. Now, you mentioned in your statement about 
newcomers to the country, they all went through this typ~ of segrega
tion, but the fact is that these same newcomers that come to the coun
try, after they have been here for a short period of time, join in with 
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other personalities who are of direct American descent in keeping 
the Negro from going out of these certain restricted areas. 

Now, do you £eel that there is a restrictive action that is being 
engaged in by persons in authority to confine Negroes to certain areas 
in this city, as the maps \Yill indicate, and why is it, in your opinion, 
that Negroes cannot buy housing, regardless of the amount of money 
that they have in areas in Chicago that they might desire and have 
a right to live in ? 

Dr. HAUSER. \\ ell , that is a complex question. I think it will take 
a fairly complex ans"l>er. 

Reverend J.u,rns. Basic £acts of the situation. 
Dr. I-LrnsER. The index of integration, there are various ways of 

calculating them. I know this study to which you referred, and 
there are others that have come up with the same finding. In general 
I think it is very difficult because of technical problems to say any 
one city is more or less segregated, but I think there is no doubt 
Chicago is at least as segregated as any city and probably more than 
most. I don't think we need to dwell on whether it is one point one 
way or another. 

With respect to your $64,000 question, I think, are there constituted 
authorities preventing the Negro from moving out of the restricted 
segregated area, if there be such action any,,here, certainly I have 
no knowledge of it. On the contrary, I think the evidence is that 
among city agencies, starting with the mayor down, so far as I can 
ascerta.in it from " ·orking with them-and they utilize my research 
office as one of the resources-I have found that they have always 
given me the direction to go ahead and find out everything I could 
find, including the kind of £acts I have presented here. I turn these 
basic data over and presumably they are trying to do something 
about it and to deal with the problem among other things, or restric
tion. I think your answer on why Negroes find it difficult to move 
into adjoining areas is in part the same answer that used to plague 
the J ew, Italians, and Poles in this city in exactly the same way and 
still does to some extent. The problem of the Negro is admittedly 
more intense because of his higher visibility. I don't think this is 
constituted authorities. These, if you please, reflect the attitudes, 
the prejudices and, if you want to use the word, the "bigotry" of 
some of our American people. 

Moreover, if we had the time to go into this thing, I think you would 
find that those people that have the most resentment and offer the 
most resistance-and I am saying this as a private individual-some
times organized resistance. The most resistance is on the part of those 
foreign born who are not quite down to the process of full accom
modation and assimilation themselves. Those of third, fourth, and 
subsequent generations are pretty relaxed about this problem, but it 
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is that second and third generation, perhaps, that hasn't quite arrived 
on the American scene itself that is 150 percent American and reflects 
this attitude, and I think it is there that you get the resistance. You 
don't get this by city officials saying "Let there be no resistance." 
You get it when you get the Chicago community to recognize that 
the color of the skin has nothing to do with the quality of the 
neighborhood. 

Reverend JAJIIES. Well, in keeping with that, do you not feel 
that in the recognition of this problem there is a responsibility 
that must be shared by the city insofar as the execution of proper laws 
to guarantee that this right of open occupancy will not be denied 
citizens because of color? 

Dr. HAUSER. Well, I couldn't agree more that it is an obligation on 
the part of constitutional authority to do all they can. But I would 
say an open occupancy law would not necessarily bring that about. 
In fact, it might do just the reverse if you had, let us say, an open 
occupancy law in the city that didn't apply to the whole metropolitan 
area. Under such circumstances you might have real chaos rather 
than any help. Moreover, an open occupancy law doesn't change the 
minds of prejudiced people, and there, I think, it is the full impact 
of education, including adult education, that is required. In other 
words, I don't want to disparage the force of the law, but I think 
we make a grave mistake when we think by passing a law we have 
solved a problem. I think prohibition proved that on another front. 

Commissioner I-lEsrmnGH. Professor Hauser, you have brought a 
great deal of enlightenment to the whole problem, and we are very 
grateful for your presentation and are glad to have your exhibits, and 
we are extremely grateful to you for the fine contribution you have 
made here this morning. 

Dr. H AUSER. Thank you, Mr. Chairman; I was pleased to be here. 

EXHIBIT No. 5, ENTERED INTO RECORD BY DR. PHILIP M. H AUSER 

(Preliminary Draft of Ch. 6, "White-Nonwhite Different ials in Housing" From 
a Forthcoming l\Ionograph Being Prepa red by Beverly Duncan a nd Philip M. 
Hauser) 

CHAPTER 6. WHITE-NONWHITE DIFFERENTIALS I N HOUSING 

Several studies of Chicago's population ha ve noted the h igh incidence of 
family disorga nization in the nonwhite population ( e.g., Frazier, 1932 ; Duncan 
and Duncan, 1957). One manifesta tion is the frequency of irregula r l iving 
a rrangements. Nonwhite famili es are more likely than wh ite fa milies to have 
nonrelatives sharing their dwellings; broken fam ilies are more common in the 
nonwhi te population. A concomitant, and possibly a ca use of this f amily dis
organization is severe room crowding ; the persons-per-room r a tio typically is 
much higher for nonwhite households than for white households. Our s tatis
tics on type and size of household and shelter space per person will be inter
preted within this broader framework of white-nonwhite different ials in living 
patterns. 

From time to time it has been observed tha t ( a ) the quality of dwellings 
occupied by nonwhites is, on the average, inferior to the quali ty of dwellings 
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with white occupants; (b) rentals paid by nonwhites, on the average, are only 
slightly less than, if not equal to, rentals paid by whites; and (c) income re
ceived by nonwhite families is, on the average, less than income received by 
white families. We are confident that these three observations a re rela ted; but 
with the sorts of data usually available, it has been difficult to answer ques
tions of the following types. At a given income level, do nonwhite families 
spend as much for rental as do white families? At a given rental level, are 
the dwellings occupied by nonwhites as spacious and of as good a quality as 
the dwellings occupied by whites? Although da ta of the CSNHI do not yield 
conclusive answers to these questions, they permit a somewhat more thorough 
exploration than has been possible in the past. 

In the fina l part of this chapter, we considered differences in the housing 
conditions of the white and nonwhite populations living in the central and 
outlying parts of the city of Chicago. Certain comparisons also can be made 
between housing conditions in the a reas in which sizable numbers of nonwhites 
have resided for a number of years and housing conditions in the areas of more 
recent nonwhite occupancy. 

GROWTH OF WHITE AND N ON WHITE HOUSEHOLDS 

Before undertaking an examina tion of white-nonwhite differences in house
hold composition and housing characteristics, we present some summary sta
tistics on changes in the numbers of white and nonwhite households which 
occurred between 1940 and 1957. The data are given in tables 6-1 and 6-2. 

TABLE 6-1.-Number of households, by color, r eported and expected on the basi.s 
of populat ion size and age composi tion, city of Ch ica.go, 1951, 1950, and 1940 

1957 1950 1940 
I tem an d color 

Households (ln thousands) 

Ilouscholds !'\'por ted : 
All._ - - - · · · · ··· - ... .. _.. ........... . ... -.. .. ..... ·- - .... . I, 133 ] , 087 950 
W hite .. _.. _.. ...... .. ·- · . . .. . - .. -· - ·- ....... ........... · 919 956 873 
Nonw hite ...... . _.. ... .. .. _. .. _.... . _.. . _. __·- ... . .. .. .. 214 131 76 

Households expected on basis or popula tion size and age: 
All. . -- --· - - ··- · · --- .. ... -- · - ···· ·· ·- ···- · · · ··-··· ··· -·· I , 085 1,087 993 
White · - - -· -·-- - · -- - - -·-·- - -- - ---·--· · - .. ·-·· -·-· ··· · ···· 886 949 912 
Nonwh ite --· - ·-·-- ... .... .... . .............. - .......... . 199 139 81 

R atio or repor ted to expected households (basc , 1950 tol.31): 
.. 11 .... -. -· --- .. . -· -----. -. -..... _. . . . .... · -. -. -. -. . -· -.. . 104 100 96 
W hite_ - - _. -· -· •... - · -. -· - - - ...•. - ·- .. · • · - • - - · - • - · - · - - · · · 104 101 96 
Konwhi te .. __ _· - ·-·-· -· - - - _.. _. __ ·- --· . __ -· . . _. . ... _. . . .. . 108 95 95 

P opulation (ln thousands) 

T ot.~] popubtion : 
Ali. ---· -- ._ ........... _.............. -. ....... ........ .. . 3,397 I 3, 7491 3. 621
White ••• • •• •- · ·· .. · · ·· - · ··· ···········-····· · ··· · ·-····· · 12,944 3, 112 I 3. 1 !>
Kon,rhitc . . -· -- ____ .. _______ __ __ ____ ____ . ___. ____________ . I 805 509 2S2 

1 Populntion in householrls estimated from d istribution s of households by size ln tho .. 1957 CS:-i U I;" 
population ou !do households assumed to be tho sa me as in 1950. 

NOTE.- e text for exp! na tion or ex pected nu mber or households. 

SourC<J: " 1957 CS:-ill l ," table 1-2; "Local Com munity Fact Book for Ch icago, 1950," table I. 

The repor ted numbers of households by color in 1940, 1950, and 1957 and the 
numbers of households by color expected on the basis of the size and age com
position of the respective popula tion in each year a re shown in the first two 
panels of table 6-1. Usually comparisons are made between the reported number 
of households and the number of households ex pected on the basis of popula tion 
size; for exa mple, the increase in households is compa red wi th the increase in 
popula tion between two da tes or the propor t ion of the households accounted for 
by nonwhites is compared with the propor tion nonwhite in the population a t a 
given date. Actually, the number of households depends on the age composition 
of the population as well as on popula ti on size. Children under 1G a re virtually 
never heads of households ; hence, an increase in the child popula tion does not 
imply an increase in the number of households. Persons 15 to 24 yea rs of age 
are rather unlikely to be household heads ; only 8 percent of this age group in 
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the Chicago SM.A. were r eported as household heads in 1950, whereas about 34 
percent of the persons aged 25 to 34, 43 percent of the persons aged 35 to 44, a nd 
48 to 52 percent of the persons aged 45 to :i4, 55 to 64, a nd 65 or more headed 
households. When the e age-specific heaclship rates are applied to the reported 
population by age and color in 1940 and 1950 and to the estimated population by 
age and color in 1957, the '·expected" numbers of householcls by color are ob
ta ined. (The schedule of age-specific headship rates for the total population in 
the Ch icago S:\'IA in 1930 was ca lcula tecl fr om tables 53 ancl 58 of the "1050 
Census of Population." vol. II, pt. 13. To adjust for the SMA-city difference in 
rates, a consta nt multi plie r of 1.01 was applied to the schedule so that "ex
pectecl" households woulcl equa l reported householcls in the city of Chicago in 
1950. ) The estimates of 1957 popul :1tion by color were obta ined as follows: 
The white and nonwhite populations living in households were estimated from 
statistics on households by s ize nnd color reportecl in the CSl\HI ; white and 
nonwhite popula tions living outs ide households were assumed to be the same in 
1957 a nd in 1950. The age compositi on of each population was assumed to be 
the sa me as the age composition of that popula tion estima ted by the composite 
technique ("Chicago Community Inventory, " UniYersi ty of Chicago, 1959) . Be
cause the 1957 population figures are estimates and subject to errors which 
cannot be specified, they should be treated with caution. However, we rega rd 
them as sa tisfac tory for the uses to which they a re put in this analysis. 

TABLE 6--2.-Change in nmnber of 1lo11sllolds by color, r eported and expected on 
the ba sis of population size and age composition, city of Chicago, 1950-57, 
1940-50, and 1940-57 

Numerical change Percentage rhange
Item and color 

1950-57 Hl40-.'i0 1940-57 1050-57 1040-50 1040-57 

Thou- Thmt• Th ~n-
All h ouseholds : &and., 1and3 sand., 

Tc,ta l change_______ - -- .. - · - - . - ·-. - ... . 45 138 18-1 4 15 IO 

Due to populntion size and age____ -2 94 02 (') IO IO 
Due to other factors. ____ __ ... .... . 47 44 01 4 5 0 

= Wb itn housc hol<ls: 
Total chsngc______________ ____ _. _____ . - 37 82 45 -4 

--- --- - ------- - - -
0 

- - -
5 

Due to pnp1;13tion size and age ____ - 62 36 -26 -7 4 -3
Due to other factors._. ______ _____ _ 25 46 71 3 .'i 8 

Nonwhite households : 
Total clrnngo._ .... ____________ . __ _. _. . 83 55 138 63 72 181 

--- ---· - - - -------
Dnc to population size and n~e. ___ f,O 58 118 46 76 1.55 
D ur to other inctors. ____ ______ ___ _ 23 -3 20 17 -4 26 

1 Lo..,ss th an 0 . .'i percent. 

Source: T able &-1. 

If within each age group the proportion of householrl heads had been the same 
throughout the period 1940 to 1957, the ratio of reported to expected households 
would be 100 in each year. Actually, the ratio is 0G in 1940, 100 in 1030, 104 
in 1957; this means tha t, in part, the growth in households was due to factors 
other than populat ion s ize a nd age composition. The summary measures in 
table 6--2 bring out this point somewhat more clea rly. Between 1950 a nd 1957, 
households in the city of Chicago increased by 45,000. If there had been no 
cha nge in the age-s11ecific headship ra tes, then the changes which took place in 
the s ize and age co mposition of the city's population would have resulted in a 
decrease of 2.000 households. Consequently, a n increase of 47,000 households 
can be attributed to facto rs other t han population size a nd age composition. 
Between 19-!0 and 1950, an increase of 138,000 households occurred; an increase 
of 9-1.000 households is att ributable to cha nge in population s ize and age com
position and an increase of 44,000 households is a ttributable to other fac tors. 
\Vhat so rt of things a re the "other factors"? The median age at marriage has 
been falling; a nd an increasing proportion of young adults bead families. " "ith 
improving economic conditions and an easing of the housing shortage, the pro-
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portion of young families setting up their own households, as opposed to sharing 
the dwelling of their parents or other relatives, has increased. The proportion 
of olde r persons mainta ining their own households increased as benefits from 
public and private old-age security measures rose and improvements in mortality 
r eta rded dissolution of the family. "Doubling up" of married couples, a re
sponse to pre,va r depression and wartime housing shortages, has been reduced. 
(See Glkk, 19::i7, ch. 9, for a discussion of household formation.) Somewhat 
as a n aside, the a na lys is makes it clear that forecasts of household formation 
must reckon with "other factors" as well as with prospective population 
changes. 

'!'urning now to the figures for white and nonwhite household s separately, we 
observe quite different patterns of both reported and "expected" growth for the 
two populations. In the decade 11)40 to 1900, white households increased by 
82,000, or 9 percent, and nonwhite households increased by 55,000, or 72 percent. 
In part, the changes in households ref-lect changes in the size and age composi
tion of the white and nonwhite populations. They also ref-lect changes in age
specific headship rates, which for convenience we call changes due to "other 
fa ctor s." When we focus on the changes clue to other factors, we note an in
crease of !i percent for white households as opposed to a dec-rea se of 4 percent 
for nonwhite households. It appears-though this is conjectural-that the 
rapid inmigra tion of nonwhites during the 1940"s coupled with a housing short
age encoura ged doubling up of nonwhite famili es and other somewhat irregular 
living a rrangements. At the beginning of the decade, the population/ household 
ratio wa s about t he same in the white and nonwhite populations when allow
ance is made for their age composition; note that the ratio of actual to ex
pected households ( table 6---1) is about the same for whites and nonwhites in 
1940. The rate of household formation in the nonwhite population was de
pressed during the decade 1940 to 1950 relative to the rate for the white popula
tion; thus, by 1950. the age-s tandardizf> d population/household ratio was some
what lower for nonwhites than for whites. In the post-1950 period, however, 
the nonwhite population appears to have "caught up" in terms of household 
formation. White households decreased by 37,000, or 4 percent, between 1950 
and 1957; nonwhite households increased by 83,000, or 63 percent, during the 
same period. The increase in households clue to other factors amounted to 3 
percent for white households and 17 percent for nonwhite households; and in 
1957, the age-standardized population/household ratio may have been somewhat 
higher for nonwhites than for whites. 

Although the 1957 figures on size and age composition of the white and 
nonwhite populations are estimates, we think that it is safe to infer that the 
age-specific headship rates were on the average as high in the nonwhite popu
lation as in the white population by 1957. This similarity in white and non
white age-specific headship rates does not necessarily imply that the white 
and nonwhite populations are similar with respect to frequen cy of irregular 
living arrangements, crowding, or access to standard housing. We now turn to 
an examination of white-nonwhite diffeerntials with respect to household com
position and housing characteristics. 

HOUSEHOLD COMPOSITION 

One of the few items for which we can compile fairly comparable data for 
whites and nomvhites separately over a period of years is s ize of household 
or number of persons sharing the dwelling. In both 1940 and 1950 dispropor
tionate numbers of nonwhite households consisted of persons living alone and 
of relatively large households-five and six or seven or more persons. Dis
proportionate numbers of white households consisted of two, three, and four 
persons. Median household size was about the same for the two groups; but 
the clus tering about the media n was less for nonwhite than for white house
holds. The dissimilarity of the white and nonwhite di stributions by size 
of household is indicated by the fact that 13 percent of the nonwhite house
hold s would have to be shifted to a different size catego ry to make their house
hold-size distribution coincide with that of white households. A rnL11er different 
pattern of white-nonwhite differences in househ old size is obsened in 1957. 
'!'able 6---3 sh ows that disproportionate numbers of nonwhite households appear 
only in the larger size-of-household categories-five and six persons or seven 
persons or more; disproportiona te numbers of white households are found in 
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each smaller size ca tegory, including persons living alone. Median household 
size is a little larger for the nonwhite than for the white group, 3.1 persons 
as compared with 2.9 persons. However, the difference in the overall dis tri
butions of white and nonwhite households by size appears slightly less than 
in earlier years ; in 1957, only 10 percent of the nonwhite households would 
have to be shifted to a different size category to make their household-size 
distribution coincide with that of white households. 

TABLE 6-3.-Percentage distribution of households by number of persons fa 
household, by color, city of Chi cago, 195"1, 1950 and 1940 

1957 1950 I 1940 
Number of persons In 

household 
All White Non- All White N on- All White N on-

white white white 

All households ___ ___ __ 100 100 100 100 100 100 100 100 100 

1 person . ... . _______________ 12 13 10 12 11 16 8 8 14 
2 persons .. . • -- --- ---- · - · ·· · 28 29 27 30 30 27 26 26 26 
3 persons . .. . · · · - - - -- --· · · · · 23 24 21 23 24 18 23 24 18 
4 persons . . .. ________ ___ ___ _ 18 18 16 18 19 14 10 20 14 
5 and 6 persons . .. . __ -- - ____ 14 14 18 14 14 16 17 17 17 
7 persons or more.. ______ ___ 4 2 8 4 3 9 6 5 12 

M edian number of 
persons . . ___________ 2. 9 2. 9 3.1 2. g 2.9 2. 9 3. 2 3. 2 3. 1 

t Nonwhite category Includes nonwhite households In census tracts with 250 or more nonwhi te residents 
(97 percent of a ll nonwhite households); other nonwhite households Included in whi te category. 

Source: "1957 OSNHI," table 3-2; Duncan and Duncan (1957), table 21. 

The most striking change in pa ttern is the sharp r eduction in the proportion 
of nonwhite households which consis t of a person li ving alone. One-person 
households accounted for 14 percent of a ll nonwhi te households in 1940, 
16 percent in 1950, but only 10 percent in 1957; among white households, persons 
living alone a ccounted for 8 percent in 19-10, 11 percent in 1950, a nd 13 percent 
in 1957. Although the data on the household s ize by color for the three years 
are not fully comparable, it is improba ble tha t the change in pattern can be 
accounted for by differences in definition a nd coverage. (Lodging houses wi th 
5 to 10 lodgers were counted as dwelling units or households in 1940; in 1950 a nd 
1957, they were classified as non-dwelling-unit quar te rs and do not appea r in 
the count of households. The reclassification affects only the largest size-
of-household categories, however. The nonwhi te category in 1950 includes only 
nonwhite households in census tracts with 250 or more nonwhi te residents ; 
however, these comprise 97 percent of all nonwhite households.) 

An unmistakable convergence in the propor tion of household heads who a re 
primary ind ividua ls a lso is observed in the whi te and nonwhite populations 
fo r the per iod 19:i0- 57. Prima ry individua ls include persons livin~ a lone 
in a dwelling uni t (one-person households ) and persons who share a dwelling 
with one or more nonrelatives but 11 0 relat ives. The proportion of primary 
ind ividual · a mong white households increased from 10 percent in 1940 to 
13 percent in 1950 to 15 percent in 1957; among nonwhite households the pro
portion of prima ry ind ividua ls decreased from 23 percent in 1940 to 21 percent 
in 1950 to 15 percent in 1957. 

Beca use t he 11ropor tion of persons who head households a nd the proportion 
of household head s who are prima ry individuals vary with age, it is importa nt 
to take into account cha nges in t he age composition of the white a nd nonwhite 
popula tions in a ~se sing the observed chnuges in propor ti on of prima ry in
dividuals. Recall t hat t he a o-e-specific hea dsh ip ra tes tended to increase as age 
increased ; roughl y one-twelft h of t he pe rsons 15 to 2-1, a th ird of t he per
sons 25 to 34, two-fifth of the persons 35 to 44, a nd half the persons 45 or more 
heaclecl households in t he Chicago S:'11.\ in 1950. The propor t ion of house
hold heads wh o are pri ma r., indh ·idua ls is highest a t the younger ancl olclcr 
age. ; its r elat ionship to age is U-shaped. Whereas 19 percent of the house
hold heacl s aged 1-1 to 2-1 were prima ry indi Yidua l , !) percent of the hea ds 
a ged 25 to 44 were prim ary incl iYicl na ls. P r imary incl h·iclua ls accoun ted fo r 
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15 percent of the heads aged 45 to 64 and 27 percent of the heads aged 65 
or more. The foregoing figures r elate to the city of Chica go in 1950 (Table B-4, 
Chicago Community Inventory, 1954; they are based on a 3½ percent sample 
of the returns of the 1950 Census of Popula tion). A comparison of the re
ported and age-standardized proportions of primary individuals shown in table 
6-4 indicates that the increase in the proportion for whites was greater than 
tha t expected on the basis of changing age composition while the proportion 
for nonwhites decreased, contrary to the increased expected, given their 
changing age composition. This rules out a ge as an example of convergence. 

TABLE 6-4.-Primary individuals as a per centage of a.ll hoiiseholcl heads, by 
color, city of Chicago, 1957, 1950, and 1940 

Item 1957 1950 1940 

R eported : 
AIL . __ --- -- ---- -- -- -- -- --- -- --- --- -- -- · -- -- --- -- ---- --- - --- --- - 15 14 JI 
Wh ite __ . ___. __. ___ ___ . ________________________ ____ ____________ _ 15 13 10 
N on w hitc ______ . ___ .. _. _. . ______ . __ ________ - . - - - - - - - - - - - - - - -- -- - 15 21 23 

E xpected on basis or age com position: 
A IL ... __ ____ . ___ ____ . __ __ - - _- - - -- - - - - - - - - -- - - -- - -- - -- - - - - - - - - -- - 15 14 14
Whi te __ ._ . __. ______ _______ ___ _____ __ __ ___ _________ ________ ____ _ 15 14 14 
N on w bite. __ ___ . ___ ____ ___ _______ ___ _______- - - - - - - - -- - - - - - -- -- - - 14 15 13 

N0TE.-Scc text for explanation of expected percentages. 

Sou rce: " 1957 CSKH I ," table 3- 2; C hica~o Community Inventory (1954) , table B---4; "1940 Census or 
P opulation and H ousing," F am ilies, General C h aracteris tics , tables 52 an d 65. 

Between 1940 and 1950, no change in the proportion of primary individua ls 
among white household heads would be expected given the changing age 
composition of the white popula tion; actua lly, an increase from 10 to 13 per
cent occurred. Between 1950 and 1957, a n increase of one percentage point 
would be expected ; t he propor t ion actually increased from 13 to 15 percent. 
Compa rison of the proportions of prima ry individuals and of one-person house
h olds among white households shows tha t the increase bas been in persons liv
ing a lone rather than in persons sharing their dwelling with nonrela tives. One 
might specula te t ha t improved economic conditions, includi ng greater financial 
security a t the older ages, had been conducive to the formation or maintenance 
of households fo r a n individua l living a loue. '.I.'he picture is qui te differ ent 
in the nonwhi te population. Between 1940 and 1050, t he propor t ion of primary 
individua ls would have increased by two percentage poin ts g iYen t he changing 
age composit ion of t he nonwhite populat ion ; act ua lly, the proport ion fe ll from 
23 to 21 percent. Between 1950 a nd 1957, a decrease of oue percentage point 
would be expected ; the proportion act ually decreasd from 21 to 15 percent . 
Throughout the peri od 1940-1957, some fa ctor (s ) other t han age composit ion 
has been opera t iug towa rd a r eduction in t he proportion of prima ry ind ividua ls 
a mong nonwhite household heads. '.I.'he reduc: t ion has IJeen less ma rked for 
persons li1·in" a lone than fo r persons sharing their dwelling wi t h nourelatiYes. 
It may be .·11i:ri:rested, specula tively to be sure, that i mp r◊1· ed economic condi
tions ancl a looser hous ing ma rket lune lessened the need for groups of unrelated 
indil·id na ls t o sha re a d ll'ellini:r. 

Alt hough there is some evidence tha t white ancl nonwhi te househol cls a re 
becoming more a like in terms of t heir dis tributions by size a nd type, suh. ta ntia l 
differences rema iu. The d i. t ribn t ions of white and nonwhi te households in the 
city of Chi cago in 1957 a re shown by a very deta iled size- ancl type-of-household 
classification in ta ble 6-5. Dispropor t ionate numbers of sma ll norma l fa mili es 
(husbancl , wife, and not more t han three r ela tives) a r e fou nd a mong white 
households ; dispropor t iona te nu mber. of la rge norma l famil ies (h 11!-ba11 cl . 
wife, and five or more r elatives ) and of atypical family groups (family hea d 
wi thout spouse and r elatives and/ or nonrela tives; husband, wife, and non
relat ives and/ or rela tives) a r e found among nonwhite households. Dis
proportionate numbers of per sons living alone in a dwelling a re found among 
white households; disproportiona te numbers of persons sha ring their dwelling 
wi th nonrela tives only are found among nonwhite households. It is worth 
n oting that white-nonwhite differences in type of household are grea ter than 
white-nonwhite differ ences in size of h ousehold. Normal families account for 
75 percent of the whitehouseholds as compared with 62 percent of the nonwhite 
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TABLE 6-5.-Percentage distribution of households by type and size, by color, 
for the city of Ohicago, 1951 

Type and size of household All White Nonwhite 

All households.......................................- ....... 100 100 100 
l====l====l==== 

Normal families..................................................... 72 75 62 
1----~----·1----

Husband, wife only............................................. 22 23 21 
Husband, wife, 1 relative ....................................... 19 20 13 
Husband, wife, 2 relatives ...................................... 16 17 11 
Husband, wife, 3 relatives ...................................... 3 9 7 
Husband, wife, 4 relatives ...................................... 4 4 4 
Husband, wife, 5 relatives ...................................... 2 2 3 
Husband, wife, 6 relatives or more .............................. 1 1 4 

l====l'=====I==== 
Atypical families with no nonrelatlves.............................. 10 9 16 

1----•1-----+----
Family head, 1 relative ......................................... 5 5 5 
Family head, 2 relatives ........................................ 3 2 4 
Family head, 3 relatives ........................................ • 1 1 2 
Family head, 4 relatives ........................................ 1 1 1 
Family head, 5 relatives or more................................ 1 (1) 4 

l====l====l==== 
Atypical families with nonrelatives................................. 3 1 8

,----~----+----
Family head, 2 persons (1 nonrelative).......................... 1 1 3 
Family head, 3 persons (at least 1 nonrelative) .................. 1 (1) 2 
Family bead, 4 persons (at least 1 nonrelatlve) .................. (1) 1 
Family head, 5 persons or more (at least 1 nonrelatlve) .......... ~:~ (1) 2 

1====11====1==== 
Primary individuals living alone .................................... 12 13 10 

!====ii====!==== 
Primary individuals with nonrelatlves.............................. 2 2 5 

1----•-----1----

Primary Individual, 1 nonrelative ............................... 1 1 2 
Primary Individual, 2 nonrelatlves .............................. 1 1 1 
Primary Individual, 3 nonrelatlves or more..................... (1) (1) 2 

1 Less than 0.5 percent. 

Source: "1957 OSNffi," table 3-2. 

households. Families in which the spouse of the head is absent account for 
only 9 percent of the white households as opposed to 16 percent of the nonwhite 
households. Families which share their dwelling with nonrelatives account for 
only 1 percent of the white households as opposed to 8 percent of the nonwhite 
households. The following figures provide a convenient summary : 20 percent of 
the nonwhite households would have to be shifted to another type and size of 
household category to make their distribution by type and size of household 
identical with that of white households; 16 percent of the nonwhite households 
would have to be shifted to another type-of•household category to make their 
distribution by type of household identical with that of white households; 10 
percent of the nonwhite households would have to be shifted to another size-of
household category to make their distribtuion by size of household identical with 
that of white households. 

Crowding typically is measured in terms of the persons•per•room ratio; i.e., 
the number of persons in the household divided by the number of rooms in 
their dwelling. It is by no means clear what an appropriate criterion of 
''.crowded" is in terms of the persons•per•room ratio. However, by and large, 
any household with a persons•per•room ratio of 1.51 or more can be regarded 
as crowded ; this ratio implies two persons or more in a one-room unit, four 
persons or more in a two•room uuit, five persons or more in a three-room unit. 
seven persons or more in a four•room unit, and so forth. By definition, a one
person household cannot be crowded ; hence, the following analyses are restricted 
to multiperson households. The proportion of crowded multiperson households 
increased slightly from 1940 to 1950-from 6 to 7 percent-and then decreased 
somewhat between 1950 and 1957-from 7 to 5 percent. About 5 percent 
of the white multiperson households were crowded both in 1940 and 1950; an 
estimated 2 to 3 percent were crowded in 1957. The proportion crowded among 
nonwhite households increased from 22 to 28 percent between 1940 and 1950 
and then fell to an estimated 12 to 16 percent in 1957. There is evidence of 
an overall decrease in crowding for both white and nonwhite households in the 
post•1950 period; however, the proportion crowded for nonwhites remains at 
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least four times as great as the proportion crowded for whites. The figures 
on crowding are shown in table 6-6. 

In the 1937 CSNHI, a persons-per-bedroom ratio rather than a persons-per
room ratio was reported. Because comparable data are not ava ilable for 
earlier years, we cannot trace changes in crowd ing as measured by the persons
per-bedroom ratio. In 1957, 3 percent of the multiperson households in Chicago 
were occupying units which included no bedroom at the time of original con
struction; the proportion occupying no-bedroom units was the same for white 
and nonwhite households. Twenty percent of the households in Chicago bad 
persons-per-bedroom ratios of 2.01 or more--17 percent of the white house
holds and 31 percent of the nonwhite households. '.rhese data, summarized in 
table 6-7, indica te substantially more crowding among nonwhite households 
than among white households. 

HOUSING CONDITIONS 

We now turn to white-nonwhite differential in quality of dwelling, rental, 
and income of occupant. In the main, the analyses are restricted to the renter 
sector for which data are more abundant. As table 6-8 shows, the proportion 
of renters among both white and nomvhite households has been decreasing 
durinl? the period 1940-19G7; at the latter date, 62 percent of the white 
households and 83 percent of the nonwhite households were renters. 

TABLE 6-6.-Percerztage of multiperson honseholds with persons-per-room ratios 
of 151 or more, by color, city of Chicago, 1957, 1950, and 1940 

Year All White Konwhlte 

1957 (estimate) ____________________ ___________ ·- --- ---- --- -- ------ . . 5 2-3 12-16 
195()________ _---· - - - - -- ------------- ------- - ---- ----------------- -- •• 7 -~ 28 
1940__ __ - - - - - - • -- -- - -------- - ---- -- •··- - . -- - - ••• - ••• · - - - - -- • • • •• · · -. 6 5 22 

Source: 1957 e~timates based on unpublished tabulations ~I household size (I to 6 or more persons) by
numher ol rooms (I to 9 or more rooms) obtained from the 19511 NHI of the Ilureau ol the Census; Duncan 
and Duncan (I 957), tables 21 and Z2. 

TABLE 6-7.-Percentage distribution by persons-per-bedroom ratio of multiperson 
households, by color, city of Chicago, 1957 

Persons-per-bedroom ratio All White Konwhltc 

Households with 2 persons or more _______ _____ ______________ _ JOO 100 100 
,-----1-----1----

No bedrocm ___------ -- --- ---- ______________________ ___ _______ ____ . . 3 3 3 
I bedroom or moro_____________ ------------------------------ _____ _ 97 97 97 

1-----1-----1----
Pcrsons per bed room: 

2.01 or more .. . . . -- - -- ---------------- ------- ______ ___________ ___ 20 17 31 
Less than 2.01. ______ _______________ ________ ·--------- -----···· · 77 80 66 

Source: "1~57 CSNHI.'" table 3-5. 

TABLE 6-8.-Percentage of households renting their dwelling, by color, city of 
Chicago, 1957, 1950, and 1940 

Year All White :S:onwhite 

1957----. _--- _-- __ . --- -- -- ____ -- _-- __ . ____ -- -- ___ -- _. ___ . ___ _-- _____ _ 66 62 83 1950___ ____________________________ __ ______ _______ ___ _______________ _ 70 67 88 
1940___ - - - - ---- - - - - - - - - - - - - - - - - - - - - -- • - - - - - - - - - - -- -- - - •• -- - - - - - - - - - - - 76 74 92 

Source: "1957 CSNIII," table 1-2; Duncan and Duncan (1957), table 23. 

The proportion of renter households occupying substandard dwellings 
decreased substantially between l!l50 and 19G7-from 2!) to 21 percent. The 
decrease in substandard housing was somewhat greater among nonwhite house
holds (60 to 35 percent) than among white household (24 to 16 percent). 
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However, in 1957, the proportion substandard for nonwhites was still more 
than double the proport ion substandard for whites. In 1940 Census of Housing, 
the concept "needing major repa irs" was employed rather than the concept 
"dilapidated" which was introduced in the 1950 census and used again in the 
NHI ; furthermore, the 1957 and 1950 data recognize "hot running water on a 
year-round bas is" as an indica tor of quality whereas the 1940 da ta do not. 
Unfortunately, we do not know whether the proportion of units cla ssified as 
"needing major repa irs or lacking priva te ba th and toilet" in 1940 is greater 
or less than the proportion of uni ts which would have been classified "sub
standard" in tha t yea r. The 1940 proportions are shown in table 6-9 along 
with the proportions substandard in 1950 and 1957; they indicate that a sizable 
white-nonwhite differential in quality of housing obtained even before the 
heavy inmigration of nonwhi tes during the housing shortage of the 1940's. 
Noncomparability precludes a ny estima te of the absolute amount or even 
direction of changes in the proportion of substandard housing between 1940 
and 1950 ; i.e., it is impossible to tell whether substandard housing increased or 
decreased between 1940 and 1950. It is fairly clear, however, tha t any changes 
tha t did occur must have been less favorable for nonwhites th an for wllites. 

TABLE 6-9.-Percentage of r enter h<Yuseholds occupying substamdard dwellings, 
by col or, city of Chicago, 1957, 1950, and 1940 

Year All White Nonwhite 

21 rn 35ml i~~ ~!~3!~?i l:::::::::::::::::::::::::::::::::::::::::::::::::: 29 24 60 
1950 (needing major repgirs or lacking pri vate bath and toilet) __ ___ _ 30 26 43 

NoTE.-1940 not comparable with 1950 and 1957; sec tex t . 

Source: ·' 1957 CSNlII," table 1-2; "1940 Census of Housing " vol. III, Illinois, tables B-3 and B-5n, 

.Although the proportion substandard among dwellings occupied by nonwhites 
is more than double the proportion substandard among dwellings occupied by 
whites, rentals paid by nonwhites are, on the average, only slightly lower tha n 
rentals paid by whites. In 1957, the median gross monthly rent for a ll rental 
units in Chicago City was $78. The media n rental for units occupied by non
whites was $76; the median rental for units occupied by whites was $78. As 
indicated ea rlier, 35 percent of the units rented by nonwhites were substandard 
as compa red with 16 percent of the units rented by whites. 

Ana lysis of cha nges through time in white-nonwhite differentials with respect 
to r ent is difficult because two concepts of ren tal have been used. The firs t, 
contract rent, is the rental contracted for ; it may include or exclude utilities 
and f uels a nd ma y be for a furni shed or unf urnished unit. The second, gross 
r ent, is cont ract rent plus the cost of utilities a nd fuels if these a re not included 
in the cont ract rent minus the estimated portion of the contract rent charged for 
furn iture in the case of furni shed units. Presumably, gross rent-in which 
interunit diffe rences in the inclusion of utilities, f uels, a nd furni ture in the con
trac t rent are elimina ted-is the more desira ble measure for comparisons a mong 
groups where the perquisites may va ry. In table G- 10, t he aYai lable stati:;ti<.:s 
on renta ls pa id by white and nonwhite renters a re summa rized. 

In terms of contract rent, the white-nonwhite differential was reduced between 
1940 a nd 1950. Median contract monthly renta ls of $33 for whi te households 
and $24 for nonwhite households are reported in 1940; in 1950, the media n renta l 
was $45 for white households and $41 for nonwhite households. Incidentally, 
differences in rental between s tandard and substanda rd uni ts were markedly 
la rger than differences in rental between units with white occupants a nd uni ts 
with nonwhite occupants. In 1940, median contract monthly rental for uni ts 
"need ing no ma jor repairs a nd with priva te ba th a nd toilet" was 37 as com
pa red with a media n of $17 for other uni ts; mecl ia n gro s monthly rental fo r 
standa rd uni ts in 1950 was $53 as compared with a median of $34 for substand
a rd uni ts. In 1957, statistics on gross rent a re a va ilable both fo r households by 
color a nd dwellings by quality. Median gross monthly ren ta ls of 78 for wll ite 
households a nd $76 for nonwhite households are reported; med ian gross monthly 
r enta ls of $83 for sta ndard units a nd $55 for substandard uni ts a re repor ted. 
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TABLE 6---10.-Percentaue distribution of renter-oce1ipiea awelli nu units by rent, 
by co'lor of occupa,nt, city of Ohicauo, 1957, 1950, and 1940 

Monthly~rent 
1057 1950 1940 

All White Non-
white 

All White Non-
white 

All White Non-
white 

----------1------ ---------------------
CONTRACT RENT 

All----·- --·-·-· · ··-·-· •• •••••• 100 100 100 100 100 100 

Less than $20---··-· ·- - -- ··· ---··-·· -·· -- -· ···----· 9 9 7 25 23 35 
$20 to $39 ____ ·- ·-·--·-··-·-· -- · ··--- ·------ · - - · ---- · 31 30 39 41 41 44 
$40 to $49.---- ··-··-- ·-·-·-- --· -··-· ·----·-· ·----··· 21 21 21 10 20 12 
$50 to $50---·-- ----- · -··-- ·- · -··-· ·- ·----· · · ··-·--- 16 16 16 8 8 6 
$60 to $99.·-··-··· ··· · -· · ··· · - ······ ··-·-· .• - -···--· 6 6 218 19 16 
$100 or more--•-·· •·-···-·-· ··-·-· .• ·······- •·····-· 4 4 1 1 2 

Median ••• •···- · · ····· ··-·-··· ···-···· ••••• ••• $44 $45 $41 $32 $33 $24 

GROSS RE"-"T 

AIL_••---··· · · ·-- -· ·· · 100 100 100 100 100 (') (') 

Less than $20.---· ·· · ··-···· 6 6 5 3 · ·····•· •• ·-·-· · 13 ·· · ·-· · · · ···--·-
S20 to~.-- •- ·-·· ···•• ··· • · .•.••• .• •••..... -· ······ 27 45 
$40 to $49. _••• -··-·· ······· 8 8 9 22 22 
S50 to $59. ·- ········· ·-· ... 11 11 12 21 11 
$60 to $99.• ·•···• -··-·· ·-· .• 54 54 54 22 8 
$100 or moro...• ••-·· · ··-··· 21 21 20 4 1 ------------------------= 

Median••-·· ···--···- · $78 $78 $76 $48 ·---··· · ·••••••• $36 · ···-··- · · ···-·-

1 Less than 0.5 percent. 
' Data not available. 
Source: "1057 OSNHI," table5-3; Duncan and Duncan (1057) , table 24; 1950 Census or Housing,"

vol. II, ch. 36, table B-3; "1940 Census or Housing," vol. III, Illinois, table B-3. 

Before considering the interrelations between quality of dwelling and rental 
for white and nonwhite renters, we present some statistics on the incomes of 
white and nonwhite families; the figures are for owners and renters combined. 
The median 1956 family income for all prinlary families in Chicago was $5,590; 
for white primary families, the median was $5,910 and for nonwhite primary 
families the median was $4,192. Disproportionate numbers of white families 
are found at each income level above $5,000; disproportionate numbers of non
white families are found at each income level below $5,000. The average family 
living in Chicago in 1950 received an income of $3,956 in 1949; the median income 
was $4,189 for white families and $2,526 for nonwhite families. Disproportionate 
numbers of white families are found at each income level about $3,000; dispro
portionate numbers of nonwhite families are found at each income level below 
$3,000. 

Probably the incomes of white and nonwhite families were no more alike 
in 1957 than in 1950. The median income for nonwhite families was about 
$1,700 less than the median income for white families both in 1949 and 1956 ; 
the ratio of nonwhite to white median income may have been slightly lower 
in 1949 than in 1956. The difficulty in assessing the change in the white
nonwhite differential with respect to income over the 7-year period stems from 
the fact that the 1957 statistics are restricted to primary families (families 
comprising a household head with relatives who share the dwelling ) whereas 
the 1950 statistics pertain to all families (primary families and secondary 
families who live in a household headed by a nonrelative or in a quasi-house
hold) . Primary families accounted for about 97 percent of all white families 
and 91 percent of all nonwhite families in 1950 ( Chicago Community Inventory, 
1954, table B-4, and Hauser and Kitagawa, 1953, table 7). It seems likely that 
primary families would tend to have higher incomes than secondary families; 
if so, the white-nonwhite difference in 1949 income of primary families would 
have been slightly less than the observed difference for all families. Therefore, 
it seems safe to conclude that the income differential between white and non
white families was not reduced between 1950 and 1957. 



---

---------- ---------- ----------

652 

TABLE 6-11.-Percentage distribution of families by family income, by color, 
city of Ohicago, 195"1 and 1950 

Primary hmilles\ 1957 All families, 1950 
(1956 lncome (1949 lncome) 1 

Family income 

All White Non- All White Non-
white white 

All families reporting_______________ 100 100 100 100 100 100 
Less than $2,000__________________________ 6 5 10 14 12 34$2,000 to $2,999____________________________ 5 4 11 15 13 29$3,000 to $3,999____________________________ 12 9 25 22 22 19
$4,000 to $4,999____________________________ 17 17 20 16 17 9$5,000 to $.5,999____________________________ 16 17 13 12 13 4$6,000 or more_____________________________ 43 48 22 21 23 4 

Median_____________________________ $5,500 $5,910 $4,192 $3,956 $4,189 $2,52&
Median Income for renters only_____ 6,078 5,517 3,947 

1 Nonwhite category Includes nonwhite fqm!lles In census tracts with 250 or more nonwhite residents 
other nonwlilte households Included in write category. 

NoTE.-1950 not comparable with 1957; see text. 

Source: "1957 CSNffi," tables 4-3 an! 4-4; Duncan and Duncan (1957), table 20; Hauser & Kitagawa
(1953), table 7. 

Income statistics for renter families separately are available only in 1957. 
The median income for all renter families was $5,078 in 1956, some $500 below 
the median for all families. The median income for white renters was $5,517, as 
compared with a median of $3,947 for nonwhite renters. The white-nonwhite 
difference in median income thus, is about $1,600 for renters, or about the same 
as for all families. 

TABLE 6-12.-Percentage of renter families in substandard dwellings, by color and 
income, city of Ohicago, January 195"1 

Percentage or famllles In Percentage distribution of 
substandard units families by Income 

Famlly Income In 1956 

All White Nonwhite All White Nonwhite 

All families reporting. ______________ 17 12 33 100 100 100 

Less than $2,000.------······-·-··-·-···-- 42 29 60 7 6 12
$2,000 to $2,999 ____________________________ 35 31 39 6 4 12
$3,000 to-$3,999____________________________ 26 22 31 14 10 27
$4,000 to $4,999. ___________________________ 17 13 30 20 21 20
$5,000 to $5,999____________________________ 12 9 23 16 17 12
$6,000 to $6,999.___________________________ 8 4 25 12 13 7 
$7,000 to $7,999 ·--------------------------- 10 7 26 8 10 4
$8,000 to $8,999.___________________________ 7 6 22 6 7 2 
$9,000 to $9,999·················-·--------- 4 2 16 2 3 1
$10,000 or more____________________________ 5 5 7 7 9 2 

Source: "1957 CSNHI," tables 4-3 and 4-4 and unpubl!sbed tabulation. 

The data just presented have shown that (1) the housing of nonwhites is, 
on the average, inferior in quality to the housing of whites; (2) rentals paid 
by nonwhites are, on the average, nearly as great as rentals paid by whites; 
and (3) incomes received by nonwhites are, on the average, substantially lower 
than incomes received by whites. To compete in the housing market non
whites must pay rentals more or less equivalent to those paid by whites and can 
do so only by allocating larger proportions of their income to housing. How
ever, even though the nonwhite families pay rentals equivalent to those paid 
by white families, they are more likely to obtain substandard housing. More 
detailed analyses of the relationships among housing quality, income, rentals, 
size of unit, and type of family in 1957 follow. 
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Quality, r ent , and incom e in 1951 
The data in table 6--12 show that dispropor t iona te numbers of nonwhite r enter 

famili es received incomes of less tha n $4,000 in 1956 a nd disproportionate num
bers of whi te r enter famili es rece ived incomes of $4,000 or more; the data also 
show that the propor t ion of famil ies occupying substanda rd dwellings decreases 
as income increases. 'l' hus, one would expect the proportion substa nda rd to be 
somewha t higher a mong nonwhi te than among whi te families because of the 
r ela tively low incomes r eceived by nonwhite fa milies. H owever , wben white 
and nonwh ite fami lies wi th t he same income a re compared, t he proport ion of 
families in substanda rd d\Yellings is consistently higher fo r nonwhites than f or 
whi tes. I n pa r t, t hen, t he higher propor t ion substanda rd fo r a ll nonwhite 
fa milies is accounted fo r by the fact t hat the income-specific proportions sub
sta nda rd a re higher for nonwhite than fo r white fa milies. An a na lytical tech
nique kno\Yn as "components of a cliITerence between two rates" (Kitaga wa, 
1955) perm its one to determine h ow much of the white-nonwhite di ffe r ence in 
propor t ion substanda rd is due to the d ifie rence between whi te a nd nonwhite 
fa mili es in their income di st r ibu t ions a nd how much of the di ffe rence is due to 
diffe rences between white and nonwhi te fa milies in their income-specific pro
porti ons substa nda rd. 

T welve percent of the whi te famili es as compa red with 33 percent of the 
n onwhi te fam il ies who r eported their 1956 famil y income were li ving in sub
sta nd a rd units. Of t he obser ved di ffe rence in propor t ion substa nda rd, 28 per
cent is accounted fo r by the di ffe r ence between whi te a nd nonwhi te fa milies in 
thei r income dis tributions and 72 percent is due to di ffe rences between whi te 
and nonwhi te fam ilies in their income-specific propor t ions substanda rd. The 
obser ved difference a nd its "components," therefore, a r e as follows: 

D i(Ter ence 
(nonw h i t e mi nus w h i t e) 

P er ccn tagc poin t s 
Observed di ffe rence (33 minus 12 ) ____________________________________ 21 

Due to income di stributions______________________________________ 6 
Due to income-specific propor t ions________________________________ 15 

(Calculation of th e components is as follows: Let S =the propor t ion substandard 
for whi tes in a gi,en income group ; s= the proportion substandard fo r n on
whites in that income group; W = the propor t ion of white f:lmili es in tha t in
come group; and N=the proportion of nonwhi te famili es in tha t income group. 
Compute the product of (s + S ) /2 times ( N - W ) fo r each income group, a nd 
sum the products fo r a ll income g roups. The sum is the di fier ence accounted 
for by whi te-nonwhi te di ffe rences in income distribu t ion, or in t he fo regoing case, 
0 percentage points. Then, compute t he product of (N+ W)/2 t imes (s-S ) for 
each income group, a nd sum the products fo r a ll income groups. The sum is 
the di ffe rence accounted f or by white-nonwhite di ffe r ences in income-specific 
proportions substanda rd, or in the fo regoing case, 15 percentage points. ) 

The distribut ion of r enter primar y fa milies by color , and renta l a nd quali ty 
dwelling uni t is shown in table 6--13. Note tha t di ffe rences between wh ite and 
nonwhi te fa milies wi th r espect t o gross rent a r e negligible. Thus, a lthough 
the proportion substanda rd decrea ses as rent increases, white-nonwhi te di ffe r
ences in r enta ls pa id cannot account for much of the whi te-nonwhi te d ifference 
in substandard housing. ·when whi te a nd nonwhi te fam ilies pay ing th e same 
rent a re compared, the nonwhi te famili es cons istently ha,e the hig her propor
tions substanda rd tha n do the white famili es. The components analys is shows 
tha t onl y 5 percent of the whi te-nonwhite differentia l in housing qua li ty is 
accounted for by wh ite-nonwhite differ ences in r enta ls; 95 percent is accounted 
for by white-nonwhi te di ffe rences in the rent-specific proportions substa ndard. 
The observed difference and its components a re: 

D i/Terence 
(nonw llit e mfous iohite) 

P e1·ce11 t age poillts 
Observed difference (32 minus 12) __________________________________ 20 

Due to r ent distributions ________________________________________ 1 
Due to rent-specific proportions__________________________________ 19 

In sum, it is clear that nonwhite families receive less "quality" per dollar 
spent on housing than do white families; and the relatively high proportion 
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of nonwhite families in substandard housing can be attributed only in small 
part to their relative economic disadvantage. 
Quality, rent, and, size of unit in 1957 

The possibility that nonwhite families obtain larger dwellings than do whi'te 
families paying like rentals is investigated in this section. In a sense, the 
question can be formulated as: Do nonwhite families sacrifice quality for space?

The available measure of dwelling-unit size is number of bedrooms in the 
unit. ( Only rooms intended for use as bedrooms were to be reported ; however, 
-some respondents may have reported rooms designated for other use which are 
temporarily or secondarily being used as bedrooms in addition.) No statisti
-eally significant difference between the size of units occupied by white families 
and the size of units occupied by nonwhite families is found; the distributions of 
the respective groups by size of unit are: 

Total White Nonwhite 

All unit-• ------ 100 100 100 

No bedroom___________ 
1 bedroom__________________ 

5 
35 

5 
34 

3 
38 

'2 bedrooms___:a bedrooms______ ------ --------
-----

43 
15 

43 
15 

40 
15 

4 bedrooms or more_ 2 2 4 

'TABLE 6-13.-Percentage of renter fwmilies in substana,ara, awellings, by color 
and, rent, city of Ohicago, 1957 

Percentage of famll!es in Percentage distribution of 
substandard units famll!es by rent 

Gross monthly rent 

All White Non- All White Non-
white white 

All families reporting_______________ 17 12 32 100 100 100,____,_ 
Less than $40____________________________ _ 55 54 58 4 4 3

'$40 to $49 ________________________________ _ 41 36 54 6 6 7
'$50 to $59 ________________________________ _ 32 30 39 10 10 11
'$60 to $69 ________________________________ _ 24 13 50 14 13 16 
'$70 to $79 ________________________________ _ 21 13 40 15 15 16 
$80 to $89 ________________________________ _ 10 5 25 16 17 14
'$90 to $99 ________________________________ _ 4 15 12 12 11 
:$100 to $109 ______________________________ _ 5 15 8 8 10
'.$110 to $119 ______________________________ _ 4 1 13 4 4 5
'$120 to $139 ______________________________ _ 1 5 5 5 6
$140 or more______________________________ 1 7 5 6 1 

Source: "1957 CSNHI," table 5--4. 

It was shown earlier that the overall white and nonwhite distributions by rent 
were similar; and within each size-of-unit group, the rental distributions for 
white and nonwhite families are more or less the same. However, there is 
.-some tendency for nonwhite families to pay less than white families for small 
llllits (no bedroom or one bedroom) and more than white families for large
llllits (three bedrooms or more). This may reflect more intense competition 
'for large units inasmuch as the available vacancy rate (2.3 percent for all 
-rental units) was 3.6 percent for units with one to three rooms and 1.5 percent 
for units with four rooms or more ("1957 CSNHI," table 1-4). (The statistics 
:for available vacant units for rent pertain to number of rooms rather than 
number of bedrooms.) 

The proportion substandard decreases as the size of unit increases for both 
white and nonwhite families; however, table 6-14 shows that the proportion 
,substandard is two or three times as great for nonwhite families as for white 
families within each size-of-unit group. When white and nonwhite families 
occupying units of the same size and with the same rental are compared, the 
J)roportion substandard consistently is higher for nonwhite families than for 
white families. The white-nonwhite differential in proportion substandard 
tends to be less for units with low rentals than for units with high rentals 
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within each size-of-unit group. Although there is no direct evidence, this pat
tern may be related to the fact that dwellings in Chicago Housing Authority 
projects, none of which is substandard, are concentrated in the lowest rental 
groups and are occupied in the main by nonwhite families. (According to 
the CHA Annual Report for 1957, average rental per unit per month in CHA 
projects was $54; as noted earlier, four-fifths of the occupants were nonwhite.) 

TABLE 6-14.-Percentage of renter families in substandard dwellings, by color, 
r ent, and size of unit, city of Chicago, 1957 

P ercentage of families in Percentage distribution of 
Number of bedrooms a nd gross substandard units families by rent 

monthly rent 

All White Nonwhite All White Nonwhite 
---------------,------------------

All families repor t ing ___ ______ ___ __ _ 17 12 32 100 100 

Less th s n $60 ___ _________________________ _ 39 36 47 20 20 21 
$60 to $79 ___ . ___ ______ _________ __________ . 22 13 45 28 28 32 
$80 to $99 ___ ___ ___. _____ _______ _____ . _____ 7 3 21 28 30 25 
$100 or more _- -·--· - -· - · ·-- -- - · - -- - -- --- - - 3 (') II 23 23 22 

0 or I bedroom __ _____ _____ _________ _ 24 16 50 100 100 100 

Less t h an ~60 ___ __________ __________ __ ___ _ 56 50 67 22 19 21) 
$60 to $79 _____ __ ____ ___ __ __ __ _____ ________ 30 7 f,() 33 30 40 
$80 to $S9 ___ ____ __--- _. - ___- - . - - - - - - - - - -- - 11 7 28 19 21 13 
$90 or more __ - ----- - - ----- - -- - - - - --- - - - - -. 3 (!) 17 27 30 18 

2 bedrooms___ -- - --- - ------- -- -- - -- - 13 11 20 100 100 100 

Less thsn $60_ -- - -- - - -- - --- - ----- - ------- - 26 27 23 24 25 20 
$60 to $79 ___ __ __ ______________ ___________ _ 17 13 28 26 26 28
$80 to $99 ___ __________ _________ __ ________ _ 7 3 17 26 2.\ 30 
$100 or more ________________ _____________ _ 2 (1) 8 24 2.5 23 

3 bedrooms or more _______ ____ ____ __ 9 18 100 100 

Less than $70___ _____--- - - - ------- - --- - - - - 17 17 '19 20 21 16 
$70 to $89 ___ _______- _--- - - - - ______________ 10 26 27 28 24
$9 to $109 ____ ____ ____ _____ _________ ___ __ _ 8 20 23 21 28 
$110 or more ______ ____ ____ ____ _______ _____ 4 10 30 29 32 

1 Less than 0.5 percen t . 
2 B ased on less than 50 sample cases. 

Source: "1957 C SN HI ," t able i>-4. 

Nonwhite families apparently obtain no more space per housing dollar than 
do white families; but the space which they obtain is likely to be of poorer 
quality. The answer to our rhetorical question is clear: Nonwhite families 
get less desirable housing but no more space for a given rental than do white 
families. 

Qual-ity, family type and size, and income in 1957 
Disproportionate numbers of white families comprise the husband, wife, and 

their relatives whereas in a relatively high proportion of the nonwhite families 
the spouse of the family head is absent and/ or nonrelatiYes share the d~Yell
ing ; white families also tend to be smaller than nonwhite families. (For 
statistics on type and size of family, see Table 6-5.) 

Table 6-15 shows that when white and nonwhite families of the same type 
and size are compared, the proportion substandard is consistently higher for 
nonwhite families than for white families. If the proportions substandard are 
standardized for income, the white-nonwhite differential in housing quality for 
each type and size of family group is reduced by a tenth to a fourth; but non
white families are more likely to occupy substandard dwellings than are white 
families of the same size and type and with the same income. Inasmuch as 
nonwhite families tend to allocate greater proportions of their income to rent 
than do white families with equivalent incomes, standardization for rent prob
ably would reduce the white-nonwhite housing quality differential even less 
than standardization for income. (No tabulation of families by size and type 
of family, rent, and quality of dwelling is available.) Thus we conclude that 
the white-nonwhite differential in substandard housing is not accounted for-
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by differences between white and nonwhite families in their composition and 
economic status. 

TABLE 6-15.-Percentage of renter families in substandard dwellings, by color, 
type, and size, observed and standardized for income, city of Ohicago, 1957 

Percentage of families In substandard nn!ts 

Type and size of family Observed Standardized for !ncomet 

All White Nonwhite White Nonwhite 

All families.......................... 17 12 32 12 28 
'========l=====l====I==== 

Normal fam!lles ..................... 15 11 32 11 28 
l----1-----1------l----l----

2 persons .................................. 18 13 38 12 34 
3 persons .................................. 10 7 28 8 25 
4 persons .................................. 14 12 23 13 21 
5 persons or more .......................... 19 13 32 14 29 

5 persons .............................. 15 10 29 
6 persons or more ...................... 25 18 33 

l=====l,====l=====l====I====
Otber !am!lles; no nonrelat!ves...... 29 21 41 17 33 

1----J.----l-----l----1----
2 persons .............·······------·-...... 28 20 52 15 44 
3 persons.................................. 21 11 35 10 27 
4 persons or more.......................... 36 2 37 36 • 34 29 

l====J,====l=====l====I====
Families with nonrelatives. ............... 15 •8 19 • 9 14 

1 Indirect standardization using Income-specific proportions substandard or all white fam!lles. 
• Based on less than 50 sample cases. 

ESource:,."1957 CSNHI," table :HI. 

The proportion of white and nonwhite families occupying sub-: 
standard dwellings at each income level was shown in table 6-12. 
Standardization for type and size of family reduces the white-non
white differential in substandard housing only a small amount. The 
proportion substandard for nonwhite families was 21 percentage 
points greater than the proportion substandard for white families; 
after standardization for size and type of family the proportion sub
standard for :iionwhite families was 18 percentage points greater than 
the proportion substandard for white families. The differences be
tween observed and standardized proportions substandards are shown 
below at selected income levels: 

Difference (nonwhite 
minus white)

Family income 

Observed Standardized 

Less than $2,000........................................................... 31 29 
$2,000 to $2,999•••••••••••••••_--········---·--·-·---·-· _··---······-----··- 8 5 
$3,000 to $3,999....................____............______......._.........._ 9 9
$4,000 to $4,999 ____..... __..___________.......__________................. 17 16 
$5,000 to $5,999••••....•.......•--·····-··-·---·--·--.........······-----·-_ 14 10 
$6,000 to $6,999....................._. _.......-·-----·--·.._____............ 21 17 

Each of the preceding analyses has brought out the fact that the white
nonwhite difference in housing quality is accounted for in only small part by 
differences between white and nonwhite families in their family characteristics, 
economic characteristics, or the rental and size of their dwellings. When com
parisons are made between families of the"same type and income or between 
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famili es paying the same rents for dwellings of like size, the proportion sub
standard is substantially higher for nonwhite families than for white families. 

R entals of standard and substandard units 
The statistics on rent, quality, and size of unit by color of occupant now are 

rearranged to answer a somewhat different question: Can landlords get a 
"bonus" for renting to nonwhite households '/

Consider first the rentals for substandard dwellings shown in table 6-16. 
Half the sub ta ndard dwellings in the city of Chicago had gross monthly rentals 
of less than 55 in 1957; the median rental for white households in substa ndard 
units was $;30 as compared wtih a median rental of $G5 for nonwhite households 
in sub. tandard units. On the average, then, a $15 "bonus" is found. 

If comparisons a re restricted to substandard dwellings of the same size, i.e., 
with the same number of bedrooms, nonwhites consistently pay higher r~nts 
than whites; and the differential apparently increases as size of unit increases. 
F or example. the a,erage one-bedroom, sub tandard unit with white occupants 
rented for $:il whereas the average one-bedroom, substandard unit with non
white occupant rented for $G3. 'l'he average two-bedroom, substandard unit 
with white occupants rented for $52, whereas the average two-bedroom, sub
standard un it with nonwhite occupants rented for $72. 

With re:rard to standard dwellings, the median rental for units occupied by 
whites, $83, was about the same as the median rental for units occupied by 
nonwhites, ~8-1. We strongly suspect, although there is no direct evidence on 
the point, that if the standard dwellings were classified into more detailed qual
ity groups such as "sound" and "deteriorating," a "bonus" for renting to non
whites again would appear.

The average one-bedroom, standard unit with white occupants rented f'lr $84, 
as compared with $76 for the average one-bedroom, standard unit " ·ith non
white occupant . The average two-bedroom, standard unit with white occu
pants rented for$ 2. as compa red with $84 for the average two-bedroom, stand
ard unit with nonwhite occupants. However, the median rental of a standard 
unit with three bedrooms or more was $92 if the occupants were white as com
pared with $101 if the occupants were nonwhite. If comparisons between white 
and nonwhite households are made at the first or third quartile of rent rather 
than the median ( econd quartile), the pattern of differences Is much the same 
Nonwhite occupants pay more rent for substandard dwellings than do white 
occupants; rentals of standard units are about the same for white and non
white households. 

TABLE 6-16.-Quartiles of gross monthly rent for d10elling 11nits, by quality and 
color of occupant, city of Chicago, 1957 

Standard units SubsL~ndard units 

Qunrtllcs or gross monthly ren t 
All White Non All White ~·on

white wh ito ______________,______------------
.All rente r occupied units:

Q,. ______ ____ ________ _________ _____ ___ 
Q, (median) ____ . _. __ ___. ______ . _____ . 

$f,6 
83 

$67 
83 

S65 
84 

$42 
M 

<S40 
50 

$51 
65 

Q,. -• ------ ----- --- ---- ------ ---- ----. 
No bedroom:

Q, __ __ __________ _____________________ _ 
Q, (median) ____ ____ .. _______ ... _____ . 

100 

63 
72 

99 

63 
72 

101 

1 68 

70 

<40 
45 

62 

< 40 
44 

78 

'46 
Q,_ - - - -------------- - -- ----- - - - - -- -- - -

1 bedroom:
Q, __ ___ ___ ___________________ ________ _ 
Q, (median) __ _______________ ___ ____ __ 

82 

68 
83 

82 

70 
84 

58 
76 

55 

<40 
56 

55 

<40 
51 

~9 
63 

Q, _ - - - - - - -- -- ---- --- - -- ----- - - ----- - - -
2 bedrooms: 

06 96 92 69 64 73 

Q,_ - --- ----- - ------- - - - - - -- - - -- - ---- - . 
Q,_ - ----- -- - - --- - - - -- - - -- ----- - - ----- 
Q,_ - -- - --- - - - - - ------ - - - - - -- - -- - -- --- -

3 bedrooms or more: 

63 
8.1 

102 

63 
82 

103 

66 
84 

100 

46 
58 
74 

43 
52 
65 

59 
72 
84 

Q, _- - -- - -- - ---- ------- ----- --------- - . Q, (median) _________________________ _ 
76 
04 

75 
92 

79 
101 

57 
73 

---- -- ---- ------- - --
I 58 I 89 

Q,_ - - - - - - - - - - -- - - - - - - - - - - - - - - - - - - - - - - - 123 126 120 100 

1 Based on Jess t han 50 sam pie cares. 
Source: "1957 CSNIII," Tnblo 5-3. 
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The foregoing might be interpreted as evidence of "residential discrimination" 
as the term is employed by Becker. Becker (1957, p. 60) states: 

"Kegroes still (1957) appear to pay significantly more than whites for 
equiYalent housing in cities like Chicago, where rent control and restrictive 
covenants have been abolished for several years. This can be interpreted as 
an equilibrium difference that \Yill be maintained until public policies or indi
vidua l tastes change. Another interpreta tion is possible: that the very rapid 
influx of Kegroes into Cllicago during the last 15 years llas led to temporary 
differences between rents paid by Kegroes and whites which would be elimin
ated a few years after the influx ceased ." 

B ecker himself lea ns towa rd the la tter interpretation and conjectures (p. 129) 
that "tile res idential discrimination observed in many northern cities is a 
consequence of the inmigration of Negroes and the residential segregation in 
these cities." 

It may be that Becker's conjecture is right. However, it is worth nothing 
tllat in 19-10, following a decade of relatively slow inmigration of Negroes, 
r esidential discrimination ~ms in evidence. The median monthly contract rent 
for a dwelling of inferior quality (needing major repairs and/or lacking 
facilities ) was $17 if the occupants were white and $20 if the occupants 
were nonwhite ( "1940 Census of Housing," vol. III, Illinois, tables B-3 and 
B-5a) . Although the "bonus" for renting to nonwhites was only on the order 
of $3, the median rental for nonwhites was 20 percent greater than the median 
rental for whites. In 1957, the "bonus" appears to be about $15 and the median 
rental for nonwhites is some 30 percent greater than the median rental for 
whites. 

A somewhat different description of the situation might be offered. It can 
be conjectured that given the high degree of residential segregation which 
obtains in the city of Chicago, white and nonwhite households are not compet
ing in the same housing market. Instead, white households are competing in a 
white hous ing market; nonwhite households are competing in a nonwhite 
housing ma rket. If this were the case, supply and demand factors in the 
white housing market would be more or less independent of supply and demand 
factors in the nonwhite housing ma rket; and relationships among quality, size, 
and rent might be quite different in the two markets. 

Quality and rental in 1951 for recent inmigrants 
Separate tabulations of the CSNHI were prepared for households which 

reported that they had moved into their present dwelling and into the Chicago 
SMA within the 2-year period preceding the survey. Some 43,000 households 
were reported as recent inmigrants-36,000 white households and 7,000 nonwhite 
households. Nonreporting was high on the mobility questions; and there is 
some reason to think that recent inmigrant households were underreported. 
(No independently derived statistics are available for comparison. The esti
mate of inmigrant households ca nnot be related to estimates of net inmigra tion 
of nonwhite popula tion because the proportion of recent migrants living in 
households is unknown. H oweYer, Duncan and Duncan, 1057, pp. 40 and 43, 
cite evidence that inmigrants probably were underreported in the 1940 and 
1950 censuses.) Despite probable underreporting of migrants, examination 
of the housing characteristics of households who identified themselves as recent 
inmigrants seems warranted. 

Recent inmigrant households are compared with households which have 
lived in the Chicago SM.A for more than 2 years in table 6-17. (An unknown 
number of recent inmigrant households may be included in the nonmigrant 
group; however, they are households which failed to identify themselves as 
recent migrants.) The vast majority (about 94 percent) of the recent
migrant households, both white and nonwhite, are renters; only 65 percent of 
the nonmigrant households rented their dwellings, 60 percent of the white house
holds and 83 percent of the nonwhite households. The following observations 
are restricted to the rental sector, in which virtually all of the recent migrants 
and about two-thirds of the nonmigrants are found. 

Renters who are recent migrants are occupying substandard units twice as 
often as are nonmigrants; the proportion substandard is 40 percent among 
recent migrants as compared with 20 percent among nonmigrants. The average 
dwelling unit occupied by a recent-migrant household rents for $68. By 
compari son the median rent paid by nonmigrant households is $78, or about 
~10 more. When the recent-migrant versus nonmigrant comparison is restricted 
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to units of the same quality, the differential tends to disappear. The average 
standard unit occupied by recent migrants rents for $78, as compared with 
a median rental of $84 for units rented by nonmigrants. The average sub
standard unit occupied by recent movers rents for $54, as compared with a 
median rental of $55 for units rented by nonmigrants. On the average, units 
rented by recent migrants are of roughly the same size as units rented by 
nonmigrants. .Apparently, then, recent migrants receive about as much space 
:.md housing "quality" per rental dollar as do the nonmigrants; there is little to 
suggest that recent migrants are "taken advantage of" in the housing market. 
The relatively high proportion of recent migrants in substandard housing is 
nccounted for in large pa rt by the fact that they occupy relatively inexpensive 
dwellings; it ma y well be the case that many recent migrants are allocating 
high proportions of a very limited income to housing, but the rentals which 
they pay are low as compared with the rentals of nonmigrants. 

TABLE 6-17.- Sel ec.ted housing chara.cteristics of recent-migrant and nonmigrant 
ho1iseholds, by color, city of Chicago, 1957 

Households which have lived in the Chicago SMA-

Characteristic N ot more thau 2 years More than 2 years t 

All White Nonwhite All White Nonwhite 

N umber or households (in t housands) _____ 43 36 7 1. 064 864 200
Pcrccntw:c renting __ _______ ________ __ __ __ _ 94 94 93 65 60 83 
Renters only : 

Substandard housing (percent sub-
standard)_ __ __ . __ __ ____ ___ ___ ______ _ 40 35 60 20 15 33 

M ed ian gross monthly rent : 
All un its __ $68 $69 $64 $78 $79 S76Standard: : :· -- -- --- - - - --- -- - - $78 $77 2 $87 $84 $84 $85 

Su bstandard __ _______ _________ $54 $54 2 $52 $55 $49 $66 
M ed ian number or bedrooms: All 

tuti ts ____ _______ ___ ____ ____ ____ ___ ___ I. 4 I. 4 I. 4 1.6 1.5 1.6 

1 Includes unknown number or hoCJscholds li ving in SMA not more than 2 years who did not revort 
year moved into present clwell in~ . 

• Based on less than 50 sam ple cases. 

Source: "1957 CS::--1Ill, " t ables 5-3, 7-1, 7-5, 7-7, and unpnblishecl tabulation. 

The proportion substandard for nonwhite households is a bout double the 
proportion substandard for white households among both recent migrants and 
nonmigrants. Sixty percent of the recent-migrant nonwhite renters as com
pared with 35 percent of the recent-migrant white renters have substandard 
housing ; 33 percent of the nonmigrant nonwhite renters as compared with 15 
percent of the nonmigrant white renters are living in substandard units. How
ever, among both recent migrants and nonmigrants, rentals averaged only 
slightly less for nonwhite than for white households. Median rentals for re
cent mi grants were $64 for nonwhites and $69 for whites; for the nonmigrants, 
median rentals were $76 for nonwhites and $79 for whites. Wben quality of 
dwelling is controlled, nonwhite households appear to pay at leas t as much 
as whi te households for equivalent housing. Note that among nonmigrant rent
ers living in substandard units, the nonwhite households pay a median rental 
of $66 whereas the white households pay a median rental of $49. On the 
average, the units occupied by nonwhite households are of a bout the same size 
as the units occupied by white households. The relative disadvantage of non
whites in the housing market appears to be as great for householcls which 
have lived in the Chicago area for at least 2 years as for households which 
have moved to Chicago recently. 

If Becker's conjecture is correct, i.e., if residential discrimination against 
nonwhites stems in pa rt from their relatively heavy inmigration, the relation
ship is indirect rather than direct. There is no evidence that the inmigrants 
themselves a re taken advantage of in the housing market; rentals paid by 
recent migrants for dwellings of a given quality and size apparently are about 
the same as rentals pa id by nonrnigrants for like dwellings. However, the rela
tively heavy inmigra tion of nonwhites and consequent rapid growth of non-
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white population may well underlie the "piling up" process described by 
Duncan and Duncan (1957). Such rapid population growth may result in 
residential discrimination when it is not balanced by a proportional expansion 
of the available housing supply. 
White ancl nonwhite homeowners in 1957 

.About 34 percent of the households in Chicago owned (or were purchasing) 
the dwelling which they occupied in 1957. Homeownership occurred twice as 
often among white households (38 percent homeowners) as among nonwhite 
households (17 percent homeowners). 

The proportion substandard was .six times as high for units with nonwhite 
owner-occupants as for units with white owner-occupants. Table 6-18 shows 
that 3 percent of all owner-occupied dwellings were of substandard quality; 
2 percent of the units with white owner-occupants as compared with 12 percent 
of the units with nonwhite owner-occupants were dilapidated or lacked ade
quate facilities. 

The average nonwhite owner-occupant family had an income of $5,500 in 
1956-$1,000 less than the average white owner-occupant family. The number 
of nonwhite homeowners is too small to permit any detailed analysis of .differ
ences in housing quality between white and nonwhite homeowners with equiva
lent incomes. It seems probable, however, that the relative economic disad
vantage of nonwhite homeowners does not account fully for the observed 
white-nonwhite differential in quality of dwelling. 

Value of property is the owner-occupant's estimate of the selling price of 
his property, including both structure and land; it is available only for one
dwelling-unit properties without business. Only half the owner-occupied dwell
ings in Chicago fall into this category-52 percent of the units with white 
owner-occupants and 28 percent of the units with nonwhite owner-occupants. 
The low proportions of owner-occupied units in one-unit properties without 
business in Chicago is of substantive interest; and the lesser frequency with 
which nonwhite homeowners have one-unit properties without business suggests 
a white-nonwhite differential in the pattern of homeownership. However, the 
low proportions also limit the usefulness of the statistics on value. The median 
value of all owner-occupied, one-unit properties without business was $17,800; 
white occupants valued such properties at $17,900 and nonwhite occupants
valued such properties at $14,400. The value statistics do not seem to provide 
an adequate basis for generalization about white-nonwhite differentials in 
financial characteristics of owner-occupied dwellings. 

TABLE 6-18.-Selectecl characteristics of homeowners, by color, city of Ohicago, 
1957 

Characteristic All White Nonwhite 

Number .of households__ -------------- ---- 834,000 349,000 36,000
Substandard houslm1: ·(percent of units substandard) ________________ 3 2 12 
Median Income of ~lmary families.-------------------------------- $5,590 $6,549 $5,M4 
I-unit properties ercent of units In l•unlt propertle~ without 

business). __ . ___________ ------------------------------------------ 50 52 28 
Median value of 1-unlt properties ..---------------------------------- $17,800 $17,900 $14,400 

Source: "1957 CSNHI," Tables 1-2, 4-4, and 5-14. 

Housing conclitions: A summary 
In "Where Shall We Live?," the Commission on Race and Housing asserts 

(1958, pp. 4-5) : 
"In no area of life are the disadvantages of minority groups more visible 

than in housing. • • • The visible disparity between white and minority. 
housing conditions is confir:med by census statistics. • * • In quality, space, 
and value, '* * • the homes of minority families ~ank far below the general 
standard of housing in the United States." 
With certain important qualifications, their assertion is descriptive of the 
situation in the city of Chicago. In Chicago, nonwhites are more than twice 
as likely as whites to be living in substandard housing if they are renters, six 
times as likely if they are homeowners. However, the dwellings which the 
nonwhites occupy are of about the same size and command about the same 
rents as the dwellings occupied by whites. 
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Undesirable le ,·els of crowding are more prevalent among nomvhites than 
among whites. However, in the case of Chicago, the relatively high level of 
crowding observed among nonwhite households comes about not because non
whites occupy r elatively small dwellings but because nonwhites occupy rela
tively mall dwellings but because their householdl s are relatively large in 
size. Doubling up of families and sharing the dwelling with nonrelati ves prob
ably a ccoun t for the rela tively large household s ize in the nonwhite populat ion; 
and such doubling up and sharing of dwellings are themselves probably means 
by which nonwhites pool incomes in order to compete for housing. 

Within the owner sector, the sta tistics obtained through the CSNI-II do not 
provide a sufficient basis for generalization about difl'erences in the , a lues 
of homes occupied by whites and nonwhites, respecti,ely. Within the rental 
sector, un its occupi ed by nonwhites have rentals more or less equi,a lent to 
those of units occupied by whites. Inasmuch as the incomes of nonwhites 
typically a re lower t han those of whites, it can be inferred that, on the aver
age, r ent constit utes a larger proportion of current income for nonwhites than 
:!or whi te· at each income le,·el. (See also the rent/income ra tios published 
in the CS:\' HI, tables 5-8 and 5-10.) This observation seemingly is contrary 
to the conclusion reached by the Commission on Race and Housing (l!J58, p. 
11): "The housing demand of nonwhites is further limited by their tendency 
to spend a mailer part of their resources for housing than do whites, r egard
less of income. • • • Wh a tever the explanation, it seems evident that non
whites as a group compete less strongl y for housing than even their limited 
incomes would permit." ·whether Chicago is a special case is open to question. 
However, it has been observed that in Chicago in 1935-36 (Depar tment of 
Labor. 1939, pp. 95-96) "a t almost every income level the native white families 
~enerally paid a higher rent, and hence a higher proportion of their incomes 
for housing, than did the foreign born. • • • 'l'he general tendency was for 
)'\egroes to pay approximately the same rents in proportion to their income 
as did the native whites." Thus, it appears that for many years nonwhites 
in Chicago have been competing for housing as strongly as their limited in
comes permit. 

The Commission on Race and Housing (1958, p. 36 ) formulates the residen
tial di scrimination problem in much the same way that Becker does, i.e., "The 
restriction of minority groups to limited areas, and, in cities of the North and 
,ves t , the accompanying increase of minority populations, together results In 
chronic, severe sca rcity of housing available to segrega ted groups. • • • A 
striking consequence is that segrega ted groups receive less housing ,alue for 
their dollars spent than do whites, by a wide margin." The CSXHI provides 
ample evidence that in l!J57 nonwhites in Chicago were more likely to receive 
substandard housing for a giYen rental than were whites; it al so is clear that 
nonwhites were paying more than whites for substandard dwellings of equiva
lent size and tha t nonwhites were paying about ns much as whites for stn nd
nrd units of equ ivalent size. Owners of substandard dwellings appa rently re
ceive a "bonus" for renting to nonwhites; o,vners of dwellings in other "quality" 
categories also may r eceive a "bonus," for there is substantial variation in 
"quality" among standard units. 

AREAL VARIATION IN HOUSING 

For purposes of the CSNHI, the city of Chicago was divided in to five areas; 
I.e., the 935 census tracts making up the city were grouped in to five areas. 
The subareas, delineated by the Chicago Housing Authority in consul tation with 
the Chicago Land Clearance Commission, were selected in vi ew of needs of 
local housi ng agencies rather than for general analytical purposes. Four fac
tors were given explicit attention in their delineation: (1) The availability of 
vacancies f ?r Negroes; (2) the proportion of Negroes living in the area; (3) 
the proportion of substandard housing in the area; and (4) characteristics of 
contiguous areas. 

For general analytical purposes, the delineated areas can be characterized in 
the following way: 

Area 1: Deteriorated central nonwhite residential area. 
Area 2: Deteriora ted central white residential area. 
Area 3 : Mixed residential area. 
Area 4a: Sound outer white residential area, north. 
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Area 4b: Sound outer white residential area, south. 
The designations were selected after examining the 1950 and 1957 character

istics of the several areas. 

Subareas by housing quality and color composit i on 
Before examining patterns of areal ,ariation in housing conditions, we pre

sent in sururuary form some information about housing quality and color com
position in ench subarea. H ousing qua lity and color composition were the 
major criteria u ed in the delinea tion of the subareas; thus, we expect that 
the a reas will di ffer substa ntia lly with respect to these characteristics. 

D eteri orated central nonw hi te r es iclential area.-Of the !)35 census tracts 
making up the city of Chicago, 91 were grouped into an area which we desig
na te the "deteriorated central nonwhite residential area." More than half 
the dwellings were substandard and more than half the residents were non
white a s of 1950 in nearly three-fourths of these tracts. In a fifth of these 
tracts more tha n half the dwellings were substandard in 1950 although less 
than half the residents were nonwhite. ( See table 6-19. For convenience, 
we refer to the 1950 proportion of units "with no private bath or dilapidated" 
as the 1950 proportion substandard for census tracts, although it does not in
clude units substandard by virtue of lacking bot running water.) There seems 
to be ample basis for identifying this area as a deteriorated nonwhite resi
dential area; and, as map 1 shows, the area lies relatively close to the city 
center. 

TABLE 6--19.-Ho1ising quality and color composition in census tracts making up 
the deteriorated central nonwhite residential area, city of Chicago, 1950 

Percentage of population nonwhite All tracts 

Percentage or units 
lacking pri vate bath 
and/or dilapidated 

50 or more Und er 50 

Ail tracts ____________________________________________________ _ 101 83 

50 or rnore. _________________________________________________________ 
25 to 49 . ________________________________________________ ___________ _ 

69 
9 

65 
8 

4 
I 

IO to 25 • • -----------------------------------------------------------0 nd er 10___________________________________________ --- _____________ _ 
3 
9 

3 
7 

0 
2 

1 Includes 1 tract with nod weil!ng units. 

Source: "1957 CSN lil," No. 6, p. I, and Hauser and Kitagawa (1953), table 5. 

In the area as a whole ( the aggregate of the 91 census tracts), the pro
portion substandard was 67 percent in 1950 and 53 percent in 1957; nonwhites 
occupied 80 percent of the dwellings in the area in 1950, 87 percent of the 
dwellings in the area in 1957. These figures, which are shown in table 6--22, 
will be examined in more detail later. 

D eteriorat ed central w hi te residential area.-This area is made up of 197 
census tracts. A third of the tracts had proportions substa ndard of 25 percent 
or more and proportions nonwhite of less than 1 percent in 1950. About a 
fourth had proportions substa ndard of 10 percent or more a nd proportions non
white of 1 to 9 percent. (See Table 6--20. ) Although substandard housing 
is much less prevalent than in the deteriorated central nonwhite residential 
area , it occurs much more frequently than in the other white res identia l areas. 
In other words, with respect to housing quality, the worst white residential 
areas are markedly better than the worst nonwhite residential a reas. None
theless, the designation "deteriorated central white res identia l area" seems 
appropriate. 

In the a rea as a whole, 42 percent of the dwellings were reported substandard 
in 19J0 ; 28 percent of the dwellings were classified substanda rd in 1957. Vir
tua lly all dwellings were occupied by whites in both yea rs-99 percent in 
1950 and 97 percent in 1957 . 

.Mixed r esi dential area.-Tbe 221 tracts makin"' up the mixed residential 
area vary considerably in their l!l50 proportions substa nda rd and proportions 
nonwhite. H alf or more of the dwellings were sub tand a rd in a tenth of the 
tracts; three-tenths of the tracts had propor t ions sub ta ncla rd of 25 to 49 
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percent; three-tenths had proportions substandard of 10 to 24 percent; and 
less than 10 percent of the dwellings were substandard in three-tenths of the 
tracts. In a fifth of the tracts, half or more of the 19i:i0 residents were non
white: in a fifth, the proportion nonwhite was 10 to 49 percent; nonwhites 
macle up 1 to 9 percent of the population in three-tenths of the tracts; and 
in three-tenths of the tracts, less than 1 percent of the residents were nonwhite. 
Table 6-21 shows that, on the average, tracts with a relatively high proportion 
substanda rd had a relatively high proportion nonwhite and tracts with a rela
tively low proportion substandard had a relatively low proportion nonwhite. 
In lO;iO, then , the tracts falling in this area were "mixed" IJoth in terms of 
proportion substanda rd and in terms of proportion nonwhite. One can see in 
map 1 that the ti·acts also are "mixed" in terms of centralization-some lie 
near the city center, others are located at considerable distances from the center. 

TAnLE 6-20.-Housing quality ancl color composition in census tra cts mah:ing 1tp 
the det eri orated cent ral w hite r es idential a.r ca, city of Chicago, 1950 

Percentage of units lacking pri,·nte bnth 
and/or cl ilnpidnted 

Pcrcrntagc of population nonwhite All tracts 

50 or more 25 to 49 IO to 24 Under 10 

All tracts•• ·· · · ··-•·- · ·····-·--··-•· I l!)i 43 67 GO 17 

25 or more . · -- __ ________ ______ ___ ________ _ 3 3 0 0 0 
10 to 24 .. . . .......... · ··- · · · · -·· ···-·· .•••. 4 3 1 0 0 
1 to 9 . . .. . . . . .. . .. . ··- · . . .. ..... .. ... ..... . 54 14 20 18 2 
Under 1 • • • -- -· ··· ···· ·· --··· ········· · ···· 135 23 46 51 15 

1 Includes 1 trac t with nod welling unit~. 

Source: "1957 CS);III." Xo. 6, p. 1, and H auser and Kitagawa (1953), table 5. 

'.l'AnLE 6-21.-Housi ng quality and color composi tion in cens us tra cts making up 
th e mixecL r es iclent-iaL area,, city of Chicago, 1950 

Perccntnge of units lacking private bnth and/or 
dilapidated

Pcrccntngc of population nonwhite All tracts 

50 or more 25 to 49 10 to 24 Under 10 

A11 tracts . . ... ····- · .. ......•.. . ·-··· I 221 25 GS 58 65 

50 or ,nore _________ ____ _____ __ _____ ______ __ 45 13 19 8 5 
25 to ,19 . .................. . .... . .. .. ..... . . 
IO to 2-1. .................. . ..... . . . . . ..... . 

19 
2G 

3 
3 

3 
13 

4 
7 

4 
3 

1 to 9..... ..••• ••• •• ---·- ··· · · --· ··· · · -·· ·· 
Under l •••••• ---·······-··············· -·-

58 
GS 

4 
2 

21 
7 

18 
21 

15 
38 

1 Includf!S 5 tracts with no dwelling units. 

Source: " 1957 cs:-; III, " Xo . 6, p. 1, and Rauser and Kitai awa (1953), table 5. 

About 26 percent of the dwellings in the area were substandard in 1()50; 
20 percent were substandard in 1957. 'l'he proportion nonwhite inc:: r eased sub
stantially between 1();30 and 1957, from 22 to 53 percent. In general, then, 
this area includes those parts of the city which are in transition from white 
to nonwhite occupancy. In the judgment of responsible persons in the Chicago 
Housing Authority and Chicago Land Clearance Commission, at least some va
c::ancies in each part of the Mixed R esidential Area were available to non
whites. (The judgment was reached after examining want ads in the Chicago 
Defender.) It seems probable that by 1957 some parts of the area were occu
pied almost exclusively by nonwhites, whereas other parts were occupied almost 
exclusively by whites. 

Sonnd outer white r esidential area.-All census tracts not assigned to one of 
the three foregoing areas fall in a residual category which we have designated 
the "sound outer white residential area." To be sure, an occasional census 
tract falling- in this last area has a relatively high proportion of substandard 
dwellings and/or a relatively high proportion of nonwhite residents. '.l'o cite 

510547-59---43 
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an example, tract 717 is a part of this area. The tract, site of the Altgeld 
.Gardens project of the Chicago Housing Authority, had a 1950 proportion non
white of 84 percent. Another example is tract 136, in which 87 percent of the 
dwellings were substandard in 1950. 

However, considering the area as a whole, it is clear that housing quality is 
high. Seven percent of the dwellings were reported substandard in 1950 ; in 
1957, 4 percent of the dwellings in the northern portion of the area and 1 
percent of the dwellings in the southern portion of the area were substandard 
It also is clear that the area is occupied almost exclusively by whites. Ove1 
99 perc.ent of the dwellings in the northern portion were occupied by whites 
both in 1950 and 1957; in the southern portion, whites occupied 99 percent 
of the dwellings in 1950 and 98 percent of the dwellings in 1957. 

Oomparison of areas.-It is evident from the figures in tables 6-19 through 
6-21, as well as from the preceding discussion, that within each area there is 
considerable variation in housing conditions and in the color composition of 
the resident population. However, it also is clear that considered in their 
entirety the areas are quite distinct in their characteristics. 

Table 6-22 summarizes the interarea differences in proportion substandard 
and proportion nonwhite which were mentioned earlier. Substandard housing 
was reduced iii each area between 1950 and 1957. In both years, substandard 
·housing was most prevalent in the deteriorated central area and least prevalent 
in the sound outer white area. Nonwhite occupancy became more frequent in 
each area between 1950 and 1957. In both years, the deteriorated central non
white area was occupied in the main by nonwhites; the mixed area experi
enced a marked increase in proportion nonwhite between 1950 and 1957; and 
the deteriorated central white area and the sound outer white area were 
occupied almost exclusively by whites both in 1957 and in 1950. 

TABLE 6-22.-TotaZ housing inventory, housing quaZity, anrl, coZor composition, 
five -areas of the city of Ohicago, 195'1 ana 1950 

Deteriorated Sound outer 
City of central area Mixed white area 

Item Chicago area 

Nonwhite White North South 

Number of dwelling units (in thousands):1957___________________________________ 1,165 94 213 241 398 2191950___________________________________ 1,106 97 216 237 367 189 
Substandard housing (percent of units 

substandard):1957___________________________________ 15 53 28 20 4 11950___________________________________ 23 67 42 26 7 7 
Nonwhite ocoopancy (percent nonwhite):1957___________________________________ 19 87 3 53 1 21950___________________________________ 12 80 1 22 (1) 1 
Change in number of dwelling units, 1950-

57 (in thousands) _______________________ 59 -3 -3 4 31 30 
Units added by new construction, 1950-

57 (in thousands) •---------------------- 78 5 (1) 8 3:Z 34 

1 Less than 0.5 percent. 
2 Occupied units only: total units added by new construction is 84,000 for the City of Chicago. 

Source: "1957 CSNHI," tables 6-1 and 6-8. 

Attention is called to change in the total housing inventory in the several 
ilreas. In the deteriorated central area, .the number of dwellings actually de
creased by about 6,000 between 1950 and 1957; given the statistics on new con
struction, we infer that not less than 11,000 of the dwellings found in the area 
in 1950 were removed from the housing inventory between 1950 and 1957. Some 
5,000 dwellings were built in the area between 1950 and 1957. This reflects the 
fact that in the deteriorated central area more or less concerted renewal efforts 
are underway which involve the removal and replacement of a sizable fraction 
of the housing inventory. In the mixed area, dwellings increased by 4,000 be
tween 1950 and 1957; inasmuch as 3,000 units were built in the area during that 
period, not less than 4,000 of the dwellings found in the area in 1950 were 
removed from the housing inventory between 1950 and 1957. One might con
jecture that efforts are underway at least to maintain the overall housing quality 
in this area. Substantial increa~es in the housing inventory are observed. only 
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in the sound outer white area, where 61,000 units were added to the housing 
supply between 1950 and 1957; new construction in the area is sufficient to ac
count for the increa se. 

Unfortunately, sta tistics on the components of these observed changes in the 
housing iil\-entory of each area, such as were analyzed in cha J)ter 2 for tlle city 
as a whole, a re not available. From the fragmentary data just ])resented, we 
sugge t t hat ( 1 ) in the deteriorated central area , there is at least a transitory 
reduction in the hou ing inventory stemming from the fact that new construction 
must lag demol ition ; (2) in the mixed area, the llousing inventory is more or 
less static in size witll new construction keeping apace of demolition; (3) in the 
sound outer wlli te a rea , the housing inventory is expanding by mea ns of new 
construction. 

'!.'ABLE 6-23.- Cllange in the liousing ini;entory, by occupancy sta,tus and color 
of occnvant, 1950 to 1957, 5 areas of the city of Ch·icago 

[ In thousa nds ] 

Deteriorated Sound outer 
central area whi te area 

Item City of 1---~-- l\flxcd 
Cbicago area 

Non White Korth Soulh 
white 

--------- - --- - ,- --------- ----- ---
Number of dwelling unl ts , 1957 __________ _ I. ! GS 94 213 241 398 219 

With white occupants _______ __ ___ ___ _ 919 12 199 110 388 210 
Wilh nonwhite occup3nts ______ _____ _ 214 77 7 123 3 4 
Vacant._ .. -------- ---- -----. ___ __ __ .. 32 5 7 8 8 5 

Number of dwelling uni ts, 1950 . ______ __ __ 1, 106 97 216 237 367 189 

With white occupants ________ ___ ___ __ 95G 19 209 !R3 361 184 
Wilh nonwhite occu pants ... __ ....... 131 7G 3 50 1 2 
Vacant. ... _____ _____________ ---- ----- 19 2 4 4 G 3 

Change, 1950 to 1957: 
All dwelling units ____ _____ ____ ____ _ 59 - 3 - 3 4 31 30 

With white occupants __ _____________ _ - 37 -7 - 10 - 72 27 2G 
With nonwhite occupants ____ __ ____ __ 83 2 4 73 2 2 
Vacant._. __ .. .. _.. . ..... ....... . .... . 13 3 3 3 2 3 

Sourre: "1 957 cs:s; III." tn,lle f,-- 1, 

E xvansion of 1iomoh-ite occupancy.-The areal data make it fairly clear that 
by and large nonwhites obtain additional housing space by ta king up occupancy 
in dwellings which formerly had white occupants rather than by ta king up oc
cupancy in new dwellings. Recall that there was relatively little growth of the 
housing in,entory in the mixed residential area a lthoni:h the proportion non
white increased markedly. Table 6-23 shows that the number of dwellings with 
occupan ts in the mixed area decreased by 72,000 wllereas the number of dwell
ings with nonwhite occupants in the mixed area increased by 73,000 between 
1950 and 1957. La rge numbers of dwellings were "turning over" from white to 
nonwhite occupancy. 

In the city as a whole, we can examine this turnover in color of occupant in 
more detail. Between 1950 and 1957, the number of dwellings occupied by 
whites decreased by 37,000, the number of dwellings occupied by nonwhites in
creased by 83,000, and the number of vaca nt dwellings increased by 13.000. 
Table 6-24 shows that the decrease of 37,000 white-occupied units resulted from 
a decrease of 29,000 units stemming from demolition, the conversion and merger 
processes, and other losses, an increase of 77,000 from new construction and 
other addition s, and a decrease of 85,000 units stemming from net occupancy
color shifts. The increa se of 83,000 nonwhite-occupied units resulted from a 
decrease of 11,000 un its stemming from demoli t ion, the conversion and merger 
processes, and other losses, an increase of 18,000 from new construction and 
other additious, and an increase of 76,000 un its stemming from net occupancy
color shifts. Analysis of gross occupancy-color shifts shows that d\\'elling,:; turn 
over frou1 white to nonwhite occupancy quite frequency but rarely does a dwell
ing revert from nonwhite to white occupancy. Shown below are the occupancy 
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status and color of occupant for "unchanged" units in 1950 and 1956 (the fig
ures are for 945,000 of the 1,020,000 unchanged units for which 1950 data are 
available): 

1956 status 
1950status 

White Nonwhite Vacant 

White___ 
Nonwhite
-Vacant____ 

------ ----------------------------------------
---------

757,000 
1,000 

10,000 

74,000 
83,000 
2,000 

14,000 
3,000 
1,000 

TABLE 6-24.-0omponents of change in the housing inventory, by occupancy 
status ana, color of ocaupant, city of Ohicago, 1950-51 

[In thousands] 

Occupied
Component of change All units Vacant 

White Nonwhite 

All dwelling units, 1950_____ 1,106 956 131 19 

Demolished or lost by other means _____________________ -42 -23 -16 -3 
Net change due to conversion and merger______________ -2 -5 5 -1 
Additions from new construction and other sources_____ 103 77 18 8. 
Net occupancy-color shifts In unchanged units_________ -85 76 9 

All dwelling units, 1957 1,165 919 214 32 

Source: "1956 NHI, vol. I, tables 1, 2, and 3. 

The foregoing observations are consistent with conclusions drawn from the 
analysis of small-area data which indicate that residential neighborhoods very 
infrequently revert from nonwhite to white occupancy, or that the white-to-non
white residential succession process is more or less irreversable (Duncan and 
Duncan, 1957). 

Growtl~ of stana,ara, housing.-Standard dwellings increased -and substandard 
dwellings decreased in each area between 1950 and 1957. Detailed statistics 
on the components of change in each area (simHar to those presented in ch. 2 
for ,the city as a whole) are not available; however, with data available, one can 
see that the upgrading came about in different ways in the several areas. 

At least half the increase in standard dwellings in the city as a whole can be 
accounted for •by post-1950 residential construction. In the deteriorated cen
tral nonwhite area -and in the mixed area about half the increase in standard 
housing resulted from new •construction. However, in the deteriorated central 
white area, the increase in standard units was wholly acounted for by factors 
other than new construction; whether the improvement came about through 
merger and/or conversion or through rehabilitation of unchanged units is not 
known. At least three-fourths of the increase in standard housing in the sound 
outer white area can ibe attributed to new construction. The da:ta on which 
these observations are based appear in table 6-25. It seems clear that there 
is a variety of ways in which the supply of standard housing can be expanded 
although -they eannot be detailed with the available data. 

In the a:bsence of informtion about the components of change, the processes 
by which substandard housing was reduced are unknown. Inasmuch as only 
15,000 substandard dwellings were demolished in the city as a whole between 
1950 and 1957 (1956 CSNHI, vol. I, table 2), not more than a sixth of the city
wide decrease in substandard housing can :be ·attributed to demolition; within 
some areas, however, demolition may ·have been the major factor leading to a 
reduction in substandard housing. 
Variation in housing characteristics by tenure 

The statistics by area permit a series of comparisons. Households in the 
deteriorated central white residential area can be compared with households 
in the deteriorated centra:l nonwhite residential area. Within the mixed area 
white and nonwhite households can be contrasted. Comparisons can be mad~ 
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TABLE 6-25.-Change in the ho1.1,sfo1g inventory, by q1wlity, 1950 to 1957; 5 areas 
of the city of Chicago 

[In thousands] 

Deteriorated central Sound outer white 
City of nrea Mixed area 

Item Chicago area 

:\"onwhite Whito North Sou ti• 

Number of dwell in~ uni ts, l9j7 __ ___ ______ I, IG5 94 213 241 398 219 
Standard : newly built'----- - - -- ------ - -- ---- - - -78 5 8 32 34 
Standard: other _________ _____ __ _______ 91 I 39 154 185 349 183 
Substandard ____ ____ __ ____ ___ ______ __ _ 1i6 50 59 48 17 2 

Number of dwelling uni ts , 1950 ___________ 1.106 97 216 237 367 189 
Standard ___ __________ _____ ______ -- - - - 849 32 125 176 340 176 
Substandard __ ____ ____________ - - ----- - 257 65 01 61 27 13 

Cban~c. 1950 to l9j7: 
All dwelling units __ _____ ___ ___ ___ __ ___ 59 -3 - 3 4 31 30 
Standard: 

78 5 - ----- -- --N ew construction __ __ _______ ___ __ _ 8 32 34 
Other __ . __ ________________ __ ______ 62 7 29 9 9 7 

Substandard __ ________________________ -81 -15 -32 -13 - 10 -IL 

1 Occupied units only; tota l un its added by new construction is 84,000 for the city of Chicago. 

NOTE: Proportional allocation of not-reported units within areas. 

Source: 19j 7 C S:SHI, tables 6-1 and 6-8. 

among households in the deteriorated central white area, white households in 
the mixed area, and householcls in the sound outer \\·hite area. Finally, house
holcls in the deteriorated central nonwhite area can be <.:01upared with nonwhite 
householcls in the mixed area. 

Comparison of columns (2) and (3) in table 6-26 makes it clear that housing 
conclitions in the deteri orated central white area differ from those in the cle
t eriorated central nomYhite area. Whereas 21 percent of the units in the cen
tral whi te area were occupi ed by their owners, only eight per cent of the units 
in the central nonwhite area were owner-occupied. As was pointed out earlier, 
substandard housing was twice as prevalent in the nonwhite part of the central 
area as in the whi te part-52 as compared with 27 percent. On the other hand, 
units which la ck centra l heating facilities occurred more frequently in the \\-bite 
part of the area than in the nonwhite part; in the former portion of the area, 44 
percent of the households were living in dwellings with no central-heating· facil
ities as compared with 17 percent of the households in the nonwhite part of 
the central area. Although areal data on type of s tructure a re not available in 
the CSNHI. it seems very likely that the higher proportion of units without 
central heating is associated with a higher proportion of s ingle-family homes 
or duplexes as opposed to large, multiunit structures. In both parts of the 
central area, some 88 percent of the households were living in structures built 
before 1020. Differences between the white and nonwhite parts of the central 
area with respect to housing characteristics parallel those just described when 
homeowners or tenants are considered sepa rately. 

Within the mixed area, the housing conditions of white and nonwhite house
holds are somewhat similar. Twenty percent of the whites and 22 percent of 
the nonwhites are homeowners; 17 percent of the white households and 21 
percent of the nonwhite households are living in substandard dwellings ; 19 
percent of the white households and 11 percent of the nonwhite households 
occupy units with no central heating; 68 percent of the whites and 71 percent 
of the nonwhites live in structures built before 1920. Detailed examination 
of columns (4) and (5) in table 6-26 gives the impression that white-occupied 
units are more or less like non-white-occupied units in the mixed area. The 
proportion of units with no central heating is clearly higher for white house
holcls than for nonwhite households; and this suggests that the proportion of 
units in large, multiunit structures is lower for white than for nonwhite house
holds. It also should be noted that the proportion substandard is four times 
as high among nonwhite homeowners as among white homeowners in the mixed 
area. No doubt additional bases of differentiation would be evident if more data 
were available; but the difference between the housing conditions of white and 
nonwhite households in the mixed area seem to be less than the differences 
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TABLE 6---26.-Selected characteristics of ocetipied dwelling units, 5 areas of the 
city of Chicago, 1957 

D eteriorated Mixed area Sound outer 
central area - white area 

Characteristic 
City of 
Chicago -

White Non-
Non-
white 

White 
occu- North South 

white occu- pants 

(1) (2) (3) 
pants

(4) (5) (6) (7) 

---- -- --- - --
Number or occupied units (In

thousands)_ . __ _. ___ ·- - -.·-- .. 1,133 206 89 123 110 390 214 
Homeownership (percent of oc-

cupled units owner-occupied)_ 34 21 8 22 20 39 60 
Substandard housing (percent

of units substandard) _____ ___ 15 Zl 52 21 17 4 1
Owner______ ______ _____ ____ 3 4 13 12 3 2 (')
Renter _. __ ___ _____ ______ ___ 21 34 56 24 21 6 2 

No crntral heating (percent of 
units with no central beating) 19 44 17 11 19 9 16 

Owner ___ ___ _______ ________ 16 38 15 14 21 7 16 
Renter______ _________ _____ . 20 45 17 11 18 11 16 

Older structures (percent or - ~ 1 
!"" ... ,..units in ~tructures built be-

fore 1920) _________ ____ ________ 60 87 89 71 68 47 36
Owner_____ __ _________ _____ 46 87 92 58 62 39 31 
Renter__ __ __ _ ____________ _ _ 68 87 88 75 70 52 44- . 

1 Less than 0.5 percent. 

Source: "1957 CSNHI," tables 6-1, 6-7, and 6-8. 

between housing condit ions in the white a:nd nonwhite par ts of the deterior ated 
central area. 

Homeownership occurs with like f requency in the deteriorated central white 
area and among white households in the mixed area. About 20 percent of 
the households in each area own their homes; by contrast, 39 percent of the 
households in the nor thern part of the sound outer white area and 60 percent 
of the households in the southern part of the outer area are homeowners. The 
proportion of substandard housing decreases as one moves outward from the 
deteriorated central white area to the sound outer white a rea ; the proportion 
of units which lack central heating tends to decrease as one moves outward 
from the ci ty center and the proportion of older structures decreases as distance 
from the city center increases. There are occasional exceptions to the patterns 
just described which can be observed by comparing the figures in columns (2), 
(5), (6), and (7) . I n general, however, it seems clear that the housing condi
tions of white households in areas which lie relatively close to the city center 
compare unfavorably with those of white households in the outer parts of 
the city. 

Eight percent of the households in the deteriorated central nonwhite area are 
homeowners, whereas 22 percent of the nonwhite households in the mixed 
area owned their dwellings. Some 52 percent of the households in the central 
area were living in substandard units, as compared with 21 percent of the 
nonwhite households in the mixed area; 17 percent of the households in the 
central nonwhite area were living in dwellings which lacked central heating, 
as compared with 11 percent of the nonwhite households in the mixed a rea; 
90 percent of the households in the central nonwhite a rea lived in structur es 
built before 1920, as compared with 71 percent of the nonwhite households in 
the mixed area. Comparison of columns (3) and (4) of table 6---26 makes 
it clear that the housing conditions of nonwhites living near the ci'ty center 
were inferior to those of nonwhites living in the less centralized area. 

Insofar as these selected aspects of housing conditions are concerned, it 
seems that (1) housing conditions in the white and nonwhite parts of the 
deteriorated central area differ- the white part has higher homeownership, 
less substandar d housing, more units without central heating; (2) housing con
ditions of white and nonwhite households in the mixed area are more or less 
equivalent; (3) housing condi'tions become more favorable as distance from the 
city center increases f or both whites and nonwhites. 
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Variation in household characteristics 
Households in the preponderantly white residential areas of the deteriorated 

centra l a rea differ from those in the preponderantly nonwhite parts of the area 
in a number of respects. Homeownership (shown in table 6---26) is much more 
prernlent in the white parts of the area than in the nonwhite parts-21 as 
compared with 8 percent. Table 6---27 shows tha t normal famili es account for 
6!) percent of the households in the deteriorated central white residential area, 
but only 5-1 percent of the households in the deteriorated central nonwhite 
area are normal famil ies. In both a reas, the proportion of normal families 
is higher among owner-occupa nts than among tenants; but for both owners 
and renters, households in the white parts of the a rea are more likely to be 
normal familie than are households in the nonwhite parts of the area. The 
average household in the white parts of the area consists of 2.8 persons, as 
compared with an average household of 2.7 persons in the nonwhite parts of 
the area. In both areas, median household size is greater for owners thnn 
for renters ; for owners, median household size is somewhat greater in the 
white than in the nonwhite area, wherens for renters, the average household 
in the whi te area is slightl y smnller than the a,erage household in the nonwhite 
area. Were it possible to contrast households in these areas with r espect to 
other cha racteristics. it is almost certain that further differences would be 
found . The prernlence of homeownership in the white area and the fact that 
normal families are more typical of the white a rea tha n of the nonwhite area 
strongly suggest a whole complex of differences between the areas although 
both are deteriorated and centralized. 

Within the mixed a rea, nonwhite households were as likely to be hom eowners 
as were ,-..hite households; 22 percent of the nonwhites and 20 percent of the 
whites were owner-occupants. The nonwhite and white households were about 
equally likely to consist of normal families; in the case of both owners and 
renters, the proportion of normal families was about three percentage points 
lower for nonwhites tha n for whites. The average nonwhite household in the 
mixed area was somewha t larger than the average whi te household-3.2 as 
compared with 2.8 per ·ons. llowe,er, median household size for both nonwhite 
11nd white homeowners \YflS 3.4 persons; the di !Ierence in size of the average 
h ousehold r eflects the fa ct that the 11,erage nonwhite renter household con
sisted of 3.1 persons by comparison with 2.6 persons for the average white 
r enter household. 

Certa in com parisons of white and nonwhite households in the mixed area can 
be made wi th respect to patterns of r es idential mobility. The findings a re 
somewhat ambiguous. Nonwhite hou eholds are only slightly more likely to be 
recen t mover (moved into their present ch,·elling with the last 2 years) than 
are white households; 32 percent of the nonwhites and 28 percent of the whites 
reported tha t they were recent 1novers. Although one might expect the propor
tion of recent mo,·ers to be substantially higher for nonwhites than for whites 
in areas which are in transition from white to nonwhite occupancy, the statis
tics do not bea r out this expectntion. However, if a ttention is focused on the 
proportion of " longtime" residents, it is found that only 15 percent of the non
white households as compared with 34 percent of the white households have 
been li,ing in their present dwellings s ince 194!) or earlier. The ambiguity 
may stem in part from the fact that moves within the mixed area ca nnot be 
distinguished from mo, es into the mixed area from other areas. It would ap
pear that the propor t ion of recent migrants among nonwhites in the mixed 
area was slightly lower than the proportion of recent migrants among whites 
in the mixed area; in any case, households reported themselves as recent in
migrants rather infrequently ( 4 percent of the nonwhite and 7 percent of the 
white households ). The stn tistics on mobility by tenure are generally consist
ent with the notion that homeowners are less mobile residentially than are 
r enters. The r eader should recall that there was reason to suspect the com
pleteness with which mobility was reported ; differential reporting by type of 
household and/or by area may well account for pnrt of the difference observed 
between white and nonwhite households in the mixed area. 

With respect to frequency of homeownership, proportion of normal families, 
and size of the average household, households in the deteriorated central white 
residential area and white households in the mixed area are similar. Twenty 
percent a re homeowners, 70 percent consist of normal families, and the average 
household includes 2.8 persons. By contrast, in the sound outer white residen
tial area, homeownership is more prevalent, households are more likely to eon-
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sist of normal families, and the average household is slightly larger. Forty 
percent of the households in the north outer area and 60 percent of the house
holds in the south outer area owned their dwellings ; normal families accounted 
for 76 percent of the households in the north outer area, 30 percent of the 
households in the south outer area ; median household size was 2.8 persons in 
the north outer area and 3.2 persons in the south outer area. This partial 
picture of living arrangements of whites in the several areas :fits in with the 
notion that "family living" becomes more prevalent as one goes outward from 
the city center. 

Comparisons of households in the deteriorated central nonwhite area and 
nonwhite households in the mixed area show a similar pattern of differences. 
Eight percent of the households in the central area are homeowners, as com
pared with 22 percent of the nonwhite households in the mixed area, which is 
less centrally located. Whereas normal families make up 54 percent of the 
households in the central area, 68 percent of the nonwhite households in the 
mixed area consist of normal families. The average household in the central 
area includes 2.7 persons, as compared with a median household size of 3.2 
persons for nonwhites in the mixed area. 

TABLE 6-27.-Selectea characteristics of householas, 5 areas of the city of Ohicago, 
1951 

Deteriorated Mlxederea Sound onter 
central area white area 

Characteristic 

City of 
Chicago 

Non• Non- White 
White white white occupants North South 

occupants 

(1) (2) (3) (4) (5) (6) (7) 

Normal famllles (percent hus-
band-wife faml!lcs, no non-
relatives) _____________________ 

Owners____________________ 
Renters ____________________ 

72 
79 
69 

69 
74 
68 

54 
59 
54 

68 
73 
66 

70 
76 
69 

76 
81 
73 

80 
82 
76 

Household ~lze (median num-
ber of persons In household) __ 

Owners___ ------.----- --- --
Renters_-------------------

Recent movers (percent mov-
Ing to present unit In 1955 or 
1956) ___ -- ----- ---- ------ -----Owners____________________ 

Renters________ . ___________ 
Long-time residents (percent

moving to presentunit before 
1950) - - • - -- ------------------Owners____________________ 

Renters_________~·---------
Recent-migrants (percent mov--

Ing to Chicago SM.A. In 1955 or 1956) ______________________ 
Owners__________ ----------
Renters___________________ 

2.9 
3.3 
2. 7 

26 
14 
32 

36 
54 
27 

4 
1 
6 

2.8 
3.3 
2.6 

(1) 
(1) 
(1) 

(1) 
(1) 
(1) 

(1) 
(1) 
(1) 

2. 7 
2.9 
2. 7 

30 
5 

32 

35 
81 
31 

6 
(2) 

7 

3.2 
3.4 
3.1 

32 
20 
35 

15 
30 
11 

4 
2 
4 

2.8 
3.4 
2.6 

29 
8 

32 

34 
63 
26 

7 
(2) 

9 

2.8 
3.2 
2.5 

(ll
(1 
(1) 

(1) 
c1l(1 

(1) 

c1l(1 

3.2 
3.4 
2.8 

(1) 
(1) 
(1) 

(1) 
(1) 
(1) 

(1) 
(1) 
(1) 

1 Not available for area. 
2 Less than 0.5 percent. 

Source: "1957 CSNHI," tables 6-3, 6-4, 6-9, and 6-10. 

With respect to residential mobility, the proportion of recent movers is on 
the order of 30 percent both for households in the central nonwhite area and 
for nonwhite households in the less-centralized mixed area. However, 35 per
cent of the households in the central nonwhite area are "longtime" residents as 
compared with 15 percent of the nonwhite households in the mixed area. In
asmuch as "ports of entry" for inmigrants generally lie close to the city center, 
one might expect the proportion of recent migrants to be substantially higher 
in the central area than in the less-centralized mixed area. However, 6 per
cent of the households in the central area as compared with 4 percent of the 
nonwhite households in the mixed area identified themselves as recent migrants. 
The reservations expressed earlier with regard to the mobility data obtain, of 
course. 
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In gener al, then, "fami ly living" as indexed by frequency of homeownership, 
J) roportion of normal famili es, and size of average household is more prevalent 
in (1) the de teriorated centra l white area than in the de teriorated central 
nonwhite area ; (2) the sound outer white area than in the more centralized 
,,·hite residentia l areas ; and (3) among nonwhite households in the less cen
tra lized mixed area than in the deteriorated cen t ral nonwhite a rea. ·within the 
mixed a rea, white a nd nonwhite households a re equa ll y likely to be homeown ers 
and to con i t of normal families although the average nonwhite household is 
somewhat la rger than the average white household. 

The mobility s tatistics are available for only selected areas. Insofar a s one 
ca n tell , the proportion of households identifying themselves as r ecent movers 
does not va ry g rea tly a mong a r eas. H owever , the proportion of " longtime" 
r e,;idents appea rs to be substantiall y rower among non white householcts in the 
mixed a rea tha n among wh ite households in the mix ed area or a mong h ouse
holds in the deteriorated central nonwhite area. The proportion of honseholds 
who iclentifi ecl themselves as recent inmigrants does not vary markeclly by a rea 
a lthough it appea rs to be slightly higher in the de ter iorated centra l nonwhite 
area a nd for wh ite households in the mixed area than for nonwhite households 
in the mix ed a rea . Given the limited data available, it is difficult to generalize 
the pattern of areal va riation in r esidential mobility and inmigration. 

( Li t of References omitted.) 
~[r. ,h cKsox. The next " ·itnesses are Mr. Ira J. Bach, Commis

sionr r, and l\Ir. Clifford J. Cmnpbell , deputy commi ssioner, depart
ment of city planning. 

Commissioner I-!Esnuncn. Go right n,head. 

TESTIMONY OF IRA J. BACH, COMMISSIONER AND CLIFFORD J. 
CAMPBELL, DEPUTY COMMISSIONER, DEPARTMENT OF CITY 
PLANNING 

l\Ir. BACH. Mr. Chairman, gentlemen of the Commission, ladies 
and gentlemen, my name is Ira J. Bach, and I am appearing here 
today in my capacit.y as commissioner of the Depariment of City 
Planning of the City of Ch icago. 

The Department of City Planning is responsible for developing 
com prehensive plans for the physical development of the city, review
ing and coordinating plans for publi c improvements, and making 
recommendations with r espect to the implementation and effectiveness 
of the zon in o- codes. 

l\Iy colleague here, Mr. Clifford J . Campbell , is deputy commis
sioner of City Planning, and he will follow me in carrying out our 
complete statement. 

The department was organ ized January 1, 1957. Prior to that 
time rind for approximately a lutlf a century, the task of providing 
overall guidance to the city's de.-elopmental plans and aspirations 
was entrusted to the Chicago P lan Commission, an advisory board 
of cit izens and public officials originally created for the purpose of 
implementing the Burnham pla.n of 1909. 

Alt-hough the Ch icago P lan Commission is still retained in its 
achisory role, the establishment of a Department of Pl anning pro
vides for direct lines of accountability between the policymaking 
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and planning functions, intercha.nge of views and experience between 
those responsible for long range planning and those officials respon
sible for current operations, and creates the opportunity for an 
integrated approach to public works planning at the working level. 

The department does not engage in operational activities as such. 
The administrative heads of the Chicago Housing Authority, the 
Chicago Land Clearance Commission, the Community Conservation 
Board, the Tenants Relocation Bureau, and the Commission on Hu
man Relations, have prepared statements for submission to the 
Commission and are prepared to deal with matters relating to their 
specific operation responsibilities. 

However, the department is concerned with the activities of all 
agencies insofar as their programs affect the overall status of the 
city's physical resources and facilities in relation to the satisfaction 
of human needs. Provision of adequate shelter and a healthy en
vironment for family living is one of the major objectives of muni
cipal planning. We are encouraged by the knowledge that ,....e are 
making progress toward that objective. 

To adequately measure and appreciate the significance of that 
progress, we need to place it in the context of the city's overall 
housing problem. The end of "\Vorld ,Var II found the city in 
the midst of its most critical housing shortage since the Chicago 
fire. The Chicago Plan Commission, in a report published in 1946, 
entitled "Housing Goals for Chicago," cited an immediate need 
for 100,000 additionaJ dwel1ing units in 1947 or a 10 percent increase 
in the city's housing stock. The postwar housing shortage was the 
culmination of three sets of factors ; namely, ( 1) an existing sub
stantial inventory of obsolescent, dilapidated, or otherwise substand
ard housing; (2) a very sharp curtailment of new residential con
struction during the economic depression of the 1930's and the labor 
and materials shortages during the war years of the Hl40's; (3) a 
very substantial increase in demand for housing cl11ring the 1940's 
and 1950's due to an influx of ,....ar \Yorkers, retnm of veterans to civil 
life, increased numbers of marriages and so-called baby boom. 

Specifically, the city's population increa sed by about 22:\000 per
sons between 19-!0 and 1950. Tota] net addit.ion to the housing inven
tory in the same period was approximately 45,000 units, a ,o]umc of 
growth sufficient to accommodate only about two-thirds of the popu
tion increase, let. alone give encouragement to any hopes of replacing 
the then existing inventory of substandard and obsole cent housing. 

In 1957 the mayor's Committee on Housing Action recommended a 
three-point program to stimulate new construction and r everse the 
processes of decay. This involved clearan ce of blighted land for 
private development, publi c housing for di . placed famili es of low 
income, and nonprofit middle income housing. Ho,Yever, it was 
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not until 1950 that both the private housing construction boom and 
the city's reconstruction program began to register significant gains 
against the dual problem of housing supply and housing quality. 
The Planning Commission's 1946 estimate of long-range needs set the 
goal of 1,175,000 total dwelling units by 1975. As of December 31, 
1956, the city's housing inventory had already reached 1,165,000 
units, and it is estimated that a figure of 1,180,000 was reached by 
1958, pending verification of building permit and demolition 
records. 

Specific measurement of housing quantity and quality progress are 
provided in the data of the 1950 census and the national housing in
ventory, Chicago supplement, of 1957. In 1950 nearly one-fourth or 
approximately 250,000 of the city's dwelling units were substandard. 
Two-thirds or roughly 160,000 of the substandard units were occupied 
by white householders and one-third by nonwhite householders. The 
combined impact of expanded slum clearance activities stepped up 
the code enforcement. Private property improvements and new con
struction are indicated in the findings of the 1957 national housing 
inventory. Specifically, the inventory of housing increased by 5.3 
percent between 1950 and 1957 while population increased by only 3.4 
percent, a 16 percent increase in standard housing units and a 31 per
cent decrease in substandard dwellings. Substandard units as a per
cent of total inventory dropped from 22 percent in 1950 to 15 percent 
in 1957. Actual numbers of substandard units decreased from 256,-
371 to 177,000. 

What it all boils down to is that we have more and better housing 
than we had just 7 years ago, and we are building housing at a 
faster rate than the increase in demand for it as measured by popula
tion growth. Furthermore, the findings of the National Housing In
ventory clearly indicate that these gains were shared by white and 
nonwhite householders alike. Specifically, nonwhite occupied units 
increased by 63 percent as compared to a 47 percent increase in the 
nonwhite population. This quantitative improvement in housing for 
nonwhites "Was paralleled by gains in the quality of nonwhite occupied 
housing. In 1950 more than half, 56 percent, nonwhite occupied 
dwellings were substandard. In 1957 less than one-third, 31 percent, 
were substandard. Homeownership by nonwhite householders in
creased by 123 percent. I am sure that we would all agree that these 
statistics bespeak of progress. The gains cited suggest that perhaps 
we are not only eliminating the accumulated housing deficits of the 
1930's and 1940's, but that in a manner of speaking we are even start
ing to get a little ahead of the problem. However, a municipality, if 
it is to be a dynamic instrument of a democratic society, must con
tinually reassess its standards of performance and its objectives. We 
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are cognizant of the fact that our society's values are being redefined, 
and we are dedicated to meeting the concrete demands that such re
definition occasions. The public's level of expectg,tions is rising. It 
demands better performance from its institutions, and it is demanding 
more in the way of an adequate environment for family living. 

The city of Chicago, alert to these needs and aspirations, is engaged 
in a vast capital improvements program to bring its citizens to the 
highest possible level of public services and community amenities 
within the capacity of its physical resources. A corollary of these 
basic objectives of municipal policy is the resolve to make every 
neighborhood not only livable but capable of sustaining healthy resi
dential growth. On the surface this may sound like a meaningless 
platitude. Let me assure you that it is not. A candid appraisal of 
the history of American cities would cite municipal negligence as 
one of the contributory factors to urban blight. The policy of the 
city of Chicago is to allocate the resources of the municipality to 
those areas where the need is greatest, the economic status of racial 
ancestry of their inhabitants notwithstanding. Chicago was in fact 
:a pioneer in the conceptualization and development of slum preven
tion and neighborhood conservation programs. In 1954 amendments 
to the U.S. Housing Act were modeled largely on developments in 
Chicago and in Illinois. This program has consequences in terms 
of the character of intergroup relations. 

You are all familiar with the classic pattern of urban decay, of 
one group of new immigrants displacing a more established group 
with the inevitable separation of groups on the one hand and the 
exodus to the periphery'of the city on the other. The rebuilding of 
the core of the city is adding another facet to this pattern. In fact, 
it may even be creating cyclical movement rather than one-way direc
tional movement. In our two South Side redevelopment projects, 
Lake Meadows and Prairie Shores, and in the Hyde Park-Kenwood 
project near the University of Chicago we are beginning to see a new 
pattern of interracial living based on a healthy environment with 
community standards. The familiar process of group displacement 
is being replaced with intergroup accommodation. The primary 
controls involved are not quotas on persons but rather controls on 
the environment. This may be one of the major social byproducts 
of the urban renewal program, although it is too early to claim defini
tive results. However, urban renewal by itself will not necessarily 
solve the problem of minority housing or intergroup relationships. 
The accommodations of white and nonwhite residents in new com
munities or rehabilitated communities of high standards is predicated 
upon continued progress in employment and educational opportunities 
for all citize11s. 
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This is but one among a munber of obvious and basic rea.sons \Yhy 
commercial and industri al den:ilopment are ma,jor concerns of the cit y 
and the Department of City Pla.nning. The Planning Commission 
played an acti rn role in promoting the idea of industrial redevelop
ment, and I believe that the Chicago Land Clearance Commission 
wa.s one of the first, if not the first, local public agency to use the 
provisions of title I of the U.S. Housing Act of 1949 for industrial 
redevelopment. 

In all candidness we must admit that there are certain gaps in the 
overall situation that require further attention. These gaps affect 
both white and nonwhite citizens. One of these gaps relates to the 
absence of effective meiins of producing new or improved housing 
within the means of a substantial portion of the popula.ce. I refer, 
of course, to pri ,·ate development,. The problem appears particu
larly acute for families with annual incomes between $5,000 and 
$7,500. I believe this subject requires the attention of the Congress 
as well as the States. The diminution of suitable vacant land for 
residential development means that future growth and improvement 
will necessarily follow from improved use or rebuilding of existing 
obsolescent areas within the city. The continuation of Federal urban 
renewal a.ssistance is an essential support for coping wit.Ii the urban 
land and housing problem. vVe have had a decade of experience in 
urban renewal. "\Ve have experimented with various forms of organi
zation and with a variety of legislative instrumentalities. vVe 
anticipate substantial growth and improvements in the years ahead. 

If the Nation can mainta,in a high level of employment and a steady 
pace of housing construction, Chicago will be enabled to carry for
ward to the ult imate realization of a decent home and a decent 
environment for every family. 

Thank you, and I would like to place in the record, Mr. Chairma.n, 
these three documents, namely, the Development Plan For the Cen
tral Area of Chicago, Annual Report for 1958 by the Chicago Plan 
Commission, and the Ammal Report, 1958, for the Department of 
City Planning. 

(The documents entitled "The Development Plan For the Central 
Area of Chicago," "Annual Report for 1958 by the Chicago Plan 
Commission," and "Annual Report, 1958, for the Department of City 
Planning" were marked "Bach Exhibits 1, 2, and 3.") 

Commissioner l-IESBURGH . Thank you, Mr. Bach. vVe are a lit
tle bit heh.ind schedule, so I would like to ask all future witnesses if 
they would try to compress, perhaps some"·hat or give the highlights 
of their statements, and ,,e have all these statements and have read 
them. vVe have about 5 minutes yet, and we would like to harn ,t 

little time for questioning, so I would appreciate it very much if 
the witnesses could speed it up a li ttle bit. 

https://popula.ce
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Mr. CA~rPBELL. Mr. Chairman, members of the Commission, I 
am Clifford J. Campbell, deputy commissioner of the Department 
of Planning for Chicago. Gentlemen, we are concerned here with 
a very serious and complex problem. Although the present inquiry 
is directed toward housing there is a common denominator which cuts 
across the entire spectrum of civil rights-and that is the idea that 
one man's gain is necessarily another man's loss. This notion, which 
I do not feel to be a true representation of life when related to long
term goals, is nevertheless a fear we have to face. Do not misunder
stand me. I feel certain that the vast majority of Americans would 
not want to deny the rights and privileges of a free society to their 
fellow citizens. However, in concrete situations where attempts are 
made to secure for a minority those rights and privileges, they are 
often viewed as a threat to the security and values of the majority 
group. A simple human act often becomes cause for a social 
crisis. To seek a better home for one's family, a good education for 
one's children, a little bit of green space in which to enjoy the sun 
becomes in many instances a source for hostility, resistance, and panic. 

This normal search for betterment all too often results in wlrn.t 
appears to be a pattern of flight and pursuit. There is a ready 
tendency to reject, or to remove oneself from what is prematurely 
and prejudgedly perceived as a threat. Strange to say, because 
both Negro and white families seem to see the other group as a threat, 
both groups suffer. 

Frequently, all possible barriers against communication, interac
tion, or even accommodation between groups are devised and nur
tured. The very intensity of effort needed to raise such barriers lead 
to demoralization and despair. Usually, the wn,11 built between 
white and Negro begins to crumble of its own weight, and the proc
ess of "removal" begins-an "escape" from the problem, which often 
turns to panic and flight. 

Into this suddenly created vacuum the disadvantaged are both 
pushed and drawn. When established social fabrics are torn, this 
movement is usually interpreted as "pursuit-a seeking of ",vhat is 
mine, for you." 

Under this all too common process of social dissolution, fears arise 
which resnlt in tension and intolerance. More important, each group, 
because of this conflict, is not able to derive the full benefit of what the 
other has to offer. 

The increasing distances between Negro and white families preclude 
any real attempts at improving the relat ionship between the two 
g-roups. Decreasing this d istance. on the other hand, tends to reverse 
this process. Two examples in Chicago illustrate this reversal. In 
one, Lake Meadows, modern apartment building now r ise on land 
cleared of its previous substandard development. In the other, Hyde 
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Park-Kenwood, an existing neighborhood is seeking to preserve itself 
from blight. Both communities serve as examples of how Negro and 
white residents work together in common situations to meet common 
objectives. 

In the initial stages of the Lake Meadows project, many persons 
expected it to reflect the general pattern of the surrounding com
munity. Ne,v residents would probably represent a higher socioeco
nomic status, it was thought, but the racial composition of the new 
development would be in keeping with its environs, entirely Negro. 

Yet, the passage of time has not borne out these expectations. De
signed and built as a good place to live, to rear children, to enjoy the 
benefits of geography and esthetics which the city offered, the project 
did attract a small number of white families. 

It was in this set ting that flight was reversed. Communication 
and interaction between the two groups fostered a greater readiness 
to accept and adapt to one another. Their success attracted a grow
ing number of white families, prepared to benefit from lessons already 
learned. 

Here, a willingness to reduce distance, to come together for the 
satisfaction of mutual needs, is proving that "it can be done" on the 
basis of voluntary action. 

From another standpoint, Hyde Park-Kenwood serves to illustrate 
the premise that neither group need feel that one man's gain must 
mean another man's loss. 

Beset by the same difficulties of unaccustomed change which face 
many sections of our cities and subject to the same fears and reactions, 
this community has resolved to adapt itself in such a fashion that both 
white and nonwhite may mutually benefit. 

A great deal of the grassroots planning for the future development 
of the area reflects the desire of the residents to exchange ideas, to 
try new experiences, and to reduce distances between groups. 

Conflicts, of course, will occur wherever human beings live togther 
in society. These two communities have had considerable success in 
directing conflicts into constructive channels, by handling them openly 
and objectively. Perhaps there is no more significant earmark of 
real intergroup understanding than when disagreement, as well as fel
lowship, arises regardless of race, color, or creed. In Lake Meado\Ys, 
for example, building managers have found that residents com
plain if neighbors entertain too late and too loudly, or if Jolumy's 
trombone practicing becomes arduous. These difficulties, however, 
have a much greater relationship to decibels than !o racial 
characteristics. 

There must be social interaction, as well as physical proximity, 
among all groups for real community progress. Even in transitional 
areas ,vhcre white and nonwhite are brought together, the develop-
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ment of common goals is difficult to achieve if fears and hostility 
arise at the point of contact. 

The practical problem that confronts us can be stated as follows : 
What can be done to realize those conditions of interaction which 

will foster greater productivity and minimize conflict, so that both 
white and Negro may derive mutual benefit from one anothed 

First, I think, we must seek to realize that the true meaning or 
"community" goes beyond space, structures, and geography. It in
volves a sense of relatedness of human beings to one another, a recog
nition that each of us is bound to the other. It is, of course, natural 
and desirable for people to be particularly drawn to those with 
similar interests. No one wishes to create the "mass man." 

Nevertheless, we must sense our mutual destiny if any of our urban 
relationships are to be meaningful. One man's gain is definitely not 
another man's loss. Quite the contrary, one man's loss is our loss. 
We must grasp this reality in a practical way within the neighborhood 
environment. 

Lake Meadows and Hyde Park-Kenwood are two of Chicago's first 
experiences in urban renewal. They represent two major facets in 
the rebuilding process-redevelopment and rehabilitation. They pro
vide us with insight, not only into the physical aspects of city mod
ernization, but also into the social interaction which makes the effort 
truly successful. Residents of these two areas found that once they 
reached interracial understanding, many of the other problems 
besetting them seemed to diminish in importance. 

There must also arise the awareness by all concerned that expedi
encies are not solutions. They only serve to confuse the issue, to 
deter, and to sidetrack. Even in the short run, patterns of flight and 
rapid transition attain no real objectives. 

Finally, urban growth must be based on the premise that the city 
is a place where people live-· wholesome, complete, and stimulating 
lives. Within this framework the city must build, or· rebuild, along 
directions which take into account the fact that all of its residents 
share a common destiny. 

Here in Chicago we are attempting to provide the framework with
in which such interaction can take place through democratic plan
ning. This involves the creation of local organizations representing 
all groups in a given community. The planning process itself is an 
educational experience in democracy not only for the direct partici
pants but for the public as well. Its value is twofold: 

Through discussion common interests and common goals are 
crystallized ; 

Also, since discussion utilizes the rational language and symbols 
of planning, rather than emotional and value-laden terms, it makes 
adjustment and understanding more probable. 
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The effectiveness of this process is clemonslrnte<l in the Hyde Park
Kemrnod communi ty. The renewal pl an itself was conceived and 
developed by democratic processes in an interracial area attempting 
to maintain itself as a communi ty of high standards. Each such ex
perience provides us ,Yith even better tools for shaping the future. 

Our city must give positive attributes to life. It must be a place 
where people want to live because it is stimulating and because it 
offers them the widest possible variety of opportunity. The city 
must provide that identification which fosters a will to participate 
in the common life of the community. 

It is perhaps in the rebuilding of our cities where the greatest 
hope for the fu ture lies. It is in the resolution of the problems 
which come from aging neighborhoods, from attempts to renew and 
rebuild, that there comes a renewal of spirit and the discovery that 
there is a common destiny to be shared. 

Thank you, Mr. Chairman. 
Commissioner H ESBURGH. Thank you, Mr. Campbell. Mr. Camp

bell, I understand you live in Lake Meadows, and you know whereof 
you speak. 

Mr. CAMPBELL. Yes. 
Commissioner HESBURGH. ·what would be the proportion of white 

and non white in the community? 
Mr. CAMPBELL. In the community, Mr. Chairman, including Prairie 

Shores and Lake Meadows, the total percentage is approximately 30 
percent and continuing to increase as new structures are added. 

Commissioner HESBURGII. That would be 30 percent white? 
Mr. CAMPBELL. Thirty percent white occupancy. 
Commissioner HEsBURGH. Those are pretty fine homes, I under

stand. 
Mr. CAMPBELL. They are, Mr. Chairman, very desirable community, 

with all the amenities that go to make up-
Commissioner HEsBURGH. Do you have good schools near there, too¥ 
Mr. CA~IPBELL. Excellent schools. A new public school was built 

in the area, and of course we have several churches in the com
munity, and a new vocational high school is adjacent to the area, 
and the Michael Reese Hospital development is just north of Prairie 
Shores, and IIT, the Illinois Institute of Technology, redeveloped ,yest 
of State Street in its present area, so that the community has under
gone complete redevelopment or is undergoing complete redevelop
ment which makes possible a testing of these basic principles in 
democracy. 

Mr. BAcrr. Mr. Chairman, if you have time, we would like to invite 
you and the Commission to visit the Lake Meadows area. 

Commissioner HESBURGH. I am sure I will get to do that soon, and 
the other Commissioners would like to. 

510547-59-44 
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I have one other question. I was interested in a very interesting 
thing you said, Mr. Campbell, renewal of the city and blighted area 
and erection of new buildings in blight neighborhoods, good environ
ment and atmosphere tends to promote a renewal of the spirit. 
was wondering if you find that well manifested in the actual life of 
the community in which you live. I am thinking against the back
ground of Trumbull P ark and other things in Chicago. Do you find 
in this Lake Meadows and Prairie Shores there is a good neighborhood 
attitude? 

Mr. CAMPBELL. An excellent neighborhood attitude, sharing to
gether in the resolution of problems, social interaction, working to
gether for the benefit of all, taking a civic interest in many of the 
problems which present themselves; all of these evidences, I think, 
are available to us for documentation. 

Commissioner H ESBURGH. Mr. Bach, I have one question for you, 
if I might, very briefly. The problem of providing housing for the 
$5,000 to $7,000 a year income group you say should have some atten
tion from the Congress. Do you have any recommendation we could 
consider in that regard? Is it a question of financing or of enlarging 
present Federal housing programs, or what? 

Mr. BACH. It is a question of financing, Mr. Chairman. Under 
urban renewal certain sections of FHA provide for assistance, finan
cial assistance for home construction. I believe section 221 specifically 
has a limitation, though, of financial aid in the mortgage requirements 
to about, I think, $12,000 today, which is considerably less than con
struction costs in the Chicago area, and that should be raised, in our 
opinion, and other means of aid to rental housing might be 
substantially increased. 

Commissioner HESBURGH. w·e are glad to have you put that in the 
record because this is one of the things we can consider in a practical 
way. 

Governor Battle, any questions? 
Commissioner BATTLE. No. 
Commissioner HESBURGH. Dean Johnson? 
Dean JOHNSON. I would just like to ask one question, and that has 

to do with what provisions are being made for the lower income 
groups. This Lake Meadows and Hyde Park-Kemvood area we are 
talking about, I gather, accommodates the middle income group, and 
it is a splendid thing. I am wondering whether in our urban renewal 
and slum clearance programs we are making provisions for interracial 
living for lower income groups. 

Mr. BACH. You are askin g· me. The low-income families, of 
course, are provided in our urban renewal project with new housing 
in our public housing projects. Our middle income housing are 
characterized by L ake Meadows and Hyde Park-Kenwood. It is the 
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gap bebYeen these that I believe that there is need for some financial 
aid, either Federal or State assistance, in the form of mortgage assist
ance through home purchase planning or to rental housing, and 
there is where we lack a tool at present. 

Dean JouNsON. Specifically my question " ·onld be, in your urban 
renmYal program do you have interracial projects? 

Mr. BACH. As Mr. Campbell indicated, the Lake Meadows, the 
Prairie Shores, are very exterisive redevelopment projects today 
which amounts to what we would call a complete neighborhood. Lake 
Meadows amounts to about a hundred acres, ::md Michael Reese, in 
the Prairie Shores area, amounts to at least 50 acres, and these are 
fairly extensive. The Hyde Park-Kenwood area is considerably more 
than that. It totals somewhere well over 300 acres, and these are 
substant ially several neighborhoods involved so we are on the 
threshold of some interracial living I believe. 

Dean JoH:N"SON. Let me try it just once more. Do we have in evi
dence at this time interracial living among lower income groups as 
a result of slum clearance and urban renewal? 

Mr. BACH. ,Ve have in Hyde Park-Kenwood the possibility of 
that type of existence, Mr. Johnson, in the buildings that are stand
ard or those that will be rehabilitated in which the rents can provide 
for low middle income families. 

Commissioner HEsBURGH. I think Reverend James had a question. 
Reverend JAMES. I don't like to extend this, Father H esburgh, but 

I am in agreement with the fact that Lake Meadows is a very fine 
project, a very fine movement in the right direction to·ward democracy, 
and it is my basic contention that whenever opportuni ties are given 
for people to live together, they always get along, and they always live 
together. But one of the problems is the problem of relocation. 
This is one of the most important facets, I feel, of the urban renewal 
program which creates additional problems. The people that move out 
of these areas are people of low income, of the low-income group. 

Now, what I want to know from Mr. Bach or Mr. Campbell is, 
these individuals that move out from the low-income group, they can
not move back in because the rents are so high that they just can't 
pay them. Now, what is the relocation plan of the City Planning 
Commission? Also, the individuals that are forced to move out be
cause of the building coming in, are they relocated ,Yi thin the existing 
Negro area of the city, or are they relocated on the basis of arnilable 
housing anywhere in the city, or is the Negro area simply expanded to 
include these people that have to move out? ,Vhat is the position on 
that? 

Mr. B."crr. l\Ir. Chairman, inasmuch as Mr. Mackelmann of the De
partment of City Planning will be one of the next persons to testify in 
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the field of relocation, I would suggest that you refer that question. 
.to him. 

Commissioner llisBURGH. Thank you both, gentlemen. 
I should announce at this time that we are 20 minutes behind, and if 

anyone wants to have lunch today, we are going to have to move a little 
more quickly. 

Mr. Jackson. 
Mr. JACKSON. Our next witnesses are Mr. Augustine J. Bowe, chair

man, and Mr. Frederick D. Pollard, acting executive direct.or, of the 
Chicago Commission on Human Relations. 

Mr. Bowe is also a member of the Illinois State Advisory 
Committee. 

TESTIMONY OF AUGUSTINE J. BOWE, CHAIRMAN, AND FREDERICK 
D. POLLARD, ACTING EXECUTIVE DIRECTOR, OF THE CHICAGO 
COMMISSION ON HUMAN RELATIONS 

Mr. BoWE. I have already taken our statement and cut it in two, 
so I hope that will help you. Mr. Pollard, our executive direct.or, 
will read the statement, and if he can cut it still more, I am sure I 
have encouraged him to do it. 

Department of Oity Planning, Chicago, Ill.-quality of dwelling units, and tenure 
and color of occupant, city of Chicago, 1950 

QuBllty, tenure, and color 

Total dwelling units___________ 

Standard___________________ 
Substandard_______________ 

All occupied dwelling units____ 

White______________________ 
Nonwhite__________________ 

Owner-occupied________________ 

White______________________ 
Nonwhite__________________ 

Renter-occupied________________ 

White______________________ 
Nonwhite__________________ 

Standard_______________________ 

White______________________ 
Nonwhite__________________ 

Substandard___________________ 

White______________________ 
Nonwhite__________________ 

April January Percent 
1950 1957 change, 

1950-57 

1,106,119 1,164,800 5 

849,748 988,000 16 
256,371 176,800 -31 

1,087,258 1,132,700 

955;842 018, 600 
131,416 214,100 

329,993 384,500 

314,065 349,000 
15,928 35,500 

757,265 748,200 

641,m 569,600 
115,488 178,600 

837,968 966,900 

780,665 818,800 
57,303 148,100 

249,290 165,800 

175,177 99,800 
74,113 66,000 

4 

-4 
63 

17 

11 
123 

-I 

-11 
55 

15 

5 
158 

-33 

-43 
-11 

January Percent January Percent 
1958 change, 1959 change,

1950-58 1050-59 

1,173,500 6 1,182,100 7 

1,008,500 19 1,029,000 21 
165,000 -36 153,100 -40 

I, 139,400 5 1,146,200 5 

913,000 -4 907,500 -5 
226,400 72 238,700 82 

392,600 w 400;700 21 

354,100 13 359,300 14 
38,500 141 41,400 160 

746,800 -1. 745,500 -2 

558,900 -13 548,200 -15 
187,900 63 197,300 71 

986,000 18 I, 005,100 20 

824,400 6 830,100 6 
161,600 182 175,000 205 

153,400 -38 141,100 -43 

88,600 -49 77,400 -56 
64,800 -13 63,700 -14 

N0TE.-1950 and 1957 dwelling units with quality not reported have been allocated pro
portionately to the quality distribution of units for which quality was reported. This 
adjustment was made by the Chicago Community Inventory. 

Sources: 1950-1950 Census of Housing, 1957-1957 National Housing Inventory,
Chicago Supplement. 1958 and 1959-Estlmated by the Research Division, Department
of City Planning, by linear extrapolation of changes between April 1950 and January 1957. 

Research Division, Department of City Planning, City of Chicago. 
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Commissioner I-hs1mnGH. We have the full statement here for the 
record. 

Mr. POLLARD. Mr. Chairman, members of the Commission, guests; 
the Chicago Commission on Human Relations is an official agency 
of the city of Chicago and as requested, I am going to leave some 
of this out. 

The present administration has given cognizance to the respon
sibility in the generous expansion of the Commission's staff, now 
numbering ornr 30, and in budget increases necessH,ry to support the 
staff. Mr. Campbell and Mr. Bach have already talked about Lake 
Meadows and Prairie Shores, so I am just going to pick up a few 
rema.rks I ham to make in regard to those two projects. The possi
bili ty of ,rnrki ng backward in achieving integration demonstrated by 
these t ,-..-o projects certainly calls for an early ree\·aluation of the 
idea that a community must tip when it rea.ches 20 or 25 percent 
Negro occupancy. This concept assumes a limited tolerance to 
Negroes by whites, regardless of the community situation. Perhaps 
the tipping of communities that we have seen is not so much an expres
sion of limited tolerance to Negroes but of limited tolerance to the 
forces of community decay which often accompH,ny the arrival of 
Negroes in an older neighborhood. As we shall see, the Commission's 
continuing efforts in the field of community organization are aimed 
at controlling the forces of deterioration and marshaling the forces 
for imprornment in neighborhoods faced by transition. vVe are 
encouraged by the progress evidenced by Lake Meado"s and Prairie 
Shores. However, the Commission realizes that housing for Chica
go's minorities continues to be one of its most important areas of 
activity. 

The difficulty confronting us at one extreme of community rela
tions was demonstrated several years ago at Tnunbull Park. This 
development on the far South Side of Chicago "·as the scene of exten
sive disorders when the first Negro family moved in back in 1953. 
The demonstrations were almost entirely by residents of the surround
ing communities rather than by tenants of the project.. Trumbull 
Park had to be dealt with first as a police matter, but in restoring 
order the city clearly indicated that segregated housing is contrary 
to public policy no matter what the local sentiment lrnppens to be. 

Chicago has been reported to be the most segregated city in the 
Nation, and I think that Mr. Hauser referred to that matter, so I 
will skip over the remarks I had regarding that. 

Let me tell you how we at the commiss ion view segregation in 
Chica.go. 1Ve are certainly concerned that in a segregated situation 
it is much more difficult for a minority group member to obtain equal 
value for his dollar. vVe are gratified by the improvements in the 
quality of housing available to nonwhites in Chicago that showed up 
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in the national housing inventory. We are, however, most concerned 
with the effects of segregation itself, its effect on the whole commu
ni ty, on the segregated, on the segregator. These effects are much 
more palpable than the psychological effects on which the Supreme 
Court based its school integration decision. 

Finally, since the end of forcible restrictive covenants, racial segre
gation must be viewed as a process. This process is generally called 
racial transition. It is a process which has been experienced since 
World War II by many Chicago communities because of the tremen
dous growth of the population here. They can be picked off rapidly, 
Englewood, Lawndale, Park Manor, North Kenwood, Oakland, Ken
wood, ·west Hyde Park, and Chatham. The effects of this progress 
of community change go far beyond the confines of the minority 
community which is most evidently affected by the higher costs of 
shelter and frequently its low quality. First of all, a point which 
is often overlooked is that in a transition area the mortgage "·hich 
is not available to the Negro or other minority groups is in most cases 
not available to the white seller or to white buyers. The lack of avail
able mortgage financing is undoubtedly one of the largest factors pro
ducing lower selling prices than whites experience when Negroes move 
into a community. This not only hurts the buyer, it hurts the seller, 
and in a circular way it hurts future minority buyers. The white 
seller ,,ho experiences the drying up of mortgage financing and conse
quent lowered selling prices tends to blame the whole situation on 
the Negro. The process can have unfortunate effects on human re
lations. After all, these people are being hard hit where it can 
really hurt. 

In many white areas adjacent to the Negro community the process 
of deterioration begins even before the first Negro moves in. The 
uncertainty about the area's future which pervades a community be
cause of the prospect of change slows investment and maintenance to 
a standstill. Buyers and renters, white ones, are hard to come by. 
Rents and sale prices are lowered in order to attract whites. With 
lower rents apartment maintenance is reduced. The marginal and 
transient people willing to rent in this situation begin to change the 
character of the community. Eventually pressure from apartment 
vacancies, of the need to sell, leads to the introduction of Negroes 
or else they are introduced by unscrupulous dealers who hope to make 
a profit from handling transfers which will result from the panic. 

"When the first Negroes come in, so do speculators and solicitors. 
The community lack of confidence in its own future is mirrored in 
the money market. The only people with cash to finance transfers 
made possible by panic are real-estate speculators. Many speculators 
help create the panic. 
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At a recent conference sponsored by the Commission on Human 
Relations a neighborhood dealer said: 

About a year and a half ago, our area was literally swarming with real estate 
solicitors. We would be going up one side of the street telling people how to 
ha ndle the situation and just to sit tight, and you could see a couple of solicitors 
going from home to home on the other side of the street telling people they had 
better get out now while they could get a decent price for their homes. One 
colored family was allowed to move into a home in an all-white block without 
putting any money down. 

This leader said, "I have been solicited to sell my home four or five 
times," and that is the end of the quote. 

With no competition among lenders and a lot of people made anx
ious to sell, prices are quite low. The result is that most white 
people have confirmed by experience the idea that property values go 
down when Negroes move in. 

·when proper ties are resold to Negroes, however, the picture 
changes. Prices are often double what the speculator paid the fleeing 
white family. The inflated prices paid by Negroes in transitional 
communities is a further cause of deterioration. In one case which 
came to our attention the monthly payments made by a Negro are 
twice what the monthly income of the building used to be when it 
was white occupied. This specific case is illustrative of a very com
mon situation. The Negro who buys on such terms is going to have 
to abuse his property in some way to meet this financial burden. The 
effect on those whites who witness the abuse, be it overcrowding, poor 
maintenance, or illegal conversion, is to make them more willing to 
sell to the next solicitor and to accept uncritically the idea that com
munities deteriorate when Negroes move in. 

In apartment buildings similar forces to deterioration and to 
hastening transitions are in operation. vVhen rents are raised with 
the arrival of Negroes, whites move out, unwilling to pay the market 
differential. The higher rents to Negroes conduce to the same kind 
of overuse seen in the areas where Negroes are buying homes on ex
orbitant contracts. The economic and psychological pressures on 
whites to move and the economical pressure on Negroes to the overuse 
of their property are the forces which keep the cycle of transition 
rolling. 

The costs of the process can ill be afforded by any of the parties to 
it. '\Vhites are often exploited in the sale of their property. NeITToes 
pay exorbitant prices, bear the blame for deterioration, and suffer 
from the ill feelings of the departing whites. In the midst of the 
change there was always threat of disorder and violence generating 
out of the ill-feelings produced in the process. If you would have 
walked through some of the sections of Lawndale, where much of the 
community has changed already, you would see some of the homes 
sinking rapidly into decay. You would see others with neat lawns, 
freshly painted window frames, new stairways and sidings. Almost 
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,certainly the most deteriorated structures would be those bought on 
-contract from a speculator. As certainly those well cared for were 
bought when mortgage money was available in the neighborhood. 
The director of the Greater Lawndale Conservation Commission has 
stated that the physical character of a neighborhood is dependent 
upon the availability of reasonable :financing on reasonably priced 
bomes. Where homes have been bought at high prices and on con
tract, the buildings run down. Where homes have been reasonably 
priced and with fair :financing terms, the improvement with the 
arrival of Negroes is extraordinary. I believe the significance of his 
observations are obvious. The process need not proceed as it does 
now. 

I am happy to be able to say that this fact is being every day more 
widely recognized in the city of Chicago. 

Community organizations in different parts of the city are recog
nizing the futility of trying to preserve the quality of their neighbor
boods simply by excluding minority groups. They are looking for 
ways in which to absorb minority group members while maintaining 
-or even improving the quality of their neighborhoods. 

The commission sees as one of its most important functions assist
ing community organizations trying to achieve these goals. The 
-commission staff makes its resources available to such groups. Coun
seling, programing aid, leadership training, periodic conferences, 
informational material, even loaning staff are among the services 
available from the commission. The techniques learned through long 
,experience in community organization have made our services useful 
to many groups in their formative stages and :for existing groups 
when they have faced the problems which are our special concern. 

In order to save time, Mr. Chairman, I think I will skip over a 
-couple of pages and get as near to the end as possible. 

We feel not only that loans guaranteed by the FHA and the 
VA should be available on a nondiscriminatory basis, but that loans 
made by federally protected banks and savings _and loan associations 
should be available on that basis. Two-thirds of the home con
struction in the Chicago area is :financed by savings and loan associa
tions. The purpose of such organizations to encourage thrift and to 
belp make decent housing available to all people cannot now be 
:achieved with relation to 21 percent of the city's population. The 
government is in a position to strongly influence mortgage :financing. 
Not only should the Federal Government take steps to encourage its 
:availability on a nondiscriminatory basis, it should also seek through 
legislation, policy, and rules and regulations to encourage its greater 
:a;vailability to the city generally. These two aproaches taken to
gether would support local efforts to diffuse housing demand and to 

" make better financing available in transition neighborhoods. 
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An objection might be ra.ised that even were this financing avail
able, there ,Yould not be the resources in the Negro community to 
make use of them. It is true that the nonwhite incomes continue 
lower than white. However, the Chicago supplement to the National 
Housing Inventory clearly indicates the existence of a large nonwhite 
market for good quality housing. Twenty-five percent of the Chi
cago's nonwhite prima.ry families earned over $5,700 in 1956. Then, 
was a market of 45,000 families for middle and upper income housing. 
Another 45,000 earned between $4,200 and $5,700, still make good 
market potential. Almost 6,000 nonwhite primary families earned 
over $10,000. That is a market that anyone should want to tap. 

·we would like the Federal Government to help us with our prob
lems. As human relations professionals we cannot presume to tell 
the Federal Government how to do this. "\Ve are not in the finance 
business. "\Ve feel prepared to carry out our part in community 
education and organization which is necessary for us to make use 
of the money the Government can help make available so that the 
possibility of community change can hold promise of a renewed 
neighborhood life rather than a threat of seemingly inevitable decline. 

I am sorry that we had to cut some of this out. "\Ve had some 
important points we wanted to make, but we tmderstand the problem. 

Commissioner HEsBURGH. Thank you, Mr. Pollard. We have your 
total statement for our record, and we will certainly include it. 

Do I understand your correctly, Mr. Pollard, when yon say that 
your educational work must be buttressed by a backing from the 
point of view of the Federal Government in its attitude toward home 
finance and that you find that the present federally backed home fi
nance mortgage plans and so forth are discriminatory in this area? 

Mr. POLLARD. vVe feel that we need the backing of the F ederal Gov
ernment, yes, in making more financing money available in these tran
sition areas. 

Commissioner HESBURGH. vVhat makes it not available now? 
Mr. POLLARD. The acquisition of mortgage money in the transitional 

areas. It is very difficult, almost imposible, to get unless we get the 
financing through these speculators who have means and access to that 
kind of money. 

Commissioner HESBURGH. I see. What you are saying is then that 
the people who administer these mortgages that are backed by Govern
ment funds are withholding them from people in these transitional 
areas. 

Mr. POLLARD. To a certain extent I don't believe that there are any 
laws that make it mandatory that they have to grant money in these 
particular situations, but inasmuch as most of the mortgage money 
that is needed for Negroes to purchase property is in these transitional 
areas or of older buildings such as Mr. Hauser had indicated, the 
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reputable finance companies will not lend mortgage money in those 
particular areas. 

Commissioner HESBURGH. One other point. Do I understand you 
to say that the speculator is really at the heart of this crisis that 
arises in transi tional areas because he, by coming in and sowing sus
picion and distrust in the white owners in the housing in that area, 
gets them to sell cheap and doubles the price-

Mr. POLLARD. Many do; not all of the speculators. 
Commisisoner HESBURGH. One thing, the type of contract is such 

that the man has no security until he finally buys up the whole con
tract, and if he is two-thirds of the way through it, he could be fore
closed and lose his total equity. 

Mr. P OLLARD. That is correct, sir. 
Commissioner HESBURGH. One other point you had to skip in your 

going through, and I think we should go back just a moment. Could 
you tell us a word or two about your migration services department, 
what it does and what success it has had and whether or not this 
might be applicable to other areas that face the same problems you 
face? 

Mr. BowE. I might say this. The migratory services was an idea 
of Mayor Daley when he came into office. He felt that here we "ere 
from all accounts being faced with an ingress of people in numbers 
that we didn't know anything about. All that we know is that our 
Negro population has jumped from 1950 about a quarter of a million. 
It is now estimated, mind you, not really tabulated, but estimated, 
at about 700,000. He thought it would be important to know where 
these people come from, why they come here, at what rate they are 
coming, and what they do when they get here. Instead of setting up 
a separate organization, which as you know would probably involve 
a couple of hundred thousand do11ars a year, he expanded our com
mission to include a department of inmigrant people. Through that 
we have set people to \York at the railroad stations and bus stations 
in order to find out how many poople are actually coming in. 

We found that, say 2,000 a week of Negroes come here. Vle didn't 
actually know how many Puerto Ricans were here, but we are not 
faced with the problem New York is because actually there are only 
about 30,000 Puerto Ricans in Chicago, and then the question remains, 
where do they go. 

Now, our inmigrant situation is not totally a race problem because 
a very large part of our inmigrant consists of white people from 
rural rtreas in the South, and the problems, although they a.re not 
color, as far as education is concerned and as far as development and 
need of accommodation to urban life, are pretty much the same. In 
fact, they a.re exaggerated to some extent. 
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Five people on our staff now are assigned to finding out more about 
what happens to these people, trying to improve their opportunities, 
even trying to give them-for instance, a big city like this has a ter
rible medical problem, and it took a great deal of hard work when we 
we threatened a year or two ago with a polio epidemic to persuade 
these people that actually they should have their children inoculated, 
and that was done largely through the efforts of our inmigrant 
association. 

Naturally you can see that a good many of these people think of 
our inmigrant agents as cops, and they are afraid of them, so a great 
deal of tact and judgment has to be used, and real skill has been 
developed in trying to get their confidence, in trying to help them, 
you might say, almost in spite of th1::mselves. 

Commissioner HESBURGH. That sounds like a fine program. 
Mr. BowE. It is, and I think it should be copied in a great many 

northern cities faced with the same problems. 
Commissioner lIEsBURGH. Do you also explain to them the 

economic opportunities as they occur? 
Mr. BowE. Oh, yes. The effort is to get them, for instance, to read 

and write, one thing. '\Ve try to start primary grades for them, and 
now I am not talking about colored people beacuse I think man for 
man the white inmigrant from the South and Southwest requires fully 
as much accommodation to city living as the colored, so we try to get 
them jobs, we try to get them into areas, into skills which are consider
able all the time. For instance, many from eastern Tennessee are 
extremely skilled in weaving because there has been a great back
ground of that, and they don't know just what their opportunities 
are here. 

Then, too, there is a tendency when it gets kind of blossomy to just 
take the children out of school, get an old jalopy, and go back some
where and yegetate in the hills in the summer. I don't blame them, 
I feel a little like that myself sometimes, but it does interfere, as 
you can see, with the school year of the children. 

Commissioner HESBURGH. Thank you, Mr. Bowe. Governor 
Battle? 

Commissioner BATTLE. One question I want to ask Mr. Pollard, 
please. As I got the tenor of your argument, which I think was 
very strong, it was to the effect that the beginning of integration or 
changes in a community resulted in a tremendous depreciation in 
values of real estate. 

Mr. POLLARD. vVe are talking here, Governor, only of transitional 
areas. 

Commissioner BATTLE. I mean the transitional areas. I am not 
familiar with these technical te11ns, but I think I know what you 
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mean, and as a result 0£ that it was very difficult to get loans on the 
property, mortgage loans. 

Mr. PoLLARD. That is true, but it was also difficult to get loans 
prior to that time because of the age of the property. 

Commissioner BATrLE. Well, don't you think it is rather natural 
that when property values go down it is difficult to get loans on it i 

Mr. Por..tARD. This is very true. 
Commissioner BATrLE. Does ,that in Chicago apply more to one race 

than the other i 
Mr. PoLLAJID. This is very hard to determine because most cases that 

we study naturally are the cases 0£ the Negroes. However, in our 
studies, when the transition starts to take place, we find out that if 
there are people who want to live in an integrated neighborhood, they 
have just as much difficulty then ,a,t that time trying to obtain a. 
mortgage as the Negro purchaser. 

Commissioner BA'.ITLE. Thank you very much. 
Commissioner H'EsBURGH. Dean Johnson i 
Dean JOHNSON. I was very much interested in the work of your 

Commission on Human Relations. In this very laudable educational 
work in which you are engaged, do you think that your commission 
would be more effective in this area-working as you are in the field 
0£ iestablishing racial policies, ·do you think your organization would 
be more effective if you had ·a State law that expressed a public policy 
against discriminflltion ,in housing i 

Mr. POLLARD. Well, I think any law expressing public policy helps 
in becoming effective in this particular field. I think one 0£ the im- • 
portant things is in all echelons, be it housing, private .business, or 
other enterprises, that ,the expression of policy is very important. I 
think that we talk in terms of laws, of laws not changing attitudes. I 
believe that laws may not change attitudes, but at the same time I think 
they do set up policy, and I think thatthe vast majority of the citizens 
of .America, being law-abiding citizens, will follow that policy, so I 
consider that part of an educational process rather than a law forcing 
peopleto do something,agawst. their will. 

Dean JOHNSON. One more question. On your relationship, that is,. r1 
the relationship 0£ your Commission on Human Relations to the exist- ~. 
ing local housing•authority, does your commission have any-authority 
or responsibility for developing and establishing racial policies for 
the local housing authority~ 

Mr. PoLLARD. The responsibility of our commission is ·advisory only1 

but we do work in close cooperation with all of the other agencies 
o£thecity. 

Dean JOHNSON. But the responsibility is on the local housing 
authority. 

Mr. PoLLARD. Correct. 

\ 
l 
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Commissioner l-IESBURGH. Mr. Bowe and Mr. Pollard, we appre
ciate very much your getting us back on schedule and giving us such 
a fine presentation. 

Mr.Jackson. 
Mr. JACKSOX. Our next group of witnesses will be Gen. J. Paul 

Holland, chairman of the Community Conservation Board, and Mr. 
D. E. :Mackelmann, secretary, Neighborhood Redevelopment Com
m1ss10n. I would like to ask Mr. Mackelmann and General Holland 
to wait until after the presentations so you may join in the question 
period that we have scheduled. 

Commissioner HEsnunGH. General Holland, we have read your very 
fine statement and appreciate it very much, and I was wondering 
if you could, in presenting your views, highlight the racial minority 
aspects of urban renewal because we think these are the points we 
are most interested in today and ,rnuld help us nry much from your 
experience and authority. 

STATEME!\"T BY FREDERICK D. POLLARD, JR., Acn:-.G ExECUTI\"E DIRECTOR, 

CIIICAGO CO~DUSSION ON HUMAN RELATIONS 

The Chicago Commission on Human Relations is an official agency of the 
city of Chicago. It was organized in 1943 as a mayor's committee and estab
lish C'd by ordina nce as a permanent body in l!l-!7. It was originated as a r e
sponse by the city goYernment to race riots in a nearby city in 1!.J-.13. Chicago's 
lea dership feared that the rapid population shifts-that came with this coun
t ry 's mobilization eITorts during the Second ,vorld ·war-J)resented to Chicago 
a threat of :imilar di sord er. There is no doubt that the city's prompt recogni
tion of its r esponsibility in the fi eld of intergroup harrnony-\\·hic:h made ours 
the firs t commission in t he country-ha s had much to do with the relatively 
peaceful process of Yast J)Opulation ch:111ges. 

That recognition of responsibility has carried through the years. The pres
ent administrati on has g iYen cognizance to this respon~ibility in the generous 
C'Xp:rnsion of the commission's staff-now numbning OYer 30--and in the budget 
increases necessary to support that staff. It ha s once again shown Chicago's 
leadership in t he field of intergroup relations with the creation of a ~Iigration 
Services Department, within the fram ework of the co mmi ssion. That de
partment has the r esr,onsibiilty of developing techniques to ease the adaptation 
of migrants to the c ity of Chicago. The depart111ent is makini; important prog
ress and will doubtless serve as a model for other cities, as ha s the commis
sion itself. 

Chicago can boast of significant advances in the field of race and housing. 
In an area that included some of Chicago's worst residential structures-and 
which was almost entirely Negro occupied-government and priYate deYelopers 
have combined to provide fine housing at modes t rentals. And they have suc
ceeded in attracting middle-income white people to lirn along with middle
income Negroes in what was once a segregated slum. Xew York Life Insurance 
development, Lake l\Ieadows, was the leader. Lake i\Ieadows managed to shift 
from a lmost complete Negro occupany of its firs t buildings to more than 30 
percent white occupancy in its second group of buildings. Prairie Shores, 
another large apartment development adjacent to Lake Meadows, received the 
benefits of Lake Meadows' pioneering in reverse integration and now has a 
population which closely parallels the racial distribution of the entire city. 

The possibility of working backwards in achieving integration, demonstrated 
by these two projects, certainly calls for an early reevaluation of the idea that 
a community must "tip" when it reaches 20 or 25 percent Negro occupancy. 
This concept assumes a limited tolerance to Negroes by whites, regardless of 
the community situation. Perhaps the tipping of communities that we have 
seen is not so much an expression of limite<l tolerance to Negroes but of limited 
tolerance to the forces of community decay which often accompany the arrival 
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of Negroes in an older neighborhood. As we shall see, the commission's con
tinuing efforts in the fi eld of community organization are aimed at controlling 
the forces of deterioration and marshaling the forces for improyement in 
neighborhoods faced by transition. 

We a re encouraged by the progress evidenced by Lake Meadows and Prairie 
Shores, howe, er, t he commission realizes that housing for Chicago's minorities 
conti nues to be one of the most important of its areas of activity. The diffi
culties confronting us a t one extreme of community relations was demonstrated 
se,era l years ago at Trumbull Park. This development on the far Gouth Side 
of the city was the scC'ne of extensi,e di sorders when the first Negro family 
moved in back in 1953. The demonstra tions were almost entirely by residents 
of the surrounding community, r a ther than by tenants of the project. 

Trumbull Park had to be dealt with first as a police matter. But in restoring 
order, the city clearly indicated that segregated housing is contrary to public 
poli cy, no matter what local sentiment happens to be. 

Chicago bas been reported to be the most segregated large city in the Nation. 
Two students of urban life at Northwestern University developed a scale for 
the measurement of geographic separation of different groups within a com
munity. According to their scale Chicago in 1950 approached separation by 
place of r es idence more closely than any other large city studied. The fact 
of segregation is both important a nd unfortunate no matter what its degree 
but, like Trumbull Park, its meaning should not be misread. It does not mean 
that Chicago is making less progress in human relations nor that Chicagoans 
are more prejudiced than others. 

Our pattern of residential segregation is the result of historical circumstances 
and a variety of social a nd economic forces. One important factor was that 
Chicago was among the most "covenanted" cities in the Nation. These racially 
restrictive covenants were recognized by the courts until 1948. The Federal 
Housing Administration itself accepted the principle of the restrictive practice 
in its borne financing program. And the desirability of neighborhood homoge
neity is still widely accepted both in the housing industry and among the 
general public. Once the pattern of segregation was created, it set in motion 
self-susta ining forces which the encl of the enforceable restrictive covenants was 
unable to deter. 

Let me tell how we at the commission view segregation in Chicago. We are 
certa inly concerned that in a segregated situation it is much more difficult for 
a minority group member to obtain equal value for his housing dollar. We 
are gratified by the improvements in the quality of housing available to non
whites in Chicago that showed up in the National Housing Inventory. We are, 
however, most concerned with the effects of segregation itself-its effects on 
the whole community, on the segregated and the segregator. These effects are 
much more palpable than the psychological effects on which the Supreme Court 
based its school integra tion decision. Finally, since the encl of enforceable 
res trictive covenants, residential segregation must be viewed as a process. This 
process is generally called racial transition. It is a process which has been 
experienced s ince World War II by many Chicago communities, because of 
the tremendous growth of the Negro population here. They can be ticked off 
rapidly: Englewood, Lawndale, Park Manor, North Kenwood, Oakland, 
Kenwood, West Hyde Park, and Chatham. 

The effects of this process of community change go far beyond the confines 
of the minority community, which is most evidently affected by the high cos t of 
shelter and frequently its low quality. First of all , a point which is often 
overlooked is that in a transition area the mortgage which is not available to 
the Negro or other minority group purchaser , is also not availabl e to the white 
sell er or to white buyers. The lack of available mortgage finan cing is nndonbt
edl y one of the la rgest factors producing lowered selling prices whi ch whites 
experience when Negroes move into a community. This not only hur ts the 
buyer, it hurts the sell er. And , in a circular way, it hur ts future minority 
buyers. The white sell f> r " ·ho ex peri ences the drying up of mortgage fin a ncing 
and consequent lowered selling pri ces tend s to blame the "·hole s it uation on 
the Negro. The process can ba ,e unfortunate effec ts on hum an rela tions. After 
all. these people nre being- hit ha rel where it ca n reall y hurt. 

In mnny white a reas adjacent to the Xegro comm uni ty the process of deteri
oration beg-ins e, en before the firs t Kegro mo,es in. The uncerta inty about 
the a rea's fu ture which perYades the conummi ty because of the prospect of 
change . lmYs in, estment and ma intenance to a sta ncl still. Buyers and 
renters- ,Yhite ones-a re hard to come by. R ent!< and sa les prices are lowered 
in order to a t t ract whi tes. \Yi th lo\\·er rents, apa rtment maintenance is reduced. 
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The mari:-inal and transient people willing to r ent in this situation begin to 
change the character of the commuuity. 

E,entually pressure from apartment vacancies or the need to sell leads to the 
introduction of Negroes, or else they are introduced by unscrupulous dealers who 
hope to make a profit from handling the transfers which will r esult from panic. 
When the first Negroes come in so do the specul ators and solicitors. The com
munity's lack of con fid ence in its own future is mirrored in the money market. 
The only people with the cash to finan ce the transfers made possible by panic 
are r ea l-estate speculators . The speculators help create the panic. At a r ecent 
conference sponsored by the Commission on Human Relations a neighborhood 
leader sa id: 

"About a year and a half ago our area was literally swarming with real-estate 
solicitors . \\'e \\·ould be going up one s ide of the street telling people how to 
lrnndle the s itua t ion and to just sit tight and you could see a coupl e of solicitors 
going from home to home on the other side of the street telling people that 
they 'better get out now,' while they could get a decent price for their home • • • 
One colored fam ily has been allowed by a real-estate company to moYe into a 
h ome on an all white block wiU10ut putting any money down on the sale of the 
hom e • • • I have been solicited to sell my home at least four or five times." 

\Vi th no competition among lenders and a lot of people made anxious to sell , 
prices are quite lo,Y. The r esult is that most white people have confirmed by 
experi ence the idea that property values go down when Negroes move in. Wh en 
propertie are re old to Negroes, howe,·er, the picture changes. Prices are often 
double what the speculator paid the fleeing white family. 

The inflated prices paid by Negroes in transitional communities is a further 
cause of deterioration. Jn one case which came to our attention the monthly 
payments being made by a Negro are twice what the monthly income of the 
building used to be when it was white occupied. This specific case is illustratiYe 
of a very common situat ion. The Negro who buys on such terms is 1rning to ha Ye 
to abuse his property in some way to meet this financial burden. The efTect on 
those ,,bites who witness the abuse-be it overcrowding, poor maintenance or 
illega l conversion-is to make them more willing to sell to the next solicitor and 
to accept uncritica lly the idea that communities deterioriate when Negroes 
move in. 

In apartment buildings similar forces to deterioration and to hastening transi
tion are in operation. \Vhen rents are raised with the arrival of Negroes, whites 
move out-unwilling to pay the market difl'erential. The higher rents to Negroes 
conduce to the same kind of overuse seen in areas where Negroes are buying 
homes on exorbitant contracts. 

The economic and psychological pressures on whites to move and the economic 
pressures on Negroes to overuse their property are the forces which keep the 
c:,cle of transition rolling. The costs of the process ca n be ill afl'orded by any 
of the parties to it. Whites are often exploited in the sa le of their properties. 
Kegroes pa y exorbitant prices, bear the blame for deteriora tion :rnd suffer from 
the ill-feelings of the departing whites. In the mids t of the change there is 
always a threat of disorder and violence generating out of the ill-feelings 
producecl in the process. 

Jf you were to walk through some sections o! Lawndale, where much of the 
community ha s chani:-ed already, you would see some houses sinking rapidly 
into decay. You \\'OUlcl see others with neat lawns, freshly painted winclow 
fram es, new sta inva:,s, and new s iding. Almost certainly the most deteriora ted 
structures would be tho. e bought on contract from a speculator. As certainly, 
those well ca red for were bong-ht when mortgage rno1wy was available in the 
neighborhood. Julio Yi,as, director of the Greater Lawnclale Conserrntion 
Commission. has sta ted that the physical character of a ne ighborhood is depend
ent upon the a ,·a ilability of reasonable financing on rea sonably pri cecl homes. 
Where homes have been bought at high pri ces and on contract !"he builcliugs run 
down. Wher e hom es have been r ea sonably priced at fair financing terms, 
the improvement with the arriYal of Negro('s is ex traordinary. 

I belieYe the significance of Mr. Viva's obsen-ations are ob,ious. The process 
need not proceecl as it now cloC's. I nm happy to hC' ahle to say that thi s fact 
is being ('YC' ry clay more \Yiclely r 0cog11izC'cl in the c- it :, of Ch i<'ago. Community 
organizations in cliff01·Pnt parts of th 0 c- it >· are r('('og11izing thP futil ity of trying
to presen-e the quality of their nci .c:hhorhoo,ls simpl y h:, 0xel nclin.c: minority 
i:-ronps. They are looking for ways in whirl! to ab!=:orh min or i t;1· group n10mbers 
while maintaining or even improving the quality of their neighborhoods. 
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The commission sees as one of its most important fun ctions a ssist ing com
muni ty organiza tions trying to achie 'l"e the. e goals . Commission staff ma kes its 
r esources ava ilable t o such groups. Counseling, progr a ming a id, leade rship 
tra ining, period ic conferences, informationa l ma te ria l, even loa ned staff a re 
11mong the senices a vai la ble f rom the commission. The techniques lea r ned 
through long experience in community or ganizat ion have ma de our ser 'l" ices 
u sef ul to ma ny groups in their fo rmative stages and , for existing groups, ,vhen 
they ha 'l"e fa ced the problems which a r e our spec ial concern. 

T ho.·e .~roups now dea ling wi t h th C' proces,; of communi ty change usua lly 
see t hree basic steps \\·hich need to be taken: T o e<luc:lte their constituents on 
the economics of t ra nsition: to a t tempt to obta in mortga ge finan cing: a nd t o 
attempt to di ffuse the pressure of minori ty gr oup housing dema nd. The proc
ess of education is difficult because of the number of people involved but the 
argu ment for this new a pproach to r a cia l cha nge seems to have broad a ppea l. 

If financing is available on r easonable terms minority group member s will 
hP abl e to ma in ta in the prope r t ies they bny. Equa lly as importa nt , if the 
whi tes kn ow tha t fi na ncing will be a rn ilable the pressure to moYe is r e<lnced . 
The s to ri es about proper ty , a lues told by speculators will haYe much less 
fo rce. If decent fina ncing continues to be aYa ilable a white owner need n ot 
dnmp hi s property in fea r. If he h ol(ls on to get hi s price he ma y notice 
thnt those Negroes who do move in on decent fin ancing terms a re not as ba d 
a s he thonght they would be. He ma y even decide to s tay on. 

F ina lly, if homes a re fin a nced wi th mortgages, the process of ,;election in
h C'r C'nt in obtaining credit will continue to oper a te. Thi s procPss breaks down 
wi th the a rrival of the specula tor. Repossession is so ea sy for him, and 
eve n profi tabl e, tha t he is not as select iYe about hi s pnrcha ser s a s is a lending 
ins titu t ion. Thus, well-finan ced tran s iti on could haYe the paradoxi cal effect 
of slowing down trans ition and, perhaps, creating decent nonsegregated com
muni t ies. 

The process of communi ty educa tion is pa rt of the effort to make mortgage 
money ava ilable. It is a n e ffort to bring community pressure to bear u11on 
lend ing institut ions; to convince those insti t u t ions that ther e will not materia lize 
th e bad public r ela tions they expec t if they do bus in ess wi th minority gr oup 
member s in a neighborh ood which has n ot tipped. 

The third s tep in t his process is the r educti on of minority h ous ing demand 
on a n~r one community that deci(les to engage in thi s type of program. The need 
t o re<lu<'e the pressure on any one commun ity has produce<! the a ttempt to obta in 
State Jpgisla tion aga ins t di scrimination in the sa le and r enta l of federall y 
gua ranteed hous ing. 

AC'tua ll y, such r equirements should be imposed by th e Federal Government. 
It is intolerabl e that one of t he privil eges of a ci tizen should be deni ed to a ny 
group be<'a use of r ace. creed. or color. I cann ot conteml that nornlisc rimination 
in tlw sale nnd r en ta l of a ll hous ing i s a civil righ t. 'l'bose Jaws whi ch make 
such requirements a r e matters of publi c poli cy open to honest diffe rence of 
op1111 on. Thi s is not t rue wh en the Go, ernment is gua ranteeing th e loans. 
The reasoning behind thi s pos ition was spell ed ou t in Ming '" · H orr,a11 in 
8Mra mento County last yen r.' It is s ignificant to note that Hor ga n, et al., 
d id not appeal the Jo,,·er court decisio n. 

\\" e feel not only tha t loan s gua r anteed by the FHA and the VA should be 
a rnil abl e on a nondi scr im inatory bas is but tha t lon ns made by federall y pro
tectPd banks and sa 'l"ings and loan a ssociations should be a vai lable on that 
basis . Two-third s of the home cons truction in the Chicago a rea i s finan ced 
by sa vings a nd loa n associations. T he purpose of such or ga nizat ions-to en
courn ge thr ift and to help make decent hous ing avnil able to a ll people-ca nnot 
now he achienid w ith r elation to 21 percent of the city's population. 

' rh e Go\'ernm ent is in a po,; ition to s trong-J y influence where mortgage fi nanc
ing is arnil able. Kot on!~- shoul d th e Feder nl Governm ent take s teps to en
rom age its a vailabili ty on a nondiscriminatory ba,; is : it ,should al so seek, 
through legisla tion, policy and rules a nd r egul ations to encourage its gr eater 
arn il ahility in the city genera lly. These two approaches ta ken together would 
support local efforts to difl'use housing demand and to make better finan cing 
a rnil a ble in trans it iona l neighborhoods. 

An objection might be ra ised th a t e, en wer e this fin a ncing a Yaila ble ther e would 
not he the r esources in the Negro commun ity t o make use of i t. It is t rue that 
nonwhi te incomes conti nue lower than white. H oweYer, the Chica go supple-

1 Olirer .4 . .\l inq ,· . .lfilt on 0. H orga n, et a l. , S u~r ior Cour t of Cou nty of Sa cr nmcnto, 
Calif., June 23 . 1()5 . C'io . 971 30. 
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ment to the National H ousing Inventory clearly indicates the existence of a 
large nonwhite market for good quality housing. 

Twenty-five percent of Chicago's nonwhite primary families earned over $5,700 
in 195G. '!.'here is a market of 45,000 families for middle and upper income hous
ing. Another 45,000 ea rned between $4,200 and .'5,700, still good market potential. 
Almost 6,000 nonwhite primary families earned over $10,000. '!.'bat is a market 
anyone should want to tap. 

We would like the Federa l Government to help us with our problems. The 
Go,·ernment can do so through the Federa l Housing Administration, the Federal 
Home Loan Bank, the Veterans' Admin is tration, the Federal Savings and Loan 
I nsurance Corporation, and the Federa l Deposit Insurance Corporation and the 
Voluntary Home Mortgage Cred it Program. As human relations professionals 
we cannot presume to tell the Federal Government how to do this. , ve are not in 
the finance business. We feel prepared to ca rry on our part, the community edu
cation and organization which is necessary for us to make use of the money the 
Government can help make available, so that the possibility of community 
change can hold a promise of renewed neighborhood life rather than a threat of 
seemingly inevitable decline. 

TES'l:IMONY OF GEN. J. PAUL HOLLAND, CHAIRMAN, COMMUNITY 
CONSERVATION BOARD, AND D. E. MACKELMANN, SECRETARY, 
NEIGHBORHOOD REDEVELOPMENT COMMISSION 

General H oLLAND. Mr. Chairman, members of the Commission, to 
your right is a map showing the areas that we have designated in the 
city of Chicago with respect to our urban renewal projects. The 
board's primary responsibility is to designate communities within Chi
cago for a conservation program through blight prevention. The pro
gram in general encompasses eliminating deteriorating pressures by 
checking blighting influences in existing structures, preventing over
use of housing, study in community deficiencies, and maintenance of 
faci li ties and planning for the future development of the community. 

The board directs its attention to three principal types of neighbor
hood conservation: First, in certain designated areas to upgrade the 
area by planning and then implementing an action program. In these 
instances city and F ederal funds are expended. 

The second program is directed to designated areas that qualify by 
F ederal regulations for treatment under the provisions of section 220 
of the National Housing Act. In these areas only city funds are ex
pended. The third type is where the board stimulates citizen action 
for conservation without public financial aid beyond the city's normal 
capital improvements construction. The Community Conservation 
Board's program serves neighborhoods which represent all facets of 
Chicago's population. Blight prevention activities must be carried 
forward in all areas of the city to be effective. The board is therefore 
bound practically as well as morally to a policy of serving all Chicago 
citizens. 

In addition, certain legal requirements prevent the di scrimination 
in urban renewal areas. Both Ill inois State and Federal laws are 
mandatory in this respect. , ve have four communities that have been 
designated and are receiving F ederal and city aid. Hyde Park-

510547-59-45 
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Kenwood you have heard about. This is a $40 million program, and 
the project is designed to upgrade the community ·by building new 
dwelling units and modernizing old residences. 

The plan includes new parks, playgrounds, school facilities, and pro
vides vacant land for the expansion of private institutions. Citizen 
participation in this community, initiated by the Hyde Park-Kenwood 
community conference, has gained national attention. The people of 
all races and backgrounds have joined together to prevent blight and 
strengthen the community. • 

A recent published study of the area reported that the key aim of 
the community conference has been to establish the stable interracial 
neighborhood. 

We have another federally assisted project of the near West Side, 
and this plan outlines a program to preserve a historic and traditional 
community near the central commercial area. The objectives of this 
plan are about the same as that of Hyde Park-Kenwood. Similar 
plans are in Englewood and in Lincoln Park. We have four areas 
that have been designated for 220, nonassisted treatment. These are 
on the South, the West, and the North Side. 

We have two demonstration programs that have under study certain 
aspects of community living. The Hyde Park-Kenwood demonstra
tion project seeks to define the methods used in the area to obtain citi
zen participation in the process, and in our Woodla.wn demonstration 
project we seek to develop improved techniques for measuring the im
pact of renewal methods short of clearance in a deteriorating but 
structurally sound neighborhood. This project will also study 
methods of facilitating population transition. 

In conclusion, the objective of the Community Conservation Board 
is to prevent blight wherever there is a danger of its occurrenQe. The 
neighborhoods in which we work represent all social, ethical, and eco
nomic groups of Chicago's population. We have learned that the 
task of rehabilitating middle-aged communities requires the coopera
tion and assistance of all residents if it is carried out effectively. As 
the city has indicated its desire to serve its residents, they in turn 
have shown their willingness to work with each other and with their 
city government in building better neighborhoods. 

Commissioner HEsnURGH. Thank you very much, General Holland. 
Now could we hear from Mr. Mackelmann. 

Mr. MA.cKELMANN. Chicago has now entered the second decade of 
its postwar public improvements and urban renewal program which 
has resulted in an improved living and working environment for 
all Chicagoans. 

In the process of building new housing, highways, schools, parks 
and hospitals, Chicago has begun some form of urban renewal or 
public improvements in almost 20 square miles of the city's land area. 

I 

I 
~ 

https://Woodla.wn
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A program with the breadth and scope of this begun by Chicago 
has two major problems: (1) getting sufficient funds to begin the 
project; and (2) the relocation of residents with a minimum of hard
ship. The importance of relocation, the ways and means of carry
ing it out, has been increasingly recognized in Chicago-and 
nationally-as one of the most important aspects of urban renewal 
and public improvement programing. 

Particularly since the end of the war, with the passage of Federal 
and State legislation to assist the local agencies, adjustments, and 
improvements in the relocation process have been made on the basis 
of the experience of the several agencies involved in the city of 
Chicago and in other cities throughout the Nation. 

The scope of Chicago's program is attested by the displacement 
of an estimated 100,000 persons during the first decade of redevelop
ment, public housing, renewal, and other public improvements. 
While rehousing these displaced residents was one of the challenging 
and difficult problems confronting the city, the combined efforts of 
the city agencies effectively reduced the inevitable hardships of 
displacing people for public improvements. 

The city of Chicago, as a matter of policy, actively assists in the 
relocation of families displaced by all types of municipal action, 
including those activities for which relocation assistance is not 
required by statute. 

The policy of the city requires that: 
1. Any agency or department undertaking the clearance of an area 

shall be responsible for providing assistance in the rehousing of site 
residents. 

2. Site residents shall be aided in obtaining housing at least equal 
in quality and condition to that prevailing in the clearance area. 

3. The residents shall be aided in obtaining housing which they 
can afford. 

4. Relocation of services available to site residents shall consist of: 
(a) Prior notice to residents informating them of intent to clear 

sites; 
(b) Assistance in finding suitable housing; 
(c) For needy families, direct financial assistance may be provided. 
5. The cost of relocation services shall be accepted as part of the 

total project costs. 
These polices are incorporated in the operations of the three local 

agencies providing relocation services-City of Chicago Tenants 
Relocation Office, Chicago Housing Authority, and Chicago Land 
Clearance Commission. The standards referred to are regarded as 
minimum standards. For projects which receive Federal aid, Fed
eral statutory and administrative standards govern in addition. 
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I. It is recognized by the agencies involved that relocation due to 
public action creates certain hardships. The objective of any reloca-, 
tion program, therefore, is to minimize the hardships to the greatest 
extent possible. 

II. Chicago agencies have recognized the problem of relocation 
since the beginning of the program in the thirties, beginning with the 
!first PWA projects such as Jane Addams and Ida B. Wells and the. 
,demolition program carried out with the help of FERA, ODA, and 
WPA. Increasing attention was given to it in the development of 
the postwar program starting with such projects as the Dearborn 
Homes of Chicago Housing Authority, the Lake Meadows project 
of Chicago Land Clearance Commission, and the Congress Str~et 
project of the highway departments. All agreed that the costs 
involved in giving relocation assistance were properly part of the 
costs of the particular project. 

III. Essentially the steps taken by the agencies are the same i After 
a project is approved, a field office is opened and staffed, a sur-vey o:f 
the area is made to get the necessary social and economic data on the 
families, the process of relocation then begins. Families are notified 
of tentative time schedules, of aids available; visits are made to each 
family. The responsibility for finding other quarters remains that of 
the-family. However, the relocation staff assists in preparing appli
cations for public housing projects. It works with the social agencies, 
which may be involved. It may take the families to look at available 
vacancies. It is a matter of continuous contact, of helping to work 
out special problems which vary from family to family. 

IV. The differences which now exist are largely due to the adminis
trative organization of the agencies and to the statutes under which 
the projects are financed. For instance, both the Chicago Housing 
Authority and the Chicago Land Clearance Commission operations 
are more tightly organized since property acquisition, management, 
relocation, and demolition are handled by the sa:µie agency. The City 
Tenant Relocation Office is only responsible for relocation, while the 
other activities are handled by the agency for which the relocation 
work is being done, such as Highway Department, Board of Educa
tion, whatever the agency may be. In the case of relocation from 
buildings ordered vacated by the Department of Buildings or the 
courts, the individual owner is involved, rather than a public agency. 
He may not be the one who does the demolition, which in .some in
stances then may be done by the Building Department of the city. 

Another factor, even more important, is that of statutory standards 
and of statutory provisions for aid for relocatees. The expressway 
program is being financed 9 to 1 with Federal aid through the United 
States Bureau of Public Roads. The enabling statute contains no 
provisions dealing with relocation; the Federal agency has issued no 
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administrative regulations. The federally aided public low-rent 
housing program operates under a statute, original date of which was 
1937, which contains no reference to relocation. The Federal 
agency-the Public Housing Administration-has issued administra
tive regulations dealings with relocation; as a minimum families shall 
at least be no worse off than before to oversimplify the regulations. 
The urban renewal program-slum clearance 1949; expanded pro
gram in 1954-operates under an enabling statute which from the 
beginning provided standards for relocation and made certain finan
cial aids available. These have then been spelled out in some detail 
through administrative regulations of the Federal agency. The con
cept of aid has been expanded to include commercial establishments. 
Financial aids have been increased. Pending legislation provides for 
further increases in such financial aid. 

It is under these statutory and administrative provisions that the 
Chicago Land Clearance Commission conducts its relocation program 
and under which the City Tenant Relocation Office will carry on its 
program on behalf of the Community Conservation Board in the Hyde 
Park-Kenwood urban renewal project to which General Holland just 
referred. 

As to the overall program we are concerned with making sure 
that we continue to raise housi ng standards throughout the community 
by maintaining a balance between the housing supply and the clear
ance program. As to each family we are concerned with assisting as 
to the best of our ability in finding other quarters which are decent, 
safe, and sanitary. 

To give you a few data on the volume involved in the city, since 
1948, 30,704 families and 9,411 single persons have been relocated 
since 1948 to facilitate the clearance of land designated for urban 
development, public housing, highway construction, institutional ex
pansion, community facilities, and related programs. An estimated 
100,000 persons have been affected by these activities, indicating the 
magnitude of the relocation problem that accompanies major im
provement programs in a heavily built-up urban center. 

Relocation volume has ranged from a low of 712 families in 1948 
to a high of 4,438 families in 1958, with the annual average running 
at 2,791 families and 856 single persons. 

Careful staging of relocation activity is essential if a number 
of diverse programs are to progress simultaneously. The volume of 
relocation is determined by the number and size of projects that reach 
the relocation stage of development at any given time. The planning 
and progress of any given project is thus influenced by the total 
relocation load resulting from concurrently active projects, and it is 
necessary to make sure there is a balance among these various 
programs. 
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Approximately one-third of the families· and single pers'oris re
located have been displaced from sites, designated for public hous
ing projects. Clearance of expressway routes has accounted for 
·another 30 percent, while land clearance operations have been re
sponsible for 20 percent of overall volume. Thus, these three pro
·grams, federally aided programs, combined have accounted for 82 
-percent of all families and single persons displaced in the past 11 
'years. 

Institutional expansion, such as the Medical Center development 
and the extension of the Illinois Institute of Technology campus, has 
accounted for 12 percent of the- postwar relocation volume, while 
•schools, parks, and code enforcement combined account for the remain
ing 6 percent. 

I would like to mention in passing the relocation for code enforce
ment from dangerous dilapidated buildings ordered vacated by the 
Building Department, Fire Department, or the courts is an activity to 
which we are paying more attention, have been paying more attention 
in the last several years, and it is an activity which we expect to con
tinue to increase as we expand our code enforcement program. 

Approximately 2,000 acres of blighted land have been approved for 
clearance since 1947. Of this, about 1,040 acres had actually been 
cleared as of December 31, 1958. 

I would like to mention a few of the results of this clearance pro
gram, what has been involved in moving these families and people in 
-business from these sites. 

Some of the visible results of this vast clearance and relocation pro-
gram are- -. 

(a) The completion of 8,597 new units of low-rent housing; 
(b) The construction of 318 apartments and 52 homes of 

middle-income housing; 
(o) The substantial completion bf the Lake Meadows redevel

opment project containing 2,040 apartments, a modern shopping 
center, and new school and park facilities; 

( ii,) The partial construction of 1,500 new apartments in the 
Michael Reese redevelopment area; 

(e) The beginning of construction of 825 new apartments and 
homes, as well as a modern shopping center, in the Hyde Park A 
and B redevelopment area; 

(/) The substantial completion of:the 305-acre West Side Med
ical ·center, the largest concentration of medical treatment, edu
cational, and research facilities in the world; 

(g) The expansion of De La Salle High School; • 
(h) A 62-acre extension and modernization of the Illinois In

stitute of Technology buildings and campus; 
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(i) Construction of the 10-acre Dunbar Trade High School, 
the largest and most modern public vocational school in the 
Nation; 

(j) Completion of the 8-mile Congress Street Expressway; 
(le) The beginning of construction of the Northwest Express

way; 
(Z) 17 new schools, 16 additions to existing schools, and 8 

school playgrounds built on cleared land; 
(rn ) The beginning of construction of the South Expressway. 

I think it is well to point out what the result has been at times of 
this so that the problem that we are facing in the relocation of 
famili es is related to the results that are achieved by this program as 
far as the rebuilding and conservation of the ci ty is concerned. 

I would like to make a few comments on the r acial composi tion 
of the famil ies that have been relocated in the years from 1948 to 
1958. Of the 24,661 families for which we have data, 41.2 percent 
were whi te and 58.8 percent " ·ere nonwhite. 

It is interesting to note that the composit ion of the population 
on the sites to be cleared varies a good deal, depending a good deal 
on the project that is involved. For instance, of the 7,464: fa mil ies 
relocated by the Chicago H ousing Authority, 601 families were whi te, 
and 6,863 famili es ,,ere nonwhi te. Of the D,144 families displaced 
by the Congressway program so far, Congress Northwest and South
,-..-est, 7,D2-! were white, and 1,220 were nonwhi te. 

You get just about the reverse rat io, and thi s, of course, is due to 
the fact that the express,-..-ays run the whole length of the city so 
that they touch all sections of the city in this instance. 

S ince 1D50 the housing supply in Chicago has increased significantly 
both in quant ity and qu ali ty of the cl,rnllings arni lable. Families 
displaced by publi c clearance projects along " ·ith all other famili es 
in Chicago ha,·e sha red in this improvement in housi ng. Dr. H auser 
and others, ~fr. Dach, gaYe some deta ils on what had happened on 
this. I j ust would l ike to mention a couple of fi gures. F rom 1950 
through F ebruary 1959 some 386,000 dwelling units ,rnre added to the 
supply of new constr uction in the Chicago metropoli tan area, and of 
this number 160 uni ts were built within the city of Chicago, of "-hi ch 
about 10,700 were built by the Chicago Housing Authority. H ere is 
some additional data on the growth in our resources for housing 
displaced famili es. 

Private rental housing in Chicago declined slightly. Occupied 
rental declined by 9,000 units between 1950 and 1957, based on the 
Chicago National Housing Inventory to which reference has been 
made. 

Since January 1957 permits have been issued for 9,319 private rental 
dwelling units up to February 28, lD59. Private sales housing, usually 
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individual units, in Chicago increased by 54,501 dwellings between 
1950 and 1957, again ,based on the data from the National Inventory. 

Since 1957 an additional 9,342 private single-family dwellings have 
been.constructed up to February of this year. 

Low-rent public housing in Chicago increased by 10,797 dwelling 
units between 1950 and 1959, based on the records of the Housing 
Authority, of the Building Department. 

In addition to the gains in new housing supply in Chicago, existing 
housing also has become more readily available. In 1957, again NHI 
data, about 20,000 dwellings were vacant and available for rent or 
sale as compared to only 9,000 such available vacant dwellings in 
1950. It is generally assumed the vacancy rate has increased between 
January 1957 and today. 

'Turnover of occupancy also provides a substantial housing r,esource 
for displaced families. When we talk about mobility, I think it is 
well to remember what the relative mobility of families generally in 
the city is. 

Slightly more than one-fourth-25.7-of Chicago's households in 
1957 had moved into their present dwelling unit in 1955 and 1956. 
For renter households the most comparable percentage was 31.5. 

In Chicago we have had a creditable program during the past dec
ade. Our experience in relocation does, however, indicate that 
changes and adjustments in the Federal requirements for relocation 
would be of considerable help to our local agencies; 

.Although relocation policies of the agencies tend to be similar-as 
the major programs are federally assisted highway construction, pub
lic housing, and urban renewal, based on the close contact that we in 
the various relocation offices have with each other-there are, nonethe
less, wide differences between the Federal requirements for each of 
these programs, and these do tend to affect the programs of the individ
ual agencies. 

As I pointed out, two of these federally aided programs-public 
housing and highway construction-have no statutory requirement for 
relocation services. Public housing does have an administrative re
quirement to relocate families to equal or better housing. The express
way program, however, has neither statutory or administrative stand
ards for relocation. Neither expressway or public housing programs 
have any Federal provision for making cash payments to aid relocated 
families. 

We recommend, therefore, that the Federal statutes be amended so 
that the standards required by the urban renewal program would also 
apply to the expressway and public housing programs. 

We also recommend that the same kind of Federal aids provided in 
the urban renewal program be made available to the expressway and 
public housing program. 
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I would also like to make a reference to the current legislation pend
ing as passed by the Senate and now in the House waiting for a ruling. 
vVe believe that the leg islation will have a definite effect on our ability 
to do a better job of relocation. 

I am not now talking about Federal aid to urban renewal or slum 
clearance or to public housing as sach. I am principally thinking of 
the liberalization that is in the legislation as passed by the Senate. 

For instance, in regard to the 220 program, but particularly to the 
221 program which is the provision with Federal Housing Administra
tion insurance of privately rebuilt relocation housing. As it stands at 
the present time, the mortgage limit is $9,000 and $10,000 for high cost 
areas. We got the approval of the Federal agencies to get the limit 
increased to $10,000, which, however, for an area like Chicago makes it 
no more usable than the $9,000 one. Mayor Daley asked last year and 
this year recommended that the limit be increased to $14,000. The 
Senate bill as well as the bill approved by the Banking and Currency 
Committee of the House has a $12,000 limit. In addition to that, how
ever, it also makes available these provisions to 2-, 3-, and 4-unit con
struction. 

It is our opinion that if the bill as passed by the Senate, and it is 
the same in the House, as far as this program is concerned, were 
passed, that our ability to oYercome some of the problems that Mr. 
Pollard talked about might be clone, because if he could get the type 
of financing provided for in 221 at at least the $12,000 limit for a 
single family unit, plus, I think it runs $26,500 for 3-unit structures, 
that this would make it possible to bring money into these areas, par
ticularly for families interested and able to acquire property, and I 
think that would relieve some of the problems that ,,ere referred to in 
relationship to contract sales which we agree is a very serious problem 
in the city of Chicago in many of these areas. 

Commissioner llisBURGH. Thank you very much. "'\Ve would ap
preciate it very much if you gentlemen would stay here until Mr. Doyle 
gives his presentation, and then we can have all three of you here for 
questioning in what is really the same area. 

Mr. Doyle is the executive director of the Chicago Land Clearance 
Commission. vVe are happy to have you here this morning, Mr. 
Doyle. 

TESTIMONY OF PHIL A. DOYLE, EXECUTIVE DIRECTOR, CHICAGO 
LAND CLEARANCE COMMISSION 

Mr. DOYLE. Mr. Chairman and members of the Commission, as the 
10th person to appear before you, I think I owe it to you not only to 
be brief, but briefer. I promise to be mercifully short. 

The Chicago Land Clearance Commission's function is to clear 
areas defined as slum and blighted areas in the Illinois Blighted Areas 
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Redevelopment .A.ct of 1957, as amended, and to sell the cleared land 
for redevelopment in accordance with an approved redevelopment 
plan. Designation of areas as projects, and project redevelopment 
plans initiated by the Commission, are subject to approval by the city 
council and the Illinois State Housing Board. Likewise, land sales 
proposed by the Commission may not be consummated until approved 
by the city council and the Illinois State Housing Board. • 

Commission projects are not confined: to areas to be redeveloped for 
residential purposes, for the reason that certain blighted areas are, 
suitable only for nonresidential development. Of the Commission's 
21 projects, containing over 700 acres gross, 4 are to be redeveloped 
with industrial buildings, 3 with retail shops, and 14 with residential 
and related facilities. The residential projects will provide sites for 
an estimated 9,500 dwelling units. 

Commission contracts with redevelopers provide that they shall 
give preference fu occupancy of structures built on project land to 
families displaced from the project area. Although it is improbable 
that any redeveloper would enter into a contract which required spe
cip.c performance in respect to such matters as the renting of a certain 
number of units to white families and a certain number to nonwhite 
families, it is significant that two areas cleared by the Commission 
now accommodate in new buildings constructed by redevelopers a 
very substantial number of white and nonwhite families. There is 
no doubt in my mind that the same pattern of occupancy would obtain. 
in many areas which may be cleared for redevelopment as the city, 
with Federal assistance, is in financial position to do so. In fact, it 
appears that brandnew neighborhoods, located in areas freely avail
able to minority group families before clearance, can be expected to 
attract tenants from among all racial groups. Although there is evi
dence that some existing neighborhoods, not occupied until recently 
by other than white families, are accommodating to occupancy by 
minority group families, without a mass exodus of white families. it 
appears that the interracial community is much more apt to come into 
being in a newly created community than in an existing community 
occupied primarily by one racial group. 

Because many of the older, wornout areas of the city which should 
be redeveloped are now wholly or partly occupied by Negro families, 
a continuing program of clearance of blighted areas could be expected 
to result in an extension of the areas occupied by families of all racial 
groups. 

In connection with the clearance and rebuilding of areas in which 
interracial occupancy may confidently be expected, I should like to 
emphasize the need for progressive Federal legislation, and progres
sive administration of that legislation authorizing the issuance of 
mortgage insurance by the Federal Housing .Administration. The 
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legislation and its administration should be posited on the funda
mental concept that the policy of the Federal Government is to as
sume risk as another of the efforts to promote the construction of 
good housing for all citizens, irrespective of race. Interracial occu
pancy of housing constructed in cleared areas broadens the market for 
the dwelling units and reduces the risk assumed by the Federal Gov
ernment in insuring mortgages. 

Without attempting to disclaim the responsibility of each agency 
and department of government for the discharge of its functions with 
equal treatment of all persons affected by those functions, I believe 
it is fair to say that the attitudes of the residents of a city inevitably 
determine the general course of events. As noted earlier in this 
statement, the commission may take the initial step in undertaking 
a project, but action by the city council is required to create the legal 
framework necessary for a project. Moreover, all or a part of the 
public cost of a project is borne by the local taxpayer. It follows, 
of course, that the proj ects must be thought worthwhile by a majority 
of the electorate if additional areas are to be undertaken. Of course, 
in a large city attitudes vary from neighborhood to neighborhood, 
and what is approved in one section of the city may not be acceptable 
in another section. The Commission's projects may be expected to 
occur in those parts of the city where interracial occupancy of housing 
can occur without the frictions generated to some degree in virtually 
all sections of the country, as people, who differ in one respect or 
another, continue the process of adjusting to each other and, I believe, 
strive to respect the ri ghts of others. In making this statement I 
do not represent on belrnlf of the commission, or for myself, that 
the commission can exert any large influence on the rate at which 
Chicagoans adjust to each other. Rather, the representation is that 
the commission's program is fostering, and we expect will continue 
to foster, harmony and good will among people, irrespective of race, 
and may be helpful in an area larger than its stated purpose of 
clearing blighted areas, by demonstrating that interracial housing 
developments may be completely satisfactory to their occupants. 

Thank you very much. 
Commissioner HESBURGH. Thank you, Mr. Doyle. 
Governor Battle? 
Commissioner BATILE. Mr. Doyle, how has that program worked 

out from the financial point of view? 
Mr. DOYLE. I presume you--
Commissioner BATILE. I understand you acquire the land and clear 

it off and then dispose of it. 
Mr. DOYLE. Well, at the moment in the 21 projects, with over 700 

acres, the cost, the net cost, that is, the cost to the public after paying 
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for the land and paying for relocation and demolition and buildings 
and so forth, is about $75 millions. 

Of course the buyer of that land paid the value of the land vacant, 
and I believe that in all cases the investment for the buyer is working 
out as a sound investment. 

For the public, the return, of course, is in terms of eliminating the 
slum and to some degree in the increased tax return to the municipality. 

Commissioner BATTLE. But offsetting the cost against the sale price, 
there is still a differential of some $75 million. 

Mr. DoYLE. Yes. That is represented by the so-called improve
ments which we buy and tear down. 

Commissioner HESBURGH. Mr. Doyle, there ,,ould be another £actor 
there, too, wouldn't there, because I understand the cost to the city of 
blighted areas in the way of police protection, fire protection, medical 
care and so forth, runs quite high, and this is eliminated if the area is 
cleaned up. 

Mr. DoYLE. That is right, Mr. Chairman. It is, I believe, a profita
ble operation to the city rather than a costly one, but some of these 
things are, of course, in intangibles. 

Commissioner HEsnuRGH. I have a question for Mr. Mackelmann, I 
believe. Mr. Mackelmann, is the urban renewal program that is being 
administered doing all it can to provide equal protection for minority 
groups in your opinion? I think this has relevance to a question 
voiced earlier that may be voiced again, that as an area is cleared and 
people are moved out of substandard dwellings, other d,Yellings are 
built that are beyond the possib ility of payment and the people that 
are moved out. ,vhat happens to these people in generali ty of cases1 

Mr. 1\L,cKELMANN. " Tell, let me hike those three figure again. 
Some 31 percent of the clearance which ,ms fo r expressways, another 
31 percent was for publi c housing, and 20 percent ,m s fo r projects of 
the land comm ission. Of course in the case of clearance for express
ways, no housing becomes avai lable. It is a net loss to the city. In 
the clearance or removal of 31 percent of the tota l number of families 
for public housing, we then create a new supply of standard public 
housing. 

Commissioner HEsnuRGH. But at a higher leve1. 
Mr. MACKELJ\IANN. At a much higher level. In the case then of the 

other 20 percent of the Land Clearance Commission, you create prin
cipally new private housing, such as Lake Meadows, Prairie Shores, 
and so on "IYhich might be middle income, upper middle income. 

The major r esource, the major single resource, that we have for 
relocation, of course, is the public housing group. This is then for the 
group that is generally most difficult to relocate because it is the lowest 
mcome group. 
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Now, the others then participate, the other families that are not 
moved into public housing then are principally families that move 
into other rental accommodations. There is a certain percentage 
of families that buy other housing because after all, some of them 
are homeowners, property owners, or businessmen in the area, who 
then buy elsewhere. The rest of them go into exisiting private 
rental housing. 

There is no question about it that this is where the major problem 
is, and this is the point at which we assess to the best of our ability 
the need for maintaining a balance of what we can do in terms of clear
ance without creating undue hardships. 

Now, at any time that families have to move, if they don't do it 
voluntarily but as a certain time limit may be set, hov,·ever flexible 
that time limit then may be in administration, nevertheless they must 
move. I think, generally speaking, based on the experience of the 
several agencies which have carried the principal responsibility for 
housing, the program has been reasonably successful. 

Now, there is no doubt about it, that there are difficulties, for in
stance, particularly the families of large size, let's say the problem 
families, families that have medical, social, economic, and other 
problems, present another problem. All that we can do-I don't say 
there isn't room for any improvement, but I think all we can do 
is make sure that we render all the services possible in these 
families so that again the hardship is minimized, and I think the prin
cipal point is this question of maintaining a balance so that one doesn't 
outrun the other. 

The fact that the National Housing Inventory to which reference 
has been made a good many times did indicate a substantial improve
ment in ho.using, not only in physical housing in terms of decrease 
of substandard ho.using and an increase in standard housing, .b.ut 
also a decrease of some 30 percent in the overcrowding conditions 
seems to me to indicate generally speaking, at least, the balance has 
been maintained rensonably well because at least I was concerned at 
various times that while we might demonstrnte an increase in the 
standards, in the physical standards, that there might have occurred 
at the same time an increase of overcrowding, and these figures show 
we had had very marked improvement. 

It seems to me that in these kinds of programs you have a choice of 
either not doing anything or going ahead as long as over a period of 
time you show progress all over the city, so it isn't just here or isn't 
just only in the other place. 

This, however, let me indicate here-the city of Chicago since 1948 
has assumed responsibility, more so than practically all municipalities 
in the country, for the relocation of families from the beginning. For
instance, in the expressway program. vVe started our expressway pro-
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gram in 1948 and immediately started with a relocation program. 
There are a very few cities in the country that have done the same. 

I think as we have gone along we have improved our techniques, we 
have gained by experience, it has worked well, but this is one of the 
reasons that I recommended the changes in Federal legislation, partly 
so that standards are set, so that standards are uniform, not only here 
in Chicago, but el sew here, and secondly, that the same aids be available 
to these families that are now in Chicago that are available to the fami
"lies displaced by the operations of the Chicago Land Clearance Com
mission. 

Commisisoner HEsnURGH. This, I think, is one of the most impor
tant suggestions we have had, that there be minimum standards at
tached to the relocation involved in the highway program, the express
way program, and the public housing program. I think this is 
something that can bear a lot of consideration in our final report, that 
the standards be there and the aids be there to carry out this relocation. 

Am I correct in assuming there are three different agencies in the 
city--

Mr. MACKELllIANN. That is right; Chicago Housing Authority has 
its own, Land Clearance has its own, and our office handles the reloca
tion activities of the other agencies, principally those of the express
way, highway department, and the building department. 

Commissioner HEsnURGH. Are these coordinated? 
Mr. MACKELMANN. Yes, by close contact among the operating de

partments, the relocation offices of the three agencies. Generally 
speaking, as I indicated in my formal statement, the policies are about 
the same so that we share each other's experiences and somebody has a 
finer idea that the other one picks up the next day. 

Commissioner HESBURGH. I have one more problem. In our 
housing hearing in New York City we heard a great deal about the 
necessity of some kind of proviso in Federal housing plans so they are 
nondiscriminatory as regards all Americans, and this was argued 
back and forth; I believe generally in the North it is proposed and 
generally in the South it is not proposed because they feel it would 
be the end of the program. 

I was wondering, since there is no local law here, or no State law on 
nondiscriminatory housing, what would any of you gentlemen think 
about such a proviso in a Federal law in housing ? Would it be helpful 
or harmful? 

Mr. Doy le, do you want to get on the spot? 
Mr. DOYLE. My view is that you can do in a community about what 

you ca,n do in the community, and that the Federal legislation would 
have very little bearing on it. 

Commissioner HESBURGH. Mr. Scheuer in New York, who, I believe, 
is the largest builder in title I, says this is purely an economic prob-
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lem. If the housing market is there and the Federal financing is what 
really buttresses it, and there is a proviso in there providing for open 
occupancy and equal access to the market on the part of all Ameri
cans that this thing will carry on the same as public transportation 
is carried on once the discriminatory aspects were removed. 

Mr. DOYLE. I have discussed this on several occasions with Mr. 
Scheuer and aside from the fact that law may in time set the frame
work for custom rather than the other way around, and I recognize 
the validity of that claim to some degree, I don't believe that the prog
ress in Chicago in dealing with this problem would be materially 
affected by additional requirements in the Federal la\\'. 

I would like to see the Federal law a.mended so that in fact there 
was not discrimination, as I think there is now, against certain eco
nomic groups. As I mentioned in my formal statement, that the 
Federal Housing Administration had legislation which required them 
to assume some risk rather than to proceed always on the basis of 
what they called economic soundness, we could get along a good deal 
more satisfactorily in providing housing for people of all income 
groups. 

Commissioner I-lEsnuRGH. Thank you, Mr. Doyle. As I mentioned 
in my opening statement, we are looking for opinions a.bout the 
country since the situation changes variously in different cities. 

General Holland, would you have any opinion on this problem? 
General HOLLAND. No, sir; I don't believe I have. 
Commissioner lIESBURGII. Mr. Ma.ckelmann? 
Mr. MACKEUL\)IN. I agree with what Mr. Doyle said, but I would 

like to add to this just one comment which I think is a practical one 
and a difficult one, that the current legislation right now sits in the 
Rules Committee with a 6-to-6 vote. I would l ike to get it out of 
the Rules Committee so it can get in the House. I don't care ;,hether 
one of them ta,kes a walk or somebody changes the vote as long as 
we get a 7-to-5 vote or 6 to 5, just so it gets out to the floor, and then 
let us assume it comes to the point where the House passes it, and 
in conference the Senate and the House agree, and it then goes for 
signature to the President, and let assume, just for the fun of it, that 
it would be vetoed, that we don't get stuck with the kind of vote that 
happened recently-you know, 4 votes made the difference, or a 
housing vote of last year where 6 votes made the difference. 

also would like to be sure that we get legislation passed that 
makes it possible for us to proceed with these programs, and it is 
this very serious problem that you always face, here are certain 
things vrn would like to see done, but on the other hand, you want 
to be sure, too, that you have the where"ithal to continue the pro
gram, and I would say this, carrying on what Mr. Doyle says, I think 
in this program, as I look back over the last 10 years since ;,e started 

I 
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·our slum clearance program in Chicago, first without Federal aid, city 
and State funds, and then later on with Federal aid, that we have made 
a considerable amount of progress, but I would hate to see this one 
cut off and not be able to do any more because Congress refused to 
make provision for additional funds and for expanded programs of 
various kinds. 

Commissioner llisBURGH. We have been looking throughout all 
these communities we have studied for evidences of progress, and I 
think we can certainly say from the figures you have given us there is 
evidence of progress here in the slum clearance area and in the 
availability ofmore housing and betterhousing. 

What would you say is the acreage, could any of you gentlemen 
tell us the acreage of slums in Chicago at the present time that still 
need clearance~ 

Mr. MAcKELMANN. Well, the figures, depending on whether you 
call them slums, blighted areas, near blighted areas, whatever defini
tion you want to make; somewhere around 10 to 15 square miles 
might be one estimate, as good as any, I suppose. This will also 
vary from 1940 to 1950 to 1959 because while a good many things 
have been done to improve housing conditions, a unit being called, 
let us say, acceptable minimum standard unit in 1959 suddenly would 
have been a standard unit, most likely a good standard unit in 1940, 
because standards of the population generally have risen. I think 
this is always a problem in definition as to at what time and for what 
particular purpose. 

There is no question, as Mayor Daley indicated this morning, that 
we are aware of the fact that while we have made progress, we still 
have a long way to go even to achieve standard housing for all 
families in the city of Chicago in terms of 1959 standards. 

Commissioner llisBURGH. Governor Battle~ 
Commissioner BATTLE. No. 
Dean JOHNSON. I have just one question. I don't know which one 

of you gentlemen gave me this impression, and I may be in error, 
1but did I get the impression that in these programs that displaced 
families, that in the final analysis it was the primary responsibility 
,of the displaced family to find a new home~ 

Mr. MAcKELMANN. Yes, sir. The primary responsibility remains 
with the family. We do not determine where the family moves. But 
we aid the family in finding other suitable quarters. We can hardly 
determine, say, that this X family has to move to Y, because the 
:family may refuse. It happens, Dean Johnson, that we have gone 
through the whole process of proving a family eligible for a stand
ard public housing unit. We have the truck coming to the door in 
the morning, and during the night the family flees. Whether this is 
good or bad, that is up to the individual family. It may feel that it is 
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subject to certain pressures in a public housing unit, whatever its 
idea may be. They may not be able to take the cat or the dog or 
whatever else may be involved. This I do not think at any time 
should be determined by a public agency where specifically a family 
moves. This has to be left to the family. 

Now that, however, doesn't minimize the responsibility of the re
location agency to assist the family in all ways so that they are sure 
to take advantage of the possibilities. 

Mr. DOYLE. Could I add one sentence, Dean Johnson? After en
couraging families to move, we do on the federally assisted programs, 
both the Conservation Board and the Chicago Land Clearance Com
mission inspect the units to which they move to determine whether or 
not they are standard. If they are not standard, we offer that family 
further assistance in obtaining a standard unit and in the Land 
Clearance Commission go so far as, if they don't want considered 
assistance in finding a standard unit, to sign a form to that effect 
because both our local policy and contract with Federal Go, ernment 
requires we do inspect these units to determine whether they meet 
our standard or standards and, if not, to require relocation assistance 
to that family. 

Dean J OHNSON. A corollary to that question, once one of these 
programs has been approved, it will be executed whether or not the 
displaced families have found a place to live. 

Mr. DOYLE. No, the corollary is not that, because we proceed in 
clearing an area only as fast as we can either relocate the families 
or they can relocate themselves. To go into a little more detail, since 
you are interested, we find in our project that families which are living 
in the best housing in those projects tend to seek standard housing, 
so that letter ·which we give them upon acquisition of the property 
on which they live frankly urges them-and I would be glad to furnish 
you a copy of that let ter if you would like to see it-to seek their own 
housing. That is partly because we don't belie, ewe should foster any 
spirit of paternalism and partly because we have found if we do go 
out and find the standard housing, it is usually rejected; they prefer 
to find it themselves. 

Those families who are living in the worst housing get a letter, 
and we frankly urge them not to look for their own housing, but to 
wait for us to find one because we find those families tend to seek the 
same kind of substandard housing they are living in, so I think if you 
will examine our relocation program carefully, you would find that 
we are rendering, at least to the best of our understanding of the 
problem, the best kind of service that we can. 

Commissioner HESllURGH. Reverend James, you asked a question 
earlier that was referred to these gentlemen, and I suspect it has 
probably been answered. 

510547- 59--46 
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Reverend JAMES. Only to this extent, I would like to get this clarifi
cation. Am I to asswne from the statement that you have <riven that 
all of the families that are relocated, willingly relocate themselves in 
a certain prescribed area within Chicago? In your giving of available 
places for rental or for relocation to a nonwhite family do you find 
or do you submit to them areas that are outside of the already existing 
Negro living quarters in Chicago? I hate to put it that way, but that 
is the way it is. Do you go outside of this area to say to a Negro 
family, "You can live over here; here is an available apartment over 
here," because it has expanded every time there is a clearance; the 
Negro area suddenly boomerangs and gets larger. 

Mr. DOYLE. We encourage the families which are living in the 
reasonably good housing in our project areas to seek their own housing 
accommodations, and then we inspect them after they have found 
them, and this is particularly facilitated since we pay their moving 
costs, and they let us know where they are moving, although we did 
that even before we were in position to administer a Federal program 
of payment of relocation costs. 

I would not recommend to a family of whatever racial or national 
group that they move into a house which I had selected where I 
thought they would get into serious difficulties. 

Reverend JAMES. May I ask one more question? 
Commissioner HEsmmau. Surely. 
Reverend JAMES. In this matter of site selection, do you feel that 

the Federal Government could be of any a,id in site selection for proj
ects, public housing projects? 

Mr. DOYLE. Mr. Rose is going to spea,k next on the program, and 
he deals with public housing. 

Reverend J AllIES. The reason I asked that question is because there 
is so much concentration of public housing in a certain area and lack 
of it in other areas in the city, and I feel personally that since Fed
eral money is being spent for this housing, actually the Federal Gov
ernment becomes a pa.rty to segregation i:f they don't take some part 
in site selection, legal assista.nce in site selection. 

I will ask the next witness the question. That is all. 
Commissioner HEsmJRGH. Gentlemen, I think we have come to the 

end o:f our time this morning, and I want to thank General Holland, 
Mr. Mackelmann, and Ir. Doyle for their very fine presentation and 
for their courtesy, intelligence, in clearing up our ignorance on some 
of these points. 

I think we would like to commend all o:f the speakers this morning 
for the evidence they gave of progress being made in this field and for 
enlightening us on the situation here in Chicago. 

The meeting is now recessed until this afternoon. 
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C'Vhereupon, at 12 :15 p.m., the hearing was recessed, to reconvene 
at 1 :45 p.m. of the same day.) 

COMMUNITY CONSERVATION BOARD OF CHICAGO--,J. PAUL HOLLAND, COMMIS
SIONER, COMMUNITY CONSERVATION BOARD 

Mr. Chairman and members of the Commission, I am J. Paul Holland, com
missioner of the Community Conservation Board of Chicago. I appear before 
you today to describe the program of the board, particularly as it relates to civil
rights objectives in Chicago. 

The Urban Community Conservation Act, approved July 13, 1953, by the Illi
nois Legislature, authorized the establishment of the Community Conservation 
Board. In September 1953 the Community Conservation Board was established 
by city council ordinance as an agency of the city government. The first board 
meeting was held November 5, 1953. The Supreme Court of Illinois rendered a 
decision on September 23, 1954, upholding the validity of the Urban Community 
Con ervation Act. 

The boa rd's primary responsibility is to designate communities within Chicago 
for a conserva tion program through blight prevention. The program in general 
encompas es elimi na ting deteriorating pressures by checking blighting influences 
in exis ting structures, preventing overuse of housing, studying community defi
ciencie in maintenance and facilities, and planning for the future development 
of the community. 

The board directs its attention to three principal types of neighborhood con
servation. First, in cer tain designated areas, to upgrade the area by planning 
and then implementing an action program. In these instances, city and Federal 
funds are expended. 

'l'he second program is directed to designated areas that qualify by Federal 
r egulations for treatment under t.he provisions of section 220 of the National 
Housing Act. In these areas only city funds are expended and new construction 
and rehabilitation may be federally insured under provisions of the cited section. 

The third type is where the board stimulates citizens action for conservation, 
without financial aid beyond the city's normal capital improvements construction. 

Ten Chicago communities have been officially designated as conservation 
areas. The board a lso maintains contact with 18 additional communities where 
citizens' groups participate in neighborhood conservation. 

To be designated as a conservation area, the area must be at least 160 acres 
in size. The average age of the structures must be 35 years or more, and at 
least 50 perrent of the buildings must be resirlential. The area may not be a 
slum or blighted area, as defined in the Illinois Blig-hted Areas Redevelopment 
Act of 19-17. The area, however, must be faced with certain factors which, if 
unchecked, may result in overall decay. These factors include dilapidation, 
obsolescence, or illegal use of individual structures; inadequate community fa
cilities ; conversion of residential structures into nonresidential use; a dele
t erious land-use pattern; or lack of community planning. 

The Community Conservation Bonrd's program serves neighborhoods which 
represent all fa cets of Chicn go's population. Blight-prevention activities must 
bP rnrried forward in nil a reas of the city if it is to be effective. 

'I'he board is, therefore, bonncl, prarticnlly as well as mora lly, to a policy of 
serving all Chicago citizens. In aclclition, certain legal requirements prevent dis
crimination in urban renewal areas. 

Section 91.13, parag-raph 6, of the Illinois housing laws reads: "No lease or 
rleed of ronveyance either by the board or any subsequent owner shall contain 
a covenant running with the Janel or other provision prohibiting occupancy of the 
premisPs by any person because of race, creed. or color." 

Federal requirements nre contained in "Terms and Conditions" unrler part 
II of the Housing and Home Finance Agency "Loan and Capital Grant Con
tract" section 106, paragraph C, and state that the local public agency must re
move any and all legally enforcenble occupancy restrictions on the basis of race, 
religion, color, or national origin from land acquired under an urhan renewal 
project. The ngency must also prevent subsequent private users of this property 
from imposin" any such restrictions on the land. 

The 28 Chicag-o neig-hborhoorls with which the Community Conservation Board 
works cover a total of about 60 square miles, or more than one-fourth of the City's 
lanrl area. Each community in itself is equal in population to a moderately large 
Illinois city. 
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FEDERALLY AS S I STED PROJECTS 

F our comm uni t ies have either obtained, or a re in the process of obtaining, 
approrn l for Federal assis tance in carrying out comprehensive urban renewal 
progra ms. 

The Hyde Pa rk-Kenwood Urban Renewal Project was approved by the Federal 
Government a nd the City Council of Chicago in 1058. A loan and grant contract 
to execute the pla n was received in Ma rch 1959. 

This urba n renewal pla n outlines a $40 million program by the Federal Gov
ernment a nd the city of Chicago, covering an 855-acre tract bounded generally 
by 47th Street, 59th Street, Cottage Grove Avenue, and Lake Michigan. The 
popula tion within the urban renewal a rea is approximately 7.0;00.0. 

The project is designed to upgrade the community by building new dwelling 
units a nd modernizing older residences. The plan includes new parks, play
grounds, and school facilities; relocated streets; and provides vacant land for 
the expansion of private institutions. 

The rene,Yal program emphasizes preservation and conservation to meet the 
needs of a ll groups. 

About 80 percent of the existing structures are to r emain and of these many 
will be reha bilita ted. Approximately 200 public housing units, including GO 
apartments for elderly persons, will be co:pstructed in the area. 

The Chi cago Dwellings Assoc ia tion has agreed to invest up to $2 million to 
help finance the construction of middle-income housing in the area. 

Citizen pa rticipation in this community, initiated by the Hyde Pa rk-Ken
wood Community Conference and Southeast Chicago Commission, has gained 
national attention. People of all races and backgrounds have joined together 
to prevent blight and strengthen the community. A recent ly published study 
of the a rea reported tha t a key a im of the Community Gonference bas been "to 
establish a s ta ble interracial neighborhood." 

A spirit of confidence has spread throughout this community, particularly 
since approva l of the urban renewal program. 'l'here are many problems 
confronting a community rehabili tat ion program which must not be mini
mized. Nevertheless, Hyde Pa rk-Kenwood does provide substantial evidence 
that a community can a rrest blight, and, what is more, that all groups within 
the community can, and must cooperate to create a better living environment. 

NEAR WEST SIDE 

An urba n renewal preliminary pla n has been submitted to the Housing and 
Home Fina nce Agency fo r this community. The plan outlines a program to 
p1·eserve a n hi storic and traditi ona l communi ty near the centra l commercial 
district. The 237-acre project area is bounded by the Congress Expressway,
Roosevelt Road, Ashland Avenue, and Blue Isla nd. Avenue. It conta ins 1,555 
structures, with 4,650 dwelling units. Its present popula tion is approxima tely 
20.000. 

Estimated cost for executing this program is $9;49"8;91'1 of -which .the ·Federal 
grant ,vould be $6,406,004 including $130,790 for relocation payments. The city's 
contribution would be $3,1G4,6.37, made up of capital improvements and a cash 
gran t-in-a id from Communi ty Conservation Boa rd bonds. 

Ca pi ta l improvements would include school-sites expansion, park and play
grou nd extensions, street light ing and sewer and curb improvements. Vacant 
land would be provided fo r the expa ns ion of private institutions. 

The ohj ectives of the plan a re the rehabili tation of present structures, the 
esta blishment of a desirable land-use plan, the crea tion of additional space fo r 
communi ty fac ili t ies, and the replacement of dilapidated structures with modern 
single-family homes a nd apar tments. 

E NGLEWOOD 

A suney and pla nn ing a pplicati on for a 242-acre urban renewal area in the 
Eng-lewood commu ni ty has been approved by the Housing a nd Home Finance 
Agency. Total cost of the project would be $5,389,700. This amount includes 
a local contribut ion of Sl,740,540 a nd a Federa l grant of $3,649,160. The Federal 
grant includes $1G8,0 0 fo r relocation payments. 

The area is la rgely resident ia l. The plan will seek to replace dilapida ted 
structures, set a pattern fo r better Ja nel use, improve traffic faciliti es, and pro
vide playground and pa rk space. Thi new environment should provide an 
incent ive fo r owners to rehabili tate their proper t ies. 

https://3,1G4,6.37
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LI N COLN PARK 

An applica tion for survey and planning fund s bas been filed wi th the Housing 
and Home F inance Agency. The presently proposed urban renewal area involves 
636 acres. It is estima ted tha t tbe urban renewal plan would call for the net 
cost of $12,116,423 of which $8,077,615 has been r equested from the F ederal 
Government. The city 's share would be $4,038,808 made up in the form of capital 
improvements (non cash grants-in-aid) a ud a cash grant. 

FEDEl!ALLY N ONASSISTED PROJECTS 

Four conservation areas have been designa ted for "220 nonassisted" treatment. 
They are South Shore-O'Keefe and West Woodlawn on the south side, West 
Ga rfield-Tilton on the West Side, a nd East Ravenswood on the North Side. 

The purpose of section 220 of the Na tional Housing Act is to encourage 
mortgage bankers, through federally insured mortgages, to loan money for new 
construction or rehabilitation of present structures in an area where the begin
ning of blight or blighting influences are evident. 

DE MONSTRATIO N PROGRAMS 

Two ci ty and Federal-financed projects have been undertaken to conduct 
studies in two a reas, Hyde Pa rk-Kenwood and Woodlawn. 

The Hyde Pa rk-Kenwood demonstrati on project seeks to define the methods 
used in the a rea to obtain ci tizen participa ti on in the planning process. An 
understanding of various means used to involve citizens, orga nizati ons, and 
institutions in the pla nning s tage will be of ass istance to other communities 
which may under take urban renewal programs. 

The Woodla wn demonstra tion project seeks to develop improved techniques 
for measuring the impact of renewal methods, short of clearance, in a deteriorat
ing but s tructura lly sound neighborhood. The project will also study methods 
of facilitating popula tion transition. Testing of these techniques will be of 
assistance fo r other similar ar eas in Chicago. 

In conclusion, the objectiYe of the Community Conservation Boa rd is to prevent 
blight whereYer there is a danger of i ts occurrence. The neighborh oods in 
which we work represent all soc ia l, ethnic, a nd economic groups of Chica~o•s 
population. We have learned that the task of rehabilitating middle-aged com
muniti es requires the cooperation and assista nce of a ll residents if it is to be 
ca rri ed out effect ively. As the city has indicated its desire to serve its residents, 
they in turn ha1·e shown their willingness to work 11"i th each other nnd with their 
city government in building better neighborhoods. 

(Tables included in statement of Mr. D. E. l\l ackelmann:) 

Percent of R elocati on Volume, by Program, 1948-58 
Percen t 
of t ota l 

relo catio n, 
Program: ro/ 11 ,ne

Public housing ___ _______ __________ ________ __ ___ ___________ _________ 31 

I li~Llwa YS -- - -- - - ------- - ------------- ----------- ---------------- -- 31 La nd clearance ____________________________ __ ___ ____________ _______ 20 
Institu tional expa nsion __ ___ ____ __________________ _________ ____ __ ___ 12 
Pnrks___ __________________________________________________________ 2 
Schools_ _____________ ____ __ __ ______________________________________ 3 
Code enforcement________________ __ __ ____ __________________________ 1 

'£otal _________________ ___________ ___________________________ ___ __ 100 
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Racial composition of relocatea families, by agency: city of Ohicaga, 1948 
through 1958 

Number or relocated -families 
Agency 

Total White Nonwhite 

Totlll-------------------------------------------------------- 28,346 ------------ ------------
,3,685Not reporting race- __ ----------------------------------------------Total reporting race ___________________________________________ 24.f,61 10,169 14,492· 

!=====!=====Ii===== 
100 41.2 58.8Percent___•---------------------------------------------------------

1====1====11====Ohlcago Dwellings Association ______________________________________ 78 20 58, 
Chicago Housing Anthority '--------------------------------------- 7,464 601 6,863
·Ohicago Land Olearancc Commission _______________________________ . 5,674 643 5.031 

1====1====11====Expressways_____________________________________________ _ 9,"144 7,924 1,220 
1-----1------1-----

Oon!IT('.SS St. ronte______________________________________________ 3,472 3,372 100 
Northwest route_______ . ----------------------------- 4,4-27 4,.372 .55South route_____________________________________________________ 1,245 • 180 1,065 

l====l====li===== 
1,934 '967 2967 

367 14 353
Medical centAr ---------------------------------------------------Michael Reese .(CHA) ______________________________________________ 

1 Estimated. . 
1 Exclurles relocation from·veterans' temporary housing, 

Between April 1950 and January 1957 (NHI) housiiig conditions in Chicago im
proved as follows : 

Pereent 
Dilapidated units decreased by ________ _ _____________ 26. 9 
Substandard units decreased by--------------------------------------- 33. 5 
Overcrowding (1.51 or more persons per room) decreased by_________ 29. 8 
Crowding (1.01 or more persons) decreased by_____________________ 18. 3 
Doubling up decreased by_________________ -------- 31. 9 
Vacant dwellings increased by__________ ------------ 70.1 

https://Oon!IT('.SS
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The hearing reconvened at 1 :45 p.m., Commissioner Hesburgh 
presiding. 

Commissioner HEsnURGH. The afternoon session of the Civil Rights 
Commission is now in order. 

I would like to ask Mr.Jackson to present the first witness. 
Mr.JACKSO~. The first witness is Mr. Alvin E. Rose, executive direc

tor of the Chicago Housing Authority. 

TESTIMONY OF ALVINE. ROSE, EXECUTIVE DIRECTOR OF THE 
CHICAGO HOUSING AUTHORITY 

Mr. RosE. Father Hesburgh and Members of the Commission, my 
name is Alvin E. Rose. I am executive director of the Chicago Hous
ing Authority, a municipal corporation created by the Illinois State 
Housing Authorities Act of 1034. The Chicago Housing Authority 
was organized in 1937. Its governing body is a five-member board 
of commissioners, appointed by the mayor of Chicago with the con
currence of the Illinois State Housing Board. Members serve without 
pay. 

The primary function and responsibility of the authority is the 
construction and operation of standard housing for Chicago families. 
with low incomes. Policies governing the authority's activities are
formulated by its board of commissioners. 

·with specific reference to the selection of tenants, the authority has 
adopted a clear-cut policy which reads as follows: 

Nondiscrimination.-There shall be no discrimination as to race, color, creed, 
or national origin in the selection or placement of tenants in any project owned 
or operated by the authority. 

The authority's procedures are carefully delineated to assure compli
ance with this policy. 

The same policy of nondiscrimination is followed by the authority 
with respect to its personnel, both administrative and maintenance. 

Today, the authority has completed 18,458 apartments for the city's 
low-income families. These units are located in 31 developments in 
various parts of the city, with the heaviest concentration on formerly 
blighted areas on the South and near West Sides. 

(719) 
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Under construction are an additional 1,087 dwellings, and another 
8,676 are in the design and land-purchase stages. 

Regarding white and nonwhite occupancy the trend toward non
white occupancy has been rising steadily for several years. Today, the 
white population in public housing is less than 15 percent; it was 30 
percent in 1955 and 39 percent in 1949. 

An understanding of how we have reached today's high percentage 
of nonwhite ocupancy can best be reached by a brief review of specific 
conditions applying at various times in the authority's history. 

The authority's own first venture in building started in 1939 when 
a 1,658-unit development was constructed in an exclusively Negro 
area, and tenants ,rnre drawn from Negro families in the neighbor
hood. 

·with the advent of World War II, Chicago's war industries began 
attracting workers from all parts of the Nation, and the city soon be
gan to run short of housing. All had difficulty finding homes, but for 
the low-income Negro warworker, the situation was critical. 

The authority obtained priorities to build for the low-income group, 
and by the end of the war, the authority was operating 10 develop
ments accommodating 7,641 families. Four of these developments, 
containing 4,414 units were occupied by Negroes exclusively. Four 
others, containing 1,648 dwellings, were white occupied. Only 2, con
taining 1,679 units, reflected some degrees of racial integration. 

In the years since the end of the war, the authority has completed 21 
developments containing 10,817 d ,mil ings. As these new develop
ments were ready for occupancy, the authority eamestly sought to 
maintain racial balance in the tenant population. Three projects, com
pleted in 1953 and 1954, illustrate ,,-hat happened to this attempt. 

Of the 150 original tenants at Victor Olander Homes, 40th and Lake 
Park, 33 percent were white. Today only 4 percent remain. 

At Leclaire Extension, 44th and Cicero A venue, 75 percent of the 
300 families first occupy ing the development were white. I3y January 
1 of this year, white occupancy was 27 percent. 

Tweh e percent of the original tenants at Ickes Hornes, 22d and 
State Streets, were white, but this percentage has lessened to 4 percent 
today. 

·while these changes indicate the exodus of the white population 
from old neighborhoods of the city, they also reflect other condi
tions which have contributed to the increase in the Negro popula
tion of public housing. 

First, of course, there is the undisputed fact of greater propor
tionate need for standard housing by the Negroes. Housing for Chi
cago's Negro families has been inadequate, and this difficulty has 
been compounded by the inmigration of Negroes from other sections 
of the country in recent years. 
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Second, the city's renewal program and the statutory require
ment that the authority grant priorities for public housing to fam
ilies displaced by public improvements have had a definite effect on 
the results of our tenant-selection processes. 

Most of the city's renewal activities have cut through the heart 
of the slum areas, many of which are ln.rgely Negro occupied. Since 
the law demands that displaced families be given priorities for public 
housing the result has been that a high percentage of families hold
ing such priorities were Negroes. 

·while the number of priority holders on the authority's waiting 
list is far below what it was some years ago, the racial proportion has 
not changed. 

At the beginning of 1959, the authority had 18,809 families waiting 
for dwellings. Of this number, 1,990 are white and 16,819 are non
white. Priorities are held by 711 of these families, of whom only 
51 are white and 660 are nonwhite. 

During 1958, the authority registered 10,038 nonwhite families 
and 2,013 white families-a ratio of 5 to 1. In the first 2 months of 
1959, new registrations were r eceived from 1,091 nonwhite families 
and from 207 white families. 

Another factor in the racial characteristics of Chicago's public 
housi:ng tenants is the location of most of our developments. In 
selecting sites, the authority must be certain thnt its plans do not 
conflict with redevelopment projects of other public and qunsi-public 
agencies engaged in urban renewal activities. It must also obtain the 
consent of the city council before it can acqu ire any given piece of 
property for a public housing development. 

The authority has been and is alert to opportunities to demonstrate 
that integration-if given a chance-cn,n work. At one new develop
ment, ,ve set aside one of several new buildings as an "International 
Building," and tenants for this particular building were selected in 
their proper turn to represent a cross section of Chicago's population. 
This experiment in congenial living has been so successful that ,rn 
intend to repeat the procedure upon completion of our next large 
project. 

All of the foregoing, I believe, gives certain indication that the au
thority has striven earnestly to do the best it can under prevailing 
circumstances. Progress has been slow, but progress has been made, 
and the pace has even accelerated in the last few months. 

Meanwhile, the authority has a definite obligation to the long list of 
large families-of all races and nationalities-that have been waiting 
for accommodations in the city's public housing projects for a long 
time, and we have been doing everything within our power to expedite 
the completion of additional large units to house these families. 
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Here, we have run into some real problems, the solution of which 
has a direct bearing on resolving our larger problems. 

Administrative policies and decisions of the Public Housing Ad
ministration during the past 4 years have caused considerable delay 
in the development of new projects with the resultant increases in 
costs that are encountered in a rising market. 

At the present time, the construction of additional low-rent housing 
in Chicago is practically at a standstill because of arbitrary, adminis
trative total development-cost limitations imposed by PHA, even 
though the authority's costs are within the statutory limitations im
posed by the Congress. 

The following changes in PHA policies and procedures would 
expedite completion of the work and reduce development costs, while 
at the same time complying with the meaning and intent of the Hous
ing Act, and there are five. These have a direct bearing on our being 
able to relieve the tremendous pressure we are under to provide addi
tional housing for these large families. 

1. Elimination of unwieldy and unnecessary regulations that serve 
only to delay completion of work. 

2. Decentralization of authority so that all but major decisions may 
be made expeditiously at the regional level. 

3. Elimination of certain types of Federal reviews to avoid duplica
tion of the supervisory work performed by local authorities. 

4. Recognition of decisions by the contracting officer of the local au
thority as final on questions of contract administration and interpre
tation as provided in the construction contract. Present policy has 
delayed final settlement of construction contracts for as long as 3 
years after the work was completed which hasn't helped us with the 
contractors. 

5. Establishment of realistic total development cost limitations-if 
such limitations are deemed necessary-by taking into consideration 
land costs, size of units, and current local construction costs. 

I would like to thank the members of the Commission for this op
portunity to place the foregoing information with respect to our opera
tion before you for your consideration. 

Commissioner HESBURGH. Thank you very much, Mr. Rose. 
We have a few questions. One question that has been brought up 

many times in the investigations of our staff prior to this hearing was 
the problem of why there is not more public housing in the so-called 
white areas of the city. 

Is that a matter of discrimination or is that just a decision of the 
local aldermen 1 

Mr. RosE. Well, Father, that is a good question, and if you will bear 
with me, it deserves a full answer. 
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First, I would like to say the matter of site selection is initially the 
responsibility of only one person, the executive director, and although 
the sites have to be approved by many people, they are given approval 
of the executive director's selection. So don't blame anybody but me 
if you don't agree with where we have placed them. 

I ,-..-ould like to tell you why we have placed them where we have 
placed them. In the first place, when you wake up in the morning 
and discover that your waiting list which was Hl,000 yesterday today 
has 20,000 families waiting for housing, you can't help but try to get 
as much public housing as you can build as soon as possible. 

So ,,.e try to move in those directions where " ·e can accomplish 
this, and the first act is for the executive director and his staff to go 
site hunting to determine, first, where it is needed, and, second, 
whether or not we can build on that particular site within our cost 
limitations. 

H a,·ing done that, we must ascertain that we are not interfering 
wi th anybody else's diwelopment. vVe want to feel sure that no private 
developer ,vants to go in, or can go in. ,ve must confer with the school 
board. vVe must ascertain that there is adequate shopping facilities, 
and transportation; also, that the park district might be able to come 
in and help us with recreation. 

All of those things go into the selection of the site. "\Vhen that is 
done, we go back and develop what is known as a preliminary develop
ment plan. That is taken to our board of commissioners and with 
our reasons for selecting that site, they approve or disapprove. If 
they approve, it is taken to the F ederal Government on an informal 
basis to see whether they will approve the site because they have to 
go through all of this, too, and then we take it to the city council where 
there are public hearings, and the city council either approves or 
disapproves the plan. 

If they approve the plan, it then goes formnJly to the regional office. 
They go over it again in detail. If they approve, it goes to Wash
ington, and if Washington approves, "-e are ready to go into business. 

We are aware of all the processes that we have to go throu<rh in order 
to get any public housing built in the first place. So when we select 
our site, we select the site ,,here we will have the least trouble in get
ting it up as fast as possible, and we want it to be in a place, if possible, 
where it will not only add good housing, but will actually replace 
slums. 

Now, that is what goes into the thinking of the executive director 
when "-e go out to get a site, and that is the reason that most of the 
sites were selected where they are now. 

If I could get a commercial in here, I wish you could go along State 
Street today and see the public housing. If nny of you remember 
it a few years back, you will agree that something very well worth 
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while was done and you wouldn't want to go back to the other. Thos~ 
projects today look like parks. We have been working very diligently 
with the tenants getting their participation an,d help-in-really improv
ing the whole tenor and climate of living in- a project; and there 
are beginning to be real signs that the tenants are taking hold. ' 

Commissioner I!EsBURGH. Thank you, Mr. Rose. That is a very 
frank answer to a frank question. 

There is one other question. Is there any explanation. you can see as 
to why these public housing areas tend to become _most· Negro after a 
few years i You indicated a few thoughts on that in your summation 
here. 

Mr. RoSE. That has been our experience, and that is all I can say. 
As an example, take Cabrini on the North Side which is one of our 
projects. When we started out the percentage was about '70 percent 
white and 30 percent Negro. Today it is 98 percent Negro. 

Commissioner HEsnURGH. I suppose in some cases that might repre
sent the only type of available, good, suitable housing for low-income 
groups, too i 

Mr. RosE. It is, as far as I know. 
Commissioner !IEsBURGH. There was one other point that was 

brought up in our initial studies of Chicago and that was the question 
of special criter,ia for the Trumbull Park proj~ct. Is that still in 
e:ffecti • 

Mr. RosE. Yes, Father, we still have special criteria. 
Commissioner HEsBURGH. Were there special reasons for that, Mr. 

Rosei 
Mr. RosE. Yes; there are special reasons, and they are not inter

racial reasons. They are management reasons. You have to forgive 
me for talking like a landlord for a minute, but not only do we have 
to build these buildings, but we have to rent the~, and then we have 
to collect the rent. There is nothing I like more than a stable family 
that can pay its rent when it comes due and have some respect for the 
property; also, :families who have control over their children. 

While we have a master waiting list of 20,000 people, we do not select 
the projects for the tenants; they make their own selection. When a 
vacancy occurs, and we only have a handful-and I mean a handful 
every week-there are only 2 days intervening while we cl~n them up 
and send the next people in, but they make the selection. When we 
do have a vacancy, we go down the list and see who wants an apartment 
in that particular project. I would like to say this, and it is said 
frankly and honestly, and I hope even thoughitmay be hard to believe 
that you will believe it, we have very, very few requests on the part of 
nonwhite people to go into Trumbull. We have very few requests, and 
this is understandable ,because the community is hostj.!e• around the 
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project. vVe have no trouble within the project, but it is understand
able where the type of tenant we would want, well-adjusted, stable 
Negro family with youngsters, they wouldn't want to go into a 
situation like that, and that is true in all of our projects. 

A great, great many of the people on our waiting list are waiting 
for State-Way and I don't blame them. It is close to the loop and 
it has all the facilities and everything you would want, so this dis
tribution of the white and nonwhite population in the Chicago Hous
ing Authority is a natural process. It is by their own choice first, 
but we are very careful to answer your question specifically about 
Trumbull that we don't want to cause any trouble because that isn't 
fair to anybody including the Negro families who are in there. 

Commissioner HEsnuRGH. vVhat would be the percentage of Negro 
families in Trumbull now; do you know? 

Mr. RosE. Yes; there are 20 out of 454. 
Commissioner HEsBURGI-I. There 1s no trouble with these 20, I 

gather? 
Mr. RosE. None whatever. We haven't had any trouble worth 

mentioning for 18 months. 
Commissioner HEsnuRGH. Mr. Battle? 
Commissioner BATTLE. No questions. 
Reverend JAMES. I have a question. Mr. Rose, I am interested in 

this site selection. I am under the impression from what you said 
that the city council of Chicago gives its approval for the site; is 
that true? 

Mr. RosE. After we select it. 
Reverend JAMES. After you select it? 
Mr. RosE. That is right. 
Reverend JAMES. Because of the present location of the existing 

sites, then, the Council of Chicago is guilty of practicing to a certain 
degree segregated housing; is that true? 

Mr. RosE. You are only agreeing with me. 
Reverend JAMES. vVell, somebody is guilty of contributing to the 

segregation of housing of people in the city of Chicago because when 
you look at the present location of the housing projects, they are 
predominantly within the Negro area. 

Mr. RosE. That is true. 
Reverend JAMES. That is definitely true. Now, that means that 

there is a ce1tain type of feeling that contributes to this predominance 
within the Negro area and no real attempt to place Negro families in 
projects that might not be located within this particular area. 

What I am trying to get at is this. Is it a policy to place Negroes 
in areas that are predominantly white or only place Negroes in areas 
that are predominantly colored? 
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Mr. RosE. Reverend, the policy is to place the public housing proj
ect where we believe it is most needed and to do a dual job of getting 
rid of those slums. 

Reverend JAMES. Do you feel that the Federal Government could be 
of assistance in setting up some type of law that would aid, or whereby 
it could aid in the selection of .sites since Federal money is. being spent, 
in these projects and we don't want Federal money to be spent in a seg~ 
regated fashion. 

Do you feel that would be. helpful to the Commission i 
Mr. RosE. I don't think so because I wouldn't do it any differently 

than we have been doing it. 
Reverend JAMES. I see. 
Mr. RosE. Because I believe in it. You see, Reverend, I don't know 

whether you know it or not, but I used to be welfare commissioner of 
this city for a long, long time and I have grown close to the needs of 
poor people. I am very familiar with the area where we are trying to 
actually improve the situation and rather than get into any long
drawn-out controversy about where sit'es shall beor shallhot be, I want 
to get those kids in decent housing. I mean that. 

Reverend JAMES. Well, I am primarily interested in the segregation 
problem. 

Mr. RosE. Well, you can't call State-Way a ghetto. It is beautiful. 
Reverend JAMES. It is within a Negro ghetto. 
Mr. RosE. Our prime consideration is better housing for these kids. 
Reverend JAMES. I am not :fighting the principle of better housing: 

but--
Mr. RosE. I am :fighting for it. 
Reverend JAMES. I am for better housing. As a minister, I am very 

definitely for good housing, but I don't think it should be done on a 
segregated basis. That is all I am saying. 

Mr. RosE. Well, I agree with you. 
Reverend JAMES. Then we are together. 
Mr. RosE. I agree with you, but we have got to get it in where we 

can get it in the fastest. 
Reverend JAMES~ If you agree with the principle that we don't want 

segregated housing, then certainly there could be some type of machine 
to set it in motion and eradicate the problem that creates this segre
gated housing. 

What do you think can be done to do away with the things that 
create this segregated picture i What do you think can be instituted 
to do away with this i 

Mr; RosE. To go back to something one of my predecessors said, 
we are trying to get at the source and that is the symptom, you see. 

Reverend JAMES. I don't want to get into a long argument, but 
we agree basically you don't like segregated housing. 
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Mr. RosE. No. 
Reverend JAMES. But we do have it. 
Mr. RosE. And we also agree those kids should be given decent 

homes as quickly as possible. 
Reverend JAMES. I don't think it helps a Negro child to be-I 

think you have got a problem here which is the lesser of two evils; to 
put a ch ild in a community where he is definitely segregated, or to 
give him a place in a community where he is not segregated and able 
to li ve as an American citizen, free from the shackles of segregation. 
That is a moral problem we are dealing with. 

Mr. RosE. I agree with you. 
Reverend JAMES. Evidently, it is the thinking of the authority that 

it is better to place them in a better home under segregated conditions 
and not try to make any efforts to eradicate the-

1\Ir. RosE. Not better, but it is expeditious right now to get the 
thing done. If we ha<l a choice, that is one thing. We are in com
plete agreement, but there is a job there which we must do. There 
are 20,000 families waiting. 

Reverend JAMES. One more question. Referring to these families 
that are on the waiting list, I have had members of my congregation 
come to me and state that they have been on the "·aiting list for some 
time and they haven't been placed while other families who are not of 
Negro origin have been placed, and they have not been on the waiting 
list possibly as long as they have been. 

Mr. RosE. I am glad you used the word "possibly" because I think 
we ought to check the situation. 

Reverend J AMES. I say "possibly." I am not an authority. 
simply take the word of the people who come to me. 

Mr. RosE. That li st is inviolate and I can assure you of that. 
Commissioner H ESBURGH. Dean Johnson has one question and 

then we will have to move on because we are late. 
Dean JOHNSON. There is one question I wanted to ask and I think 

it may bear on the discussion you were having. 
Frequently, matters of this kind can be adjusted where you have 

Negroes and whites at the policy level of an agency. I don't know 
the structure of your authority, but I know that you do have one 
Negro commissioner. Apart from that, do you have any Negroes at 
the policymaking level of the Chicago Housing Authority? 

Mr. RosE. There is only one policymaking group and that is a 
Board. 

Dean JOHNSON. How big is that? 
Mr. RosE. Five members. 
Dean Jo1-1NSON. Five members, and you have one Negro on thaU 
Mr. RosE. Yes. 

510547-59---47 
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Commissioner HEsmmGH. :Mr. Rose, we are grateful to you for 
coming here today. vVe have here two very difficult, complicated 
interlocking problems. One problem is open access to housing and 
the other is the problem of getting more decent housing as quickly 
as possible. 

I just wanted you to know we appreciate the good effort you are 
making. Thank you very much for coming. 

Mr. RosE. Thank you. 

(EXCERPTS FROM STATE~IENT OF l\IR. ROSE NOT INCLUDED IN ORAL TESTIMONY) 

On January 1, 1959, 85 percent of our tenants were Negro families. About 13 
percent were Caucasians and about 2 percent, Puerto Ricans. Less than one-half 
of 1 percent were orientals, American Indians, and other minorities. 

Eight of our 31 developments are occupied exclusively by Negroes. In one 
small development of 141 dwellings, all the tenants are white. In the i·emaining 
22 developments, tenancy is mixed, but in 18 of them Negroes occupy more 
than 75 percent of the dwellings. 

Mr. JACKSON. Our next witness is Mr. James C. Downs, Jr., presi
dent of the Real Estate Research Corp. 

TESTIMONY OF JAMES C. DOWNS, JR., PRESIDENT, REAL ESTATE 
RESEARCH CORPORATION 

Mr. DowNs. Father Hesburgh and gentlemen, my name is James 
C. Downs, Jr., I am chairman of the board of Real Estate Research 
Corporation. Like Dr. Hauser, I am here primarily in the role of 
a student, although I must say that starting with Mayor Kelly and 
on through the administrations of Mayor Kennelly and Daley I have 
had close contact with this problem, 4 years during which I was co
ordinator of the Housing and Redevelopment of Chicago. 

Our discussion here this morning has been largely social and legal, 
and I would like to introduce a note of economics to it. 

In the first instance, I think the most important single develop
ment of the last 15 months in this area has been economic in that 
we have seen the end of a critical housing shortage in terms that has 
existed since 1!)41. 

For the first time in the city of Chicago, we have residential va
cancy which, in some neighborhoods, is up as high as 8 percent. 

A basic factor of all inmigration of all people, not only nonwhite 
but southern white and other people, has been the economic attrac
tion of jobs. This is fundamental to our American migratory move
ments at the moment. 

Chicago had a total labor force in December 1!)57, of 2,657,000 
people. That labor force got down to a low in the last 12 months 
of 2,594,000 people, and as of the latest fi gures which were in March, 
our labor force is still short of its peak in 1!)57. 

This would lead a careful observer to believe that the Chicago land 
population has not gro,Yn in the last 15 months. During that time 
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we have erected some 43,000 new housing units. The fact is that the 
housing shortage as we knew it continuously from 1941 through 1957 
does not exist in the same intensity. 

Now, this has had several results. First, the expansion of housing 
units available to inmigrant groups is much more difficult at a time 
when there is a tight shortage extant. Second, the differential rate 
which Negroes, let's say, have traditionally paid in the Chicago rental 
market for accommodations at this moment is the lowest that it has 
been in the 25 yea.rs that I have been studying these trends. 

Also, I would like to explain one thing about this financing 
dilemma. There are certain criteria that all financing lending agen
cies use in determining whether they shall make loans. What we 
are interested in here is whether this criteria includes race. 

I would say that a large portion of our slum areas, whether they 
be white or egro occupied, are not available for financing. That 
is, if you take the mean average age of dwelling units as 70 years or 
older, of which we have a number in both white and Negro occupan
cies, there is no financing in either one of them. The criterion is 
not race. 

I wouldn't deny the criteria of race exists. I would say this along 
with the fact that the average Negro family today is better housed 
than the average Negro family at any time since 1900 in Chicago. I 
would also say that the average Negro family has a better chance of 
getting mortgage financing on its purchase of property than it has 
had since 1900. We know that there are important lending agencies 
in the city who are doing a substantial volume of mortgage lending 
with Negro borro,,ers. 

I would say also that the appraisal criteria that are being used by 
those agencies that are making loans have nothing to do with the 
race of the occupant. 

I think, perhaps, gentlemen, that the contribution I would like to 
make to this hearing has to do with the evolution of the situation, and 
as I say, I have spent 25 years in close contact and study with it. 

Twenty-five years ago race relations were a few people who stood 
between two militant groups, a militant pro and a militant anti, you 
might call them. In the last 25 years, there has emerged an increas
ing group of people who have studied this problem, and who are 
developing a body of knowledge with which it can be treated, and I 
think we are coming close to a time when in our governmental 
agencies, city, State, and National, we can engage in what I would 
call social planning. 

Heretofore, planning in this field of urban development and city 
structure has been fiscal planning. We have planned highways, we 
have plarmed specific housing developments, but nobody has had the 
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courage to say that we ought to engage in social planning because it 
is a part o:f the American tradition that anybody goes where they 
want under the circumstances that they want. 

This freedom of operation and movement has been more than 
anything else responsible for the ghetto. The :fact is that we have 
for 25 years almost continuously dealt in cliches, stereotypes, and all 
kinds o:f things of which open occupancy is one. 

For example, Commissioner Rose has just testified that certain 
pr9jects were, let's say, 30 percent white when opened and have now 
evolved into having virtually no white. The fact is that this body 
o:f knowledge which has been assembled by this emerging group of 
people who understand this problem indicates that integration can 
o~y be successful when a majority group is in the majority and so 
maintained, and that applies to a social ~lub, it applies to a housing 
project, and it applies to any element that you would care to study 
ln terms of the behavior and characteristics of majority and minority 
groups. 

The fact is that the reason we are getting integration to a degree 
in American society today is because integration is being managed. 
We always manage our public problems. When we had our polio 
epidemic, we managed it out of existence . 

.As long as we allow a completely laissez faire program in the field 
of human relations, we are going to preserve the ghetto. The fact 
is whenever we choose to meet the issue squarely to the end of getting 
a desirable end, that then we will begin to make substantial progress, 
:and I am happy to say that in many areas of the country they are 
dqing this at the moment. 

I believe to answer several questions that have been expressed here 
this morning, for example, Chicago has been accused o:f being the 
most segregated city in the United States. This is a geographical 
diagnosis of probably a demographic fact, but the implication which 
that statement carried is obscured on its very face. There are in the 
United States what Negroes call good cities, and there are what 
Negroes call bad cities. Now, the fact that Chicago is called a 
:('good" city is that more Negroes have come voluntarily to this city 
than any other American city save New York, and that they come 
'here voluntarily, and freely because of their treatment here. 

Negro migration isn't any different than it was for my German and 
Trish grandparents. They got a letter from Uncle Joe who was al
ready here and he said, "You better get up here. It's pretty good." 

That is the way all migration happens, and if letters were going back 
•down South saying, "Stay away from Chicago-go to Detroit, Cleve
·1and, St. Louis, or Los .Angeles," we wouldn't be the second city in 
thismigration. 
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So that statement is made all out of context by people who for some 
strange reason do not wish to give Chicago the loyalty that I want to 
give it. 

The point I would like to make here, gentlemen, is that we have 
endless facts in the area of housing. We are improving the situation 
in Chicago as far as housing. W e are doing a great job, but if you 
could make a contribution of making social planning a possibility, 
then there would be a great contribution. 

Commissioner llisBURGII. Thank you very much, Mr. Downs. ,v-e, 
in our hearing at New York, heard from two gentlemen who ap
proached this problem from an economic point of view, and both of 
them seemed to believe that there is only one commodity in the whole 
United States which a person having the money cannot compete for 
equally and fairly and that commodity is housing. They both claim 
that the F ederal policies regarding housing, FHA, URA, or other 
agencies operati ng in this field are buttressing this particular reality 
by their approach to the problem in having no fixed policy on it, merely 
simul at ing whatever happens to be a local policy. 

I think we see the reasons behind this from the complicat ions in 
establishing a policy in a fi eld that differs from area to area. 

I was wondering what your react ion is to the suggestion made by 
these men from an economic, not moral or social planning point of 
view, that if at least Federal money going into housing would go in 
on a free and open basis, anybody having the money could have access 
to it, and we would then get away from the establi shed fact, as they 

• demonstrated to us in New York, that the normal nonwhite pays 
twice as much for his housing as the white for the same kind of hous
ing, or, for the same price he only gets half as much value. 

Mr. DowNs. I don't think there is a pat answer to that question. I 
think everybody who thinks of it is caught on the horns of a dilemma 
which has these two prongs. One is that this is obviously a desirable 
objective. Two, that if it were a mandatory fact, it is at least a possi
bility that redevelopment would be over with and done. 

Commissioner H ESBURGH. In certain areas, certainly. 
Mr. DowNs. The difficulty is, in my opinion at least, we are unwill

ing to face up to the ans" er of the question what will be the propor
tion of people of each ethnic group, and don't think that question 
hasn't been answered. It has, and where it has been answered, it has 
been successful. Where it isn't answered, open occupancy leads in
evitably to total Negro occupancy, and I say that advisedly because 
I know the facts. 

Commissioner llisBURGII. Both of these gentlemen claim that in 
New York since they established a city law on open occupancy or 
nondiscriminatory housing they had more public housing than they 
ever had before so at least in this one area the establishment of this 
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policy locally and on the State level has not affected public housing 
one bit. 

Mr. DoWNS. We have more public housing here than we ever had 
before. I am not talking about public housing. I am talking about 
urban redevelopment housing. Public housing can be had under the 
present law, and, as far as Chicago is concerned, as Mr. Rose said, 
ithas been the policy in Chicago to take all the public housing we can 
get. 

Commissioner llisBURGH. What is your specific recommendation, 
Mr: Downs, as to the kind o:f social planning that you think is neces
sary to bringsome light to this matter, or some solution to the problem i 

Mr. DowNs. I think that the kind of social planning that must be 
engaged in is a planned objective in terms of biracial living, and if 
people are to be guided by past experience, as Dr. Hauser testified this 
morning, that there has been no single exception of once a neighbor
hood in a community had any substantial number of nonwhite people, 
that neighborhood has become ultimately all nonwhite. 

The areas where that has failed to materialize have been in areas 
where there is, because of single ownership, the ability to manage and 
to run tenant selection on the basis of a word which 20 years ago was 
abominable, 10 years ago was mentionable, and now it is discussion
able : "quota." 

Commissioner llisBURGH. That is a very interesting approach. 
Mr. DowNs. This is a forthright statement, Father. 
Commissioner llisBURGH. That is exactly what we are looking for. 

As I mentioned this morning, we don't come here with. answers. We ~ 
come here with questions and we don't get anywhere if people aren't 
forthright in their answers. We appreciate your frank approach. 

Commissioner BATrLE. I would like to ask Mr. Downs his opinion, 
ifhe cares to give it, as to why the situation which you have described 
obtains that once the Negroes entered a community it eventually 
becomes a Negro community. What is the reason for that~ 

Mr. DowNs. I think the reason for that is the long, deep-seated 
prejudice on the part of the American people whicJi, fortunately, is 
gradually giving way to enlightenment. 

Commissioner BA'ITLE. Do you think any Ia.w would correct that i 

Mr. DowNs. No. May r make this statement about lawi I think 
in a democracy it is not always possible for people to measure up to 
their ideals. I think the body of law in existence expresses their 
ideals. I think it is always desirable to have a Ia.w which states the 
ideals. I:f we were not a group of people who dangled a higher ideal 
in front of us than we are now able to attain we would be,. indeed, 
an abject society. 

Commissioner llisBURGH. In other words, ideals toward ideals. 
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Mr. DowNs. The law does not necessarily govern our behavior, but 
it expresses our ideals. It is an objective which we hope to attain. 

Commissioner HEsBURGH. I see. 
Mr. DowNs. This, I think, is true of the Ten Commandments, 

Father. 
Commissioner HESBURGI:I. That is right. I'll buy that. 
Dean JOHNSON. I have two questions in connection with the word 

"quota" and which you described its evolution in terms of this prob
lem becoming a social problem. Do you have any other suggestions 
other than a quota system for managing this situation i 

Mr. DowNs. No; I haven't, and I am only suggesting that this be 
explored. I am not making a concrete recommendation. I am just 
saying that the body of knowledge which has come to students in the 
last 25 yea.rs has brought this thing out. 

Dean J onxsoN. Earlier in your testimony you pointed to the gen
eral increase of available housing in the last 2 years. 

Mr. DowNs. Correct. 
Dean J onNSON. Is this general increase in available housing ap

plicable to the nonwhite housing market? 
Mr. DowNs. The rate of geographical expansion of Negro occu

pancy in the city of Chicago in the same 15 months was greater than 
it was in the previous 15. 

Dean JOHNSON. That is all. 
Commissioner HEsBURGH. Mrs. Rogers? 
Mrs. RoGERS. Mr. Downs, Governor Battle asked you if you thought 

that a law would possibly change the pattern of an area becoming all 
Negro and you said, "no." 

I am asking you to assume that all Americans are not basically 
prejudiced, and I would like you to assume that there are some Amer
icans who would follow the law no matter what it is, and there are 
some other Americans who would welcome a law to hide behind to get 
an area integrated. 

Do you think a law would help to keep an area integrated and from 
becoming all Negro in the city of Chicago? 

Mr. DowNs. I think a law that expresses an ideal, as I said before, 
is desirable. I do not believe that the existence of such a law or
you see, we have such a law in effect. Our basic law is that all people 
are created equal. I don't believe that a law can be devised which 
will govern the behavior of people in a short-run period. 

Reverend JAMES. Do you feel that law is a process in the overall 
educational program? 

Mr. DowNs. I am not a lawyer, and lawyers should answer this 
question. 

Reverend JAMES. The general idea of law-
Mr. DowNs. Law is an evolutionary process. 
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Reverend JAMES. Does it not contribute to the overall education of 
citizenry? 

Mr. Dow_Ts. I think it does. 
Reverend JAMES. Well then, since it does, would it not be to our 

advantage as American citizens to have inculcated within our pattern 
of law those laws that will contribute to the uplift of our morals and 
ethics insofar as the general practices and procedures of living are 
concerned? 

Mr. DowNs. I think this is like, getting back to the Ten Command
ments again, "Thou shall not steal." 

Reverend JAJIIES. We are talking about the laws enforcible by the 
government. When you talk about the Ten Commandments you are 
talking about an ideal. 

Mr. DowNs. This is a statement I am making now; "Thou shall not 
steal." 

Reverend JA11rns. I understand. 
Mr. DowNs. This is like augmenting it by saying, "Thou shall not 

steal anything." This doesn't change the man that is a thief. 
Reverend JAMES. I am talking in terms of governmental law. 
Mr. DowNs. vVe already have a law basic to our fundamental Con

stitution which says all people are created equal and all have equal 
rights. If you want to write another law, subsection A, which says 
they should have this right on certain days, I don't think it helps. 

Reverend JAMES. You don't mean open occupancy? 
Mr. DowNs. I think open occupancy is a myth, as I testified. 
Reverend JAMES. I disagree with you. 
Commissioner HEsnURGH. I am sure there are agreements and dis

agreements to some of the things you said, Mr. Downs, but we are 
grateful to you for coming and saying them forthrightly. 

Mr. JACKSON. Our next group of witnesses consist of Mr. William 
C. Groebe, President, Chicago Real Estate Board, Mr. Dempsey J. 
Travis, President, Dearborn Real Estate Board, and Mr. George S. 
Harris, President, National Association of Real Estate Brokers, Inc. 

Commissioner HESBURGU. Mr. Groebe, I think you are up to bat 
first. 

TESTIMONY OF WILLIAM C. GROEBE, PRESIDENT, CHICAGO REAL 
ESTATE BOARD 

Mr. GnoEBE. Father Hesburgh and members of the Commission; 
my name is William C. Groebe. I am president of the Chicago Real 
E state Board. 

We are a not-for-profit association now in our 76th year, and are 
chartered under the laws of Illinois. Two of our objectives as stated 
in our charter have some relevance to this hearing, in that they state 
our purposes as follows: 
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e. To support the administration of laws and regulations designed to insure 
the highest standa rds of honesty and competence among those engaged in real 
esta te business and to assist those seeking to enter the real estate field in quali
fying themselves. 

f. To further the constructive growth of the city of Chicago and its metro
politan area, to promote economy and efficiency in go,ernment, particularly at 
the local levels, and to assist in effecting an equitable distribution of the tax 
burden. 

We have faithfully discharged these responsibilities. 

IDEAL CONDITIONS NOT GENERAL 

We submit that nowhere can the ideal conditions of housing be 
found for all persons, whether in large or small communities or cities. 
Many families, of every race, creed, color, or national origin will be 
found living, to some extent, in nonmodern, substandard housing. 
And, likewise, many others, here in Chicago and elsewhere, will be 
found living in accommodations which meet all modern standards. 

New architecture, new heating and plumbing inventions, new de
velopment of electrical appliances, creation and usage of new and 
improved building materials will continually render the housing of 
today substandard for tomorrow, just as the cast-iron stove made the 
fireplace obsolete other than as an ornament. 

The best that we can do is to work toward the ideal within our 
economic capabilities and within the existing social and legal patterns. 
If the ideal is ever achieved, it will not remain ideal for long; of that 
we may be sure. 

Here in Chicago, I believe, we can be justly proud of the progress 
that we have made, and yet we are the last persons to insist that the 
ideal has been achieved. 

THE P .ATTERN OF SETTLEMENT 

With the opening of the St. Lawrence Seaway, we are again on the 
verge of another vast expansion, and no man can foresee its complica
tions or its full extent. A hundred years ago, Chicago, as the great 
open door to the West, received hundreds of thousands of foreign 
born who settled in the city or spread out from Chicago as far north 
as Canada and south into Missouri, westerly to the Rockies. 

There were Lithuanians, Poles, Germans, Greeks, Irish, Scandi
navians, Italians, Negroes, plus a scattering of many other na tionali
ties and races. ,;vhere they moved onto the prairies, into rural settle
ments, they tended to congregate with their fellow Germans, Swedes, 
or others, forming close community associations preserving their 
ancient languages and customs. They took their old world along with 
them to new settlements. This pattern is noticeable in many states. 

In Chica.go, these peoples, by choice and not by direction, gathered 
together in their own ethnic communities, established their local 
churches, language press, and their own special schools and com
munity associations. 

https://Chica.go
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These first-generation settlers clung together because they felt 
a need to preserve community groups, and because they preserved 
their old homes and identities in such surroundings. Thus we found 
in Chicago some whole communities which were Polish, Italian, 
Swedish, Norwegian, Lithuanian, ,Chinese, Greek, Irish or Negro. 
Generally these communities were built up around or close to the 
occupational centers toward which certain groups directed themselves. 
Negroes coming to Chicago~again because of the early establishment 
.of Negro groups ,on the south side-tended to locate there. 

·THE CHANGING PATTERN 

In :recent years, this pattern has been changing. 
As advanced cultural and economic status has been obtained, and as 

programs of education have been advanced, the younger members of 
.these groups, whose ties to a ·distant homeland are nebulous, have 
moved away from the so-called home wards, into other parts of the 
city or to the suburbs, thereby reversing the original trend toward 
congre,gation in .ethnic centers. 

Today, in a majority .of the.50 wards of Chicago, the racial-religious
social-economic pattern is widely varied. There may still be some 
tendency to "mpve in" with groups which conform to the individual's 
social pattern~the tendency .to avoid being .an "out gro:up" in a 
community. 

Thus, the people who come from Southern Mountain States, still 
seek out their own folks in Chicago, clinging to the rural pattern 
rather than attempting to adjust to urban customs and patterns. This 
again is by their own choice. Sociologists have long noted the con
flicts between rural and urban patterns of living, and the tendency of 
a person, in a strange land or a strange city, to seek out that group 
which most nearly conforms to his own pattern. 

Individual cultures, economic position, social customs, religious 
backgrounds have long operated to maintain the status quo in many 
cities or communities. This is a very human tendency which springs 
from a man's desire to be as nearly "at home" as possible in a changed 
environment. 

PU13LIG POLICY 

Public policy here in Chicago directs that any individual may rent 
or purchase a home anywhere and move into it at any time. The 
mayor of Chicago, Richard J. Daley, has given substantial leadership 
in effectuating this policy. It cannot be denied that there have been 
some trouble spots where tension and disturbances were caused either 
by ignorance or agitation. In such cases, full police protection has 
been afforded the residents and order has been restored. Individual 
attitudes, rather than public psychology, are the root of such incidents. 

Meanwhile, it should not be overlooked that here in our city the 
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matter of individual attitudes is receiving close attention. Great edu
cational ,rnrk toward improving such attitudes is being done by the 
Mayor's Commission on Human Relations, the Catholic Interracial 
Council, the Association of Community Councils, and many other 
similar groups. 

COVENANT RESTRICTIONS 

The covenant decisions of the Supreme Court of the United States 
have played their part in ending communitywide discriminations based 
on self-perpetuating contractual relationships, by at least opening up 
to individual choice the policy of selling which had formerly been 
restricted by agreements. 

In Chicago communities and in unnumbered apartment buildings, 
persons of many races, creeds, or ethnic origins will be found Jiving 
in amicable and neighborly relationships. On the near South Side, 
the Lake Meadows housing projects have two large uni ts com
pleted, the fast being 100 percent Negro occupied, the second 70 per
cent Negro, and 30 percent white. The Prairie Shores development, 
of which one unit is now completed, is 75 percent white, the balance 
distributed generally between Asiatics and Negroes. 

PERSO~AL PROPERTY RIGHTS 

There undoubtedly are instances in ·which the individual owner 
listing his property for sale or rental specifies the type of purchaser or 
renter who will be acceptable to him. This may be for economic or 
other reasons. Real estate agents who handle property have to accept 
the conditions, or decline the business. 

Personal ownership of real estate or personal property which is free 
of encumbrances has always carried with it the absolute right to dic
tate the terms and conditions under which the property may be sold 
or leased. Otherwise ownership is a conditional thing. We believe 
that the covenant decisions-which, in effect, reserved to the im
mediate owner the full freedom of handling and disposing of his 
property-have achieved the full extent of authority that should be 
exercised. To go further would, in effect, nullify the central point 
of the covenant rulings. 

QUESTIONS INVOLVED 

To declare that the owner may not fix his own terms or choose his 
own purchaser or tenant would be an extreme step contrary to the basic 
theory of private ownership. Would it be advisable as public policy 
to abridge this right of private property? \Yould it be wise to at
tempt to legislate conditions of sale on vast amounts of property owned 
by tens of millions of people-property moving in numberless trans
actions-in order to satisfy the demands of theoretically aggrieved 
groups? 
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Would legislative action upset the educational programs now be
ing advanced~ We fear that it would. 

There are economic and cultural considerations which motivate both 
seller and buyer in any transaction. It is extremely doubtful that 
any law could be drafted which would cover these individual attitudes 
or that could success£ully govern all conditions of sales or leases. 
Such a law ·would have to be all powerful and all encompassing, and 
to a very high degree it would have to nullify the basic concepts 
of private ownership. 

Would such a law be constitutional~ The question is a very grave 
one. 

THE REAL ESTATE AGENT 

We realize that members of our profession have at times been criti
cized for accepting the limitations or conditions fixed by the property 
owner. This criticism, we believe, is most unfair. 

We are, in fact, agents of the seller-owner. The agent is no other 
than a reflection, if you please, of the client whose property he is rent
ing or selling, or for whom he is buying or renting. He is not called 
in to change attitudes or to make an argument; his job is to sell or 
lease or to buy property in a manner satisfactory to the principal, un
der a contractual arrangement in which the conditions are estab
lished by the principal. His responsibility is to carry out those 
conditions in an honest and legal manner. 

SUMMARY POINTS 

In summary, then, I should say-
(1) Steady progress is being made in the advancement of civil 

rights in Chicago housing, both public and private. 
(2) There is a leveling-off process manifest in the cultural, social, 

and economic factors which have hitherto operated to maintain ethnic 
or racial "communities;" as economic, cultural, and social improve
ments are steadily advanced, this leveling-off process will be 
accelerated. 

(3) We believe that it would be unwise public policy, virtually 
impossible of enforcement, for government to attempt to impose con
ditions of sale ( or rent or purchase} upon private owners. 

(4) We believe that such an attempt would be a dire interference 
with private property rights which have historically been protected 
in Anglo-Saxon law, and that such an attempt would be of extremely 
doubtful constitutionality. 

(5) We believe that such action might produce tensions and indi
vidual resistances that would actually prove regressive. We believe 
that it is one thing to condemn property for public usage, or to regu
iate property which is in the public domain or financed with public 
funds, but quite a far different matter to seek to regulate all the con-
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ditions, motivations, and attitudes of millions of individuals who 
personally own their property. 

(6) We believe that under the conditions we have outlined, and the 
excellent work which is now being carried out in Chicago, continued 
progress is not only possible, but inevitable if disturbing factors are 
not legislated into the picture. The ill-fated prohibition amendment 
still stands as a warning against attempt to legislate personal atti
tudes in areas which are purely personal. 

(7) The Chjcago Real Estate Board, firmly adhering to its historic 
policy of conforming to the established law, offers these views in a 
spirit of cooperation with the weighty deliberations of your honor
able Commission. 

Thank you. 
Commjssioner HEsnURGH. Thank you very much, Mr. Groebe. 

believe Mr. Travis is next. 

TESTIMONY OF DEMPSEY J. TRAVIS, PRESIDENT, DEARBORN REAL 
ESTATE BOARD, INC. 

Mr. ThAVIS. F ather Hesburgh, and members of the Commission, on 
behalf of the Dearborn Real Estate Board, I wish to thank the Com
mission for the courtesy extended to me to appear before you. 

My name is Dempsey J. Travis. I am president of the Dearborn 
Real Estate Board. Our board was organized 18 years ago to give 
the Negro broker a vehicle to professional status, and because the 
Negro broker was and still is excluded from membership in the Cmcago 
Real Estate Board. 

This restriction symbolizes the denial of a free housing market for 
the Negro buyer, renter, and broker. In other words, this restriction 
was designed "to keep the Negro in his place." 

Two classic cases of how the restriction operates were exhibited by 
an interracial group of brokers known as CRESS. This group was 
organized in Chicago, Ill., in August 1957 with four Negro ("realist") 
firms who are members of the Dearborn Real Estate Board and five 
white ("realtor") firms, who are members of the Chicago Real Estate 
Board. 

The operation was harmonious and profitable as long as the Negroes 
worked west of Cottage Grove, and until a white landlord approached 
a Negro broker about placing a Negro tenant in a vacancy that existed 
in a white-occupied building that was located east of Cottage Grove 
and south of 79th Street. 

This landlord's proposal for integrated housing was blocked by a 
white realtor member of CRESS. This incident caused some ill
feeling among the Negro members but it did not impair their working 
arrangement. It was approximately 5 months later when one of 

I 
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the Negro members of the CRESS organization listed a property to 
sell in the aforementioned white area that the realtor firm withdrew 
from CRESS and thereby caused an orderly liquidation of the first 
interracial real estate sales and service venture in Chicago. It is 
significant to note that Negro mobility was involved in each case. 

I respectfully submit the follo,-ving exhibits to the Commission 
for their records: 

As exhibit 1, a copy of the CRESS charter. 
As exhibit 2, a copy of the promotional literature. 
As exhibit 3, a copy of the minutes setting forth the Negro restric

tions in white neighborhoods. 
As exhibit 4, a letter of resignation by the president. 
As exhibit 5, a copy of the dissolution agreement signed by all 

shareholders. 
(The documents above referred to were marked for identification 

as "Travis Exhibits 1, 2, 3, 4 and 5.") 
Mr. TRAVIS. A recent survey by the Dearborn Real Estate Board 

reveals that out of 243 savings and loan associations operating in 
Cook County (69 federally chartered and insured, 143 States char
tered and insured, and 31 uninsured) only 21 (including 2 Negro
operated firms) made loans to Negroes on the South Side within the 
past 12 months. Nine of these firms made mortgages in volume for 
Negroes consistently throughout the year. 

However, out of the 241 white-operated savings and loan associa
tions, we could find only one who made an initial mortgage to a 
Negro family in an all-white area within the past year. Hence, it 
appears that institutional support for segregated housing is almost 
unammous. 

A further survey covering real estate transfers in Cook County over 
the past 12 months reveals that not even a token number of conven
tional mortgages were made for the typical Negro home buyer by the 
141 commercial banks and the 229 life insurance companies operating 
in Greater Chicago. This lack of interest in the Negro mortgagor is 
hard to conceive in the light of two recent industry estimates that 
place seven-tenths of the Negro savings in commercial banks and 
nineteen-twentieths of their life insurance in white-controlled 
companies. 

This refusal to make loans to Negroes can be based upon nothing 
other than biased institutional policies leveled at Negroes. The ex
cellent experience the Negro-opera.tor lending institutions have had 
over the past 24 years will certainly support this opinion. 

I respectfully submit photostatic copies of statements from the 
Illinois Federal Savings & Loan Association and Service Federal Sav
ings & Loan reflecting their experience. 
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The lending institutional barricades that have been set up to bar 
Negroes from conventional mortgage outlets are directly responsible 
for the thousands of Negroes who are exploited annually by unscrupu
lous speculators. 

The block-by-block pattern of making loans to Negroes after the 
first five Negro families have moved into a block limits the speed of 
Negro mobility to the resources of Negro-owned life insurance com
panies and savings and loan associations. 

After the first five Negro families have moved into a block, a gold
rush type atmosphere is created by a large number of white and Negro 
brokers converging on this one block to list the other available build
ings. The brokers cannot be blamed because the block pattern has 
limited their market. 

On the other hand, many a white seller has been frightened by this 
avalanche of salespeople and has sold his property in haste at a great 
loss. Real estate transfers indicate that prices firm upward after the 
first five sales. This upward trend is created by the great demand on 
a limited one-block market. This great demand for housing and the 
limited supply available to Negroes have caused prices to increase 
as much as 20 percent in some areas within the past 18 months. These 
increased prices are reflected in higher rentals charged to Negro 
tenants. 

The Negro occupied sections of the South Side and West Side have 
been marked "Off Limits" by 285 of the 310 casualty and fire in
surance companies operating in the State of Illinois. 

Every homeowner living within the confines of the off-limits area 
is made to suffer because of the limited number of rated companies 
willing to write Negro risks on their individual merits. All except 
25 companies have found it convenient to do what is known as map 
underwriting, and that is, mark off all Negro areas as undesirable 
risks. This type of boycotting would not exist if Negroes were not 
segregated geographically. 

This type of segregation has permitted companies to quote rates 
700 percent over the regular rates. An example of this exploitation 
is reflected in a letter written by me to an owner in this area. The 
letter is dated January 3, 1959, to Mrs. Wallace, 1425 South St. Louis, 
Chicago: 

D EAR Mr:s. WALLACE: We have applied for owners', lancllorrls', and tenants' 
liability coverage to five companies. Four of them have declined risks and the 
fifth quoted a premium of $742 for 3 years. 

'!'bis, in onr opinion, is ridiculous. Therefore, we ha ve made application with 
two other companies, but, until such time as we hear from them, you will have 
no coverage. 

Gentlemen, the premium on this policy at its original expiration 
was $106.40 for 3 years. We were finally able to place this policy at 
a premium of $122.40 for a year, which, of course, is 300 percent. 
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I'am going to submit as exhibits 6 and 1 pictures of the building at 
1423 South Troy. I am also submitting pictures of 1833 South Troy, 
3324West Fulton, 1915 South Calumet, 684:3 South Indiana, and 604:0-
42 South Prairie. Each of these properties was affected by cancel
lation or refusal to renew because of location. I have here also 300 
cancellations, or, to be exact, 332 cancellations, which can be counted 
by anyone that the Commission might appoint. 

(The documents above referred to were marked for identification 
as "Travis Exhibits 6 and 1.") 

Mr. TRAVIS. It should be observed that Public Law 15 commonly 
known as the McCarran Act specifically exempts all acts and conduct 
amounting to boycott, intimidation, and coercion. The Congress of 
the United States retains jurisdiction over all matters of boycott, in
timidation, and coercion. 

As a result, the Federal Government has a right to prosecute for acts 
of boycott under the Sherman Anti-trust Act. We should also ob
serve that the Senate Antitrust and Antimonopoly Committee has a 
right to investigate the existence of any conduct which might appear 
to boycott whole areas and whole races of people who may be denied 
insurance solely on the accomit of race, creed, color, and national ori-
gin. 

RECOMMENDATIONS TO THE COMMISSION 

1. A legislative enactment, together with adequate regulations pro
hibiting discrimination by mortgage lenders who receive Federal sub
sidies through mortgage guarantees or other benefits from the exercise 
of Federal power. 

2. An Executive order creating an agency that will make direct 
mortgages to low-income families displaced by urban renewal and con,
servation programs. 

3. Enforcement of the Sherman Act wherever a mass insurance boy
cott exists. 

I wish to thank you for inviting me as a representative of the Dear
b.orn Real Estate Board. 

Commissioner lli.sBURGH. Thank you very much, Mr. Travis. 
{Exhibits Nos. 2, 3, 4:, 5, 6, and 1, entered into record by Mr. Demp

sey J. Travis, president, Dearborn Real Estate Board.) 
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EXHIBIT 2 

WHEN READY TO LIST YOUR PROPERTY 
CALL ANY ONE OF THESE OFFICES 

LOVELL REALTORS 
132 East 79th St .Combined HU . 8-3111 

W. M. SLAUGHTER & CO. 
534 East 61 st St. 

BU. 8-3200 

SUMMEROWER REALTY CO. 
Reale ,... w. w......... 

WALTER E. BARNES !!?state IVAR :·,~~·:::ISi, INC. 
8234 Cottage Grove Ave. 

TR. 4-7250 

BOLIN V. BLAND 
7 West Madison St. 

Fl. 6-3562 

OSCAR C. BROWN 
4649 Cottage Grove Ave. 

KE. 6-4700 

DRAPER AND KRAMER • 
624 East 79th St. inc.

HU. 8-4330 

G. A. HALLGREN & CO. 
738 East 79th St. 

RA. 3-0337 

G10547-59---48 
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MINUTES OF A SPECIAL MEETING OF THE MEMBERS OF COMBINED REAL ESTATE BELLING 
SERVICE HELD JULY 22, 1958 

At the call of the president, Ival': W. Turnquist, 11 special meeting of Combined 
Real Estate Selling Service was held at 8 :30 a.m., July 22, 1958, at the office 
of Draper & Kramer,. 624 East 79th Street, with Ivar W. Turnquist, president, 
presiding, and Oscar C. Brown, secretary serving in his official capacity. 

Those present at the meeting were: Ivar W. Turnquist, R. W. Williams, Bolin 
V. Bland, Eric Conner. Walter Barnes, James Summerower, Rosa W. Morgan, 
Oscar C. Brown. 

The president called attention to the fact that recently a member ot CRESS, 
Oscar C. Brown, had obtained two exclusive listings under the auspices of 
CRESS, at 8451 ·and 8453 South Drexel Avenue, and that said properties were 
being offered by the listing office and some other members of CRESS· to pro
spective purchasers irrespective of race, color, etc. Some of those present in
dicated that it was their opinion that CRESS would not undertake to sell 
properties to Negroes in neighborhoods that were "all white." The president 
and some others stated that they have substantial management business in the 
area east of Cottage Grove A venue and that some of the owners of such proper
ties had threatened to take away such management from them if CRESS 
attempted to sell properties to Negroes in said "all white"· block or blocks. 
It was also indicated individuals and organizations in and around the 8400 
block Drexel A venue area were "up in arms" about the threatened sales to 
Negroes. 

After a full and frank· discussion of "the problem" among those present and 
apparent equar divisfon among those present as to whether or not CRESS 
ought to- offer said properties for sale to anybody who is ready, willing and able 
to buy, regardless of race, color, etc., it was moved by Eric Conner and seconded 
by Walter Barnes that the meeting be: adjourned to· 8-:30 a:.m., July 29 in order 
that this much. time. might be hmI in arr effort to• work out an agreeable com
promise of the matter. •The motiow was unanimously adopted. Thereuponi the 
meeting adjourned. 

IVAR w. TURNQUIST, Presiaent; 
Oser.AR C. BROWN, Searetar11. 

IVAR W. TURNQ.UIST, INC., 
Ohicago 19, Ill., J11,Z11 24, 1958. 

MB. OSCAR C. BROWN, 
4649 Oottage Grove Avenue, 
Ohiaago 15, Ill. 

DEAR OscA:B: I came away from ollr' meeting last Tuesday feeling that we had 
buried CRESS. I believe it has been. dying for several months and this was 
only the last gasp•forair. 

The idea is still a good one but it must have the unanimous support and be of 
utmost importance to each member in order to succeed. This,. I do not believe 
we. havehad in all of the members. 

Because of my lack of courage to watch it die, I hereby tender my resignation 
as president of CRES8-effective at once-and offer my proxy to- vote for the 
dissolution of CRESS· and the· distribution of its assets. I will not oe at the 
meeting on Tuesday. 

Regretfully and sincerely, 
IVAR W. TtmNQUIST. 

COMBINED REAL ESTATE, SELLING SERVICE, INC.-AGREEMENT OF ALL OF THE SHARE
HOLDERS OF THE CORPORATION, CONSENTING TO ITS DISSOLUTION 

We, the undersigned, being all of the shareholders of Combined Real Estate 
Selling Service, Inc., do hereby agree that this corporation be dissolved and the 
proper officers of this corporation are hereby authorized and directed to take 
such steps as are necessary to dissolve the same. 
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EXIIIIJIT 6 

ILLINOIS FEDERAL SAVINGS & LOAN ASSOCIATION OF CHICAGO, 
Chicago 15, Ill., Av1·il 24, 1959. 

MR. DEMPSEY J. TRAVIS, President, 
Dearborn R eal Estate Board, 
Chicago, Ill. 

DEAR MR. TRAVIS: I am very happy to take this opportunity of responding to 
your inquiry with reference to our experience at Illinois Federal Sa,·ings & Loan 
Association with Negro families who have been granted mortgage loans to buy, 
build, or improve their homes. 

Over 24-odd yea rs' span of its existence, Illinois Federal has granted over 
3,000 loans to families purchasing, building, or improving their homes. These 
loans have involved a total amount in excess of $20 million. It is extremely sig
nificant, that of these 3,000 loans, there have been only four foreclosures to date. 
Likewise, it is sil!nificant that 05 percent of these loans have been made to 
Negroes in all walks of life; to wage earners, professional persons, white-collar 
workers, and others. The property involved is located in all areas of the city 
of Chicago and in many of its suburbs. 

The extremely low foreclosure rate mentioned above, attests to the fa ct that 
these families have responded to their mortgage obligations as responsible 
citizens. 

I would like to take this opportunity of saying that the a,erage Negro 
family, as reflected in experiences of lending institutions all o,er the country, 
will honor its mortgage obligations, and maintain its property fa ithfully when 
given the opportunity to buy a good home in a desirable neighborhood, on 
reasonable terms. 

I trust that this will serve to answer your inquiry. H there is further detail 
desired, please feel free to contact me. 

Very truly yours, 
GEORGE H. wALKER, JR., Secretary. 

SERVICE FEDERAL SAYINGS & LOAN ASSOCIATION, 
Chicago 15, Ill., April 22, 1959. 

Mr. D. J. TRAVIS, 
412 East 47th Street , Chicago, Illinois. 

DEAR MR. TRAVIS. We are happy to report that Service Federal has not as 
yet foreclosed on any mortgage since its origin in 1951. 

Very truly yours, 
HENRY P. HERVEY, Manager. 



746 

TESTIMONY OF GEORGES. HARRIS, PRESIDENT NATIONAL 
ASSOCIATION OF REAL ESTATE BROKERS, INC. 

M:r. HARRIS. Gentlemen of the Commission, I first will say to you 
that I will not read my entire statement because I see you are running 
out of time. There have been so many things said here today that I 
think, I, as a citizen of Chicago for over 50 years should put my little 
2 cents in, too. 

On behalf of the National Association of Real Estate Brokers, I 
wish to thank your Commission for the courtesy extended our organ
ization to appear before you. My name is George S. Harris, president 
of the National Association of Real Estate Brokers. I reside at 
9327 South Michigan A venue, Chicago, Ill. 

I would like to at this time give you a little information about the 
National Association of Real Estate Brokers, Inc. This organization 
was formed out of necessity. As you know, the real estate profession 
is one of the few trade organizations of this country in which Negro 
Americans are generally not allowed to join as fullfledged members. 
Therefore, about 13 years ago a group of men attending the National 
Negro Business League in Florida decided it was imperative for Negro 
real estate brokers to form a representative organization to serve the 
real estate business throughout the country. 

At our national convention held in the city of Chicago in 1953 our 
organization adopted the slogan "Democracy in Housing." It has 
been our aim and effort to present this philosophy throughout the 
country, and encourage a continued effort to develop a free market 
in the real estate profession. 

I would like also to say at this time, or to clear up a point that 
usually comes up. There is the trade name of "realtor," and that 
is the trade name of the National Association of Real Estate Boards. 
The trade name of the National Association of Real E state Brokers is 
"realist." 

At this parti cular time, there is a suit in the city of Philadelphia by 
the National Association of Real Estate Brokers to have a Negro 
broker discontinue the use of the name-of the trade name "realtor," 
though he is a member of the National Association of Real Estate 
Boards. 

I shall attempt to confine my remarks to the real estate broker and 
the effort to obtain a free market, and obtain also for the citizens of 
this country a decent place to live. 

It is the Negro real estate broker in particular v.·ho parns the wa.y for 
most housing for Negro Americans not only in Chicago, but in other 
sections of the country, and which members of our organization in 
their work and efforts have been able to deYelop. 

It is the Negro real estate broker who breaks down the barriers re
garding the purchase of homes, arranging for finan cing, and, in gen-
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eral, makes it possible insofar as the minority group is concerned to 
obtain a place to live. Therefore, the real estate broker is one of the 
important persons in the whole housing operation. And it is sad 
to relate that, unfortunately, true is the fact that the Negro real estate 
broker is left out of most of the policymaking in all levels of the hous
ing industry. 

It is our hope that through meetings and hearings of this kind the 
fact will be presented to the extent that participating in all levels of 
the housing industry there will be representation of Negro real estate 
brokers, because they are the ones who do the legwork and have a close 
association with the grassroots of the industry as far as the minority 
group is concerned. 

This brings me to one of the questions I have spoken of and will 
speak of now. Basically, the reason for this is that we do not have 
a free market. A free market would mean that a citizen would be 
able to move about as he feels and be able to get financing from any 
agency, if he met the requirements, and not on the basis of his race, 
color, or creed. Therefore, the stumbling block of the Voluntary 
Home Mortgage Credit Program, or any other program, will be first 
to remove what is generally known and understood in the trade as 
the gentlemen's agreement. 

Now, maybe this may seem to most individuals who are not in the 
housing industry as something which is farfetched, but it is very 
definitely a vicious program that is carried out everywhere in this 
country. Let's face the facts. Nonwhite, the minority or nonwhite 
reference, is made to those persons who are not accredited as white 
Americans. 

The nonwhite minority group is made up principally of Negro 
Americans, and better than 95 percent of the persons allocared to the 
nonwhite minority group are Negro Americans. So, we say if the 
vicious system of the gentlemen's agreement was eliminated the first 
step in the direction of a free market would be accomplished. 

How does the gentlemen's agreement work? There are established 
rules, which are followed rigidly, that if a Negro applies, or let's say a 
minority citizen applies for a loan, he will not be considered for a 
loan if there are less than three to five nonwhites in any given block 
where he applied for the loan. The sale of a home to any qualified 
citizen should not be based upon a person's race, creed, or color. 

Experience and facts of the survey now being conducted by our 
organization prove that this practice does exist in Michigan, Mary
land, Kentucky, Florida, North Carolina, Missouri, Indiana, Georgia, 
New Jersey, Ohio, some parts of California, and in Chicago. 

I have here a copy of our survey which I am going to leave with 
the Commission, and when our survey is complered I would be very 
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happy if the Commission would allow us to present to them the facts. 
I also have here the report of the membership that have answered 

our survey from the city of Chicago and every one answers the very 
important question that we ask: Do the mortgage outlets that ordi
narily make loans to Negroes object to making a loan to the first 
Negro to move into an all-white block or neighborhood~ 

Every one of our members in the city of Chicago answered that 
question, "Yes," which indicates the gentlemen's agreement still exists 
insofar as the matter of making loans to Negro citizens. 

I will finish the rest of this, but I would like to touch on some of 
the things that have been said here abo.ut people in Chicago. Mr~ 
Downs spoke of 25 years of experience. I will speak from 50 years 
of experience. 

Certainly, it was the pattern that the ethnic groups did live to
gether and they do live together, but those who want to step out from 
behind a closed ghetto may do so if they are not Negro. They can 
move to the North .Shore; they can move to Park Forest; they can 
move to any suburb; they can move to Oak Park, but a Negro cannot. 

One of the most dastardly things that happened in this community 
was the time when one of the brainiest men in this country decided he 
wanted to. live in a suburb adjacent to Chicag-0, Oak Park, .and every
one in this community knows of the disgrace, how we hung our head 
in shame when Dr. Julian's home was desecrated because he moved 
into an all-white section. ·That is the core of this problem. It is be
cause of the fact that Negroes are placed into ghetto arrangements. 
We are placed on a basis wherein we can move only so far, and not 
move around freely, and that is because of the fact that in those .areas 
that we are possibly able to get to they will not be open to us because 
no lending agency is willing to make the necessary loan. 

I think what I will do now is give you our recommendations. I 
know your time is getting late, but this situation is one that we should 
not dodge, we should not be ashamed to get into. 

I think the industry-and I mean the whole housing industry
should take a long look at this program, and, irrespective of whether 
the word "quota" is a -distasteful word, there ought to be some effort 
made by the housing industry, and all segments of it-the mortgage 
bankers, the correspondents, the banks, the real estate boards, :and the 
Chicago Real Estate Board-we should sit down together as men and 
discuss this question and see to it that we can -come up with something 
for the city ofChicago. 

I offer for your consideration the following recommendations: 
1. That .a member of the National Association of Real Estate Bro

kers be appointed .to the National Committee-0f the Voluntary Home 
Mortgage Credit Program. 
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2. That all housing insured by any Federal Government agency, 
either rental or sale, be on an open listing, this listing to be available 
to all licensed real estate brokers in each State. 

3. That the director of each local government agency insuring 
housing report to the director of his agency any withholding from sale 
or rental of Federal-insured housing to minorities. 

4. That this Commission invite the various trade organizations in 
the housing industry to form a committee similar to the Voluntary 
Home Mortgage Credit Program to eliminate from the housing 
industry the barrier that now exists for minorities to buy or rent hous
ing in all areas. 

5. That it be mandatory for all public housing to be integrated. 
6. Eliminate from credit reports all racial identity. 
7. Remove from guarantee title policies race restrictive covenant 

clauses. 
When you get a guaranteed policy in the city of Chicago from the 

Chicago Title & Trust Co. they have the audacity to put in there 
the restrictive covenants that existed back as far as 1920. Those 
are the things we say should be eliminated to make a better at
mosphere. 

It has been a pleasure to appear before this Committee. Again, 
on behalf of the National Association of Real E state Brokers, we 
extend our thanks for permitting us to make this appearance. If 
there are any questions that the Commission would like to ask, I 
will be very happy to answer same. 

Commissioner HEsnuRGH. Thank you very much, Mr. Harris. 
We have heard three r eports from the real estate fraternity, and 

I am sure there are some questions with regard to the things that 
have been said here today. 

I would like to begin by asking if there is any real reason, apart 
from prejudice, why Negro Americans are not allowed on the Chicago 
Real Estate Board. 

Mr. GnoEBE. I would like to say this: that the Chicago Real Estate 
Board has made a statement, Father, and we will rest our case on 
that statement. 

If the Commission has any questions that you will approve, no 
matter who asks them, and give them to us, we will answer them in 
a qualified way, and in a way that will be useful for the Commis
sion. That is our position today, and we are taking that position. 

Commissioner HESBURGH. '\Ve have had in our other housing hear
ings-for example, in Atlanta last month-one of the really striking 
developments that took place in that city which I think everyone will 
grant faces greater cultural problems of integration of any kind than 
would exist here in the North. We found that great progress was 
made in the West Side development group that involved people 
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from both races getting together and talking over their problems, 
and this seemed to us a very good pattern, and it is only natural the 
question I just asked would emerge in this community as to why 
this could not be done here. 

l\1r. GROEBE. I will answer you this way: that there would be no 
reason why there couldn't be a get-together as far as any housing 
problems are concerned "-he.never individual initiative on the part of 
any parties would like to call that gathering. I th.ink the Chicago 
Real Estate Board will be the first one to sit down across the table 
if such initiative on its own is applied. That is the only question I 
would like to ans,,e1'. 

Commissioner H EsBURGH. This sounds like a very good idea, and 
I trust someone will have the initiative to move it. 

The next question I would like to ask is this: Are there any strictly 
Negro financing agencies to cover up the deficit that apparently exists 
with many of the other organizations? 

Mr. TRAVIS. There aren't enough. There are two Negro savings 
and loan associations, and I believe six Negro-operated life insurance 
companies in Chicago that make mortgages to cover up this initial 
defici t. 

In other words, as I stated in my statement, Negro mobility is lim
ited t.o the resources of Negro-owned institutions. Negro-owned insti
tutions are the ones that make initial mortgages in these new areas 
for us. 

Mr. HARRIS. I might say, Father, in answer to that question, I hap
pen to be connected with the Chicago Metropolitan Mutual Insurance 
Company, and we have a portfolio of $5,500,000 and, of that, 
$4,600,000 of it is on Negro property in this community. 

Commissioner HESBURGH. Do you find your record is very good? 
Mr. HARRIS. It is very good. As a matter of fact, we have had only 

four foreclosures last year, and one of them " ·as a white mortgagor. 
Commissioner HESBURGH. The point that was made by several men 

of the real estate fraternity in New York City was that real estate 
men today cannot afford to overlook the Negro market because it 
reflects 10 percent of the market in the United States, and is growing 
rapidly in the North. 

Mr. I1Ann1s. There is no question about it . The fact is that the 
Negro lending institutions do not have a sufficient amount of funds to 
carry the whole burden, but they open the way and, after they open 
the ,,my, then, of course, it is naturally good business. The old 
myth of years ago that the Negro ri k was a poor one is fading away 
now because, like in our own institutions, a mortgage is made on the 
basis of credit reports and the appraisal of the property. 

Commissioner H ESBURGH. May I ask : Where does your organi
zation get access to capital funds to float these loans and mortgages? 
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Mr. HARRIS. ,Ve have an insurance company, and from premiums 
paid there is an amount of money to invest that we have in the insur
ance company. We are a small company. We have assets of 
$12,500,000 and, of course, we are permitted by the insurance law to 
invest a percentage of that into mortgage loans. 

Commissioner lIEsBURGH. May, I ask, do you have access to 
Federal funds like FNMA and others? 

Mr. H ARRIS. vVe do participate. We are a recognized mortgagee, 
and there are some that do participate in FNMA. 

Commissioner HESBURGI-I. ,Ve were given statistics in New York, 
which I never understood, and don't know whether it applied locally 
or to the whole country, that Federal financing, or the benefits of 
Federal financing, are only applicable to 1 percent, or, r ather, 1 
percent of them is applicable to the nonwhite population. 

Mr. HARRIS. Ordinarily, it does seem like a ridiculous figure, but 
the fact is that the housing market, insofar as the new housing 
market, it just isn:t generally open to the Negro American, and of 
all the millions of houses being built there is only a trickle of it that 
is available to Negro buyers. 

Pick up a Sunday supplement of any cosmopolitan city with 
maybe 15 or 20 pages advertising housing, but it isn't available to 
Negroes, and it is all financed mostly by FHA; some is conventional, 
but most of it is insured. 

Commissioner lIEsBURGH. That was the point that was made by 
several of the real estate leaders in the New York community that since 
this is public money, obtained by taxation from all American citizens, 
its benefits ought to be available to all American citizens. 

Mr. HARRIS. That, I agree, and that is what we said about the free 
market. ,v-e believe there should be a free market, and that is one of 
the recommendations I made-that all insured housing, whether it be 
rental or sale, should be made available, on an open listing so that 
everybody could buy it. If a Negro wanted to go to Park Forest and 
wanted to buy a house, he should buy it if he qualified. 

Commissioner HEsBURGH. May I ask you one last question that has 
relevance to your 50 years of experience here? Do you find things 
getting better? 

Mr. HARRIS. I feel there is some basis for improvement, but I do 
feel it is only through an outspoken approach to these problems that 
we get anywhere. 

I was disappointed in the president of the Chicago Real Estate 
Board that he declined to answer. Those are not the ways for us to 
solve the problem. vVe must be honest and face it as Mr. Rose did. 

Commissioner HESBURGI-I. One thing we have noticed at some of our 
other hearings of this type that they can lead to local action where the 
local citizens take it upon themselves to discuss their own problems and 
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come up with their own local solutions. This, in the long run, is much 
better than trying to come up with cumbersome. national solutions 
which trickle down slowly and often are not effective; 

M:r. ILumrs. I agree, because we are doing it all over the country in 
our organization. We are attempting to do this very thing. As you 
will recall, we had a seminar which I thought was indicative of the 
:fact we were bringing together this same question. We were discuss
ing the question on the basis of the better element of housing not only 
for Negroes but for all people. We are, doing the same thing presently. 
We have one scheduled right now in St. Louis, and then there is going 
to be one in Kansas City on this same identical principle. 

Commissioner llisBURGH. Well, I have been taking too much 
time here. 

Governor Battle~ 
Commissioner BA'ITLE. I would like to ask if the Chicago Real 

Estate Board is a voluntary organization, or does it have any govern
mental sanction or control of any kind i 

Mr. GROEBE. It is voluntary. 
Commissioner BATTLE. It is not established on any Chicago law or 

State law or anything of that kind~ 
Mr. GRoEBE. No. 
Commissioner BA'ITLE. I must say coming from the South, as I do, 

I find this discussion very interesting. [Laughter.] 
I may make this comment. A statement has been made that the 

situation is nationwide. I think it is fair to say both to the white and 
the Negro that in my part of the country it is axiomatic almost when 
a Negro gets a piece o:f real estate he is going to hold on to it and his 
credit is good. 

Commissioner HEsBURGH. Thank you, Governor Battle. 
Dean JOHNSON. Quite a bit was said about the rights o:f private 

individuals to do as they please with their property, and my first 
question would be would you consider that the right of a builder 
would be similad 

The problem is that a builder so o:ften is his own seller, and you get 
into that, situation, too. Then auxiliary t9 that question is isn't it a 
:fact that all of these rights, and I don't want to get into an extended 
discussion of jurisprudence, but in our complicated society, aren't all 
o:f our rights conditioned on the fact that their exercise is in the public 
interest, and if a legislature or some other body should limit a right 
in the exercise of the public interest, that right would be recognized 
as limited, and that might be true with the problem of homeownership. 

New York, as you know, has seen fit to pass a law, which you may 
question as to its constitutionality, but it was in the exercise of the 
public interest that we may get some rights that are limited in a 
variety of ways. 



753 

Mr. GnoEJ:m. Your first question, I think, is covered in our statement. 
The second is just a matter of opinion, as I see it. 

I would like to say, Father, we have agreed to answer questions, 
as I said in the beginning, which are properly approved by your com
mittee. If the Commission has any questions-I know your time is 
short-but if you will get them to us, you will get prompt answers. 

Commissioner HEsBURGH. vVe thank you. 
Mr. GROEBE. We are honest to face this issue in the way we under

stand it, and the way we believe this Commission will appreciate it. 
Commissioner HEsBURGH. Thank you. You gentlemen have been 

most helpful, and I want to thank you very much for being here. 
Mr. JACKSON. Our next two witnesses will be Edward "\V. Asmus, 

president of the Chicago Mortgage Bankers Association, and Mr. 
Charles Detrick who is cochairman of the Urban Renewal Committee 
of Cook County Council of Insured Savings Association. 

TESTIMONY OF EDWARD W. ASMUS, PRESIDENT, CHICAGO 
MORTGAGE BANKERS ASSOCIATION 

Mr. As:r.rns. Father Hesburgh and gentlemen, my name is Edward 
W. Asmus. I am a banker by profession, employed by three banks 
on the far South Side which is the Holman banking group. I am 
currently president of the Chicago Mortgage Bankers Association. 

Because of the fact that I have never made a study of the problem 
of housing for minority groups, I do not have any statistics such as 
would be required to answer specifically and factually the seven ques
tions on housing posed by the Commission which I received from Mr. 
Tiffany on April 27, 1959. Neither does Chicago Mortgage Bankers 
Association, which is a small association, have the required statistics 
nor the staff to assemble them. 

Other individuals and agencies better qualified will, therefore, have 
to supply the major portion of the factual information you require. 
My comments will, therefore, be confined to knowledge gained in the 
field of home financing during 30 years spent in the city of Chicago 
as a real estate broker, mortgage banker, and banker. During this 
period I have made mortgages on behalf of the banks which employ 
me, made many more for the accounts of other investors, and negoti
ated and placed loans through other mortgage bankers. 

These loans have included cases involving Caucasians whose families 
originated in practically every European nation, people from the Mid
dle East, Negroes, and orientals. 

Discrimination on the part of lenders does not contribute im
portantly to the difficulties members of minority groups have in 
securing decent housing. That does not mean that members of these 
groups have no problems in this regard. As far as I can determine 
from the standpoint of securing credit to finance housing these groups 
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are afforded equal opportunities by mortgage lenders and by the Gov
ernment agencies, FHA and VA who are asked to insure or guaran
tee a portion of these loans. Underwriting standards are ordinarily 
applied equally to all loan applications regardless of the racial origin. 
of the applicant. 

Mortgage lenders whether they be commercial bankers, savings and 
loan officers or mortgage bankers acting .on behalf of institutional 
investors are not lending their own nor public funds. They are in
'Vesting the funds of others ( depositors in banks, savings and loan 
shareholders, life insurance policyholders,. and so forth) entrusted to 
their care. Ordinarily their powers to lend are limited by laws, regu
lations, and contract and always subject to the exercise of prudent 
judgment and adlrnrence to standard practices. Government agencies 
also require that minimum standards be met in order to be eligible 
for mortgage insurance or guaranty. 

Houses offered as security must meet certain minimum standards 
as of structual soundness, livability, safety and physical conditiont 
must be located in neighborhood free of detrimental influences and 
the credit standing of the individual must be such to justify confidence 
and his income sufficient to carry out the obligation he wishes to assume. 
Application of these standards results in rejection of many loans 
to members of minority and majority groups alike. 

These rejections fall most heavily on people on the lower rungs of 
the economic ladder. Insofar as minority groups may contain a 
larger proportion of people in this category they may well suffer more 
than majority groups. The difficulties arise principally from the. 
following reasons: (1) Insufficient funds for required down.pay
ments; (2) insufficient income to meet required monthly payments; 
(3) lack of job security; (4) burden of other debt and in some in
stances poor personal :financial management; (5) substandard prop
erties offered as collateral. Building costs in the Chicago area are. 
among the highest in the Nation. Building codes designed to give 
adequate safety and to provide housing up to standards considered 
proper for the city preclude the possibility of providing homes at 
costs within the .means of many prospective purchasers. 

High costs of new building tend to keep values and prices of exist
ing housing also at comparatively high levels, though somewhat· be
low the costs of new homes. The purchase of these existing homes 
does solve the problem: of some people. However, there are many 
homes in this category so old and/or in such poor physical condition 
that they do not qualify as security for a prudent lender. Whenever 
an existing house meets applicable building codes and city ordinances 
:financing is generally available. Especially where FHA mortgage 
insurance is offered. 
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At present the benefits of FHA insurance are not used to the fullest 
-extent in the city of Chicago. Inflexible interest rates, cumbersome 
procedures and time consuming processing discourage borrower and 
lender alike. Unnecessarily severe property standards in many in
stances preclude FHA granting mortgage insurance on properties 
otherwise acceptable to lenders. 

Mortgage lenders charged with the responsibility of investing pri
vate funds entrusted to them are dutybound to invest these funds ac
cording to accepted standards of prudent mortgage loan underwriting. 
They are not at liberty to depart from the course prudence dictates 
in order to further the interests of any group or area even though 
such departure might be desirable from a social viewpoint. 

Financing substandard housing, while it might assist in providing 
shelter for lower income o-roups is not the solution to the problem and 
not in the best interest of the people involved. After some recent ex
periences of disastrous fires in substandard housing Morto-age Bankers 
generally agreed with the mayor of Chicago that it would be in the 
public interest to refrain from fin ancing any property where building 
codes, zoning, and other city ordinances are violated. 

Nevertheless, many existing properties are in condi tion or can be 
put in condition to provide adequate housing. I would recommend 
to the Commission that an investigation be made to determine what 
changes are necessary in the Housing Act to make FHA insnrance 
avai lable on such cases. 54.4 percent of the housino- in Chicago was 
buil t more than 40 years ago. If the mortgage banker has avai lable 
to him an insured mortgage vehicle additional private capital can be 
attracted. H e will be glad to use it to not only improve the housing 
of minorities but he can earn a living in the process. 

Liberal financing with Government assistance is contributing a 
great deal toward the development of new housing in our suburbs. 
A better job can be done in provid ing comparable financing for the 
rehabilitation of and preservation of existing housing in our cities. 

Commissioner HESBURGII. Thank you very much, Mr. Asmus. 
I believe our next speaker before we get into the questioning is 

Mr. Detrick. 

TESTIMONY OF CHARLES DETRICK, COCHAIRMAN, URBAN RE
NEWAL COMMITTEE, COOK COUNTY COUNCIL OF INSURED 
SAVINGS ASSOCIATION 

Mr. DETRICK. I am Charles Detrick, president of the Colonial 
Savings & Loan Association on the South Side of Chicago. 

I am cochairman of the Urban Renewal Committee of the Cook 
County Council of Insured Savings Associations. I have here at the 
desk with me, our president-elect, Mr. Longworthy, who is executive 
manager of the Uptown F ederal Savings & Loan Association. Next 
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to him is Mr. Warren Purcell, who is executive director of the Cook 
County Council of Insured Savings Associations. 

I will refrain, in view of the unreasonable weather, of burdening 
the Commission with the report that has been prepared. It is here 
for them to read. If they wish me to read it, I would be glad to do 
so, but I would suggest if they have questions that we get into that. 

Commissioner HEsnunGH. I would pref~r that we have it in :the 
record, Mr. Detrick. 

Mr. DETRICK. You desire to have the report--
Commissioner HESBURGH. We have it, actually, in our .record here 

so it is not necessary to read it, and I think we might make more 
progress by questioning. 

Mr. DETRICK. Very good, Father. 
Commissioner HEsBURGH. One question that -came up again and 

again in both the Atlanta and New York hearings was the problem 
of what the relationship of the Federal Government is to underwrit
ing the kinds of loans and financing for housing that would stimulate 
private investment in this field, and get the Nation moving tow.ard 
the complete rehabilitation of its present housing. 

I might say as a background to this, in a •Commission that was meet
ing in New York last year, the Rockefeller Special Study Fund, the 
claim was made that to bring all of .American housing up to standard 
in view of our growing population, and in view of our rehabilitated 
housing in slum areas, it would necessarily call for an investment equal 
to the total investment in private housing; that this total rehabilita
tion would be a job of thatmagnitude. 

My question is do you gentlemen who are completely involved in 
this field and acquainted with it much better than we are, have sug
gestions as to the properfunctioning of the present financial assistance 
from the Federal -Government on housing and loans, -0r ,do y;ou hav:e 
suggestions for better mechanisms to approach this very difficult prob
lem we are -facing in the field of rehabilitating presentday housing j 

Mr. DETRICK. Our problem is like that of any other business con
cern. We have to meet competition. To attract investors to our associ
ation, that is, people to open savings accounts and bring money to us 
we have to offer them something. We find that the best attraction is 
to offer them a reasonable dividend rate. 

Now, -there is an operating expense .also, and when you take our divi
dend rate and add our operating expense to that, it .brings out the fig
ure which is necessary for us to obtain on the income of our mortgages 
because of regulations under any Federal loans, YA or FHA your in
terest is regulated. 

Therefore, there is very little business being done, in my opinion, 
at this time because of that. Your prevailing interest rate on mort
gages here in Chicago is competitive. There is no set rate, but it varies 
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from 5½ up to 6. There may be some below that and few just above, 
but somewhere between 5½ and 6, you can say, is our competitive rate. 
I believe you have been told what the FHA and the VA interest rates 
are. 

Commissioner HEsnURGH. I wish you would repeat that for the 
group so they all know. 

Mr. DETRICK. The VA rate is 4¾ percent, which is markedly below 
the money costs. 

Your FHA is 5¼ plus a half, making it 53/4. 
Commissioner HESBURGH. Mr. Detrick, we appreciate those com

ments. Mr. Longworthy or Mr. Purcell, do you wish to add to this? 
Mr. LoNGWORTHY. Just one thing that was very apparent, Father, 

in a session last week in which the savings and loan business convened 
and discussed operating problems, and that was the surrounding areas 
here in our good county of Cook are very fortunate in having perhaps 
the most liberal financing available than anywhere in the United 
States. 

Commissioner HEsBURGH. You mean private banks and mortgagees i 
Mr. LoNGWORTHY. Yes. 
Commissioner BATILE. Is that available to Negroes? 
Mr. LoNGWORTHY. Governor, I think that is a question that I can

not answer accurately and honestly for the reason the Cook County 
Council has never, to my knowledge, ever made any kind of a study 
on that question, and it would be unfair for me to try to answer it on 
behalf of this council. 

If it would be the disposition that such research be done, I am sure 
it would be within the wishes of the council to make such a study. 

Commissioner BATTLE. May I ask the other gentleman, if you 
get an application for a loan, will it militate against granting that 
loan if you were told that the applicant is a Negro 1 

Mr. DETRICK. No, sir. 
Mr. LoNGWORTHY. I could answer that likewise. 
Commissioner HESBURGH. Mr. Asmus, would you have any sug

gestions as to my general question what the Government could do to 
facilitate your business in providing the financing for new housing 
in your urban rehabilitation? 

Mr. AsMus. As I suggested in the second to the last paragraph of 
my written report, I think FHA insurance on a loan does make it 
possible for us to attract more money in to the real estate end of 1he 
home financing field, and if perhaps a new section of the Housing Act 
could be written that would apply directly to, or if the present act 
could be amended so as to apply to the financing of existing houses, 
eliminating some of the things that now are a bar to it. 

For instance, a bathroom off the kitchen usually bars FHA from 
financing the house. Perhaps you, yourself, have lived in a house of 
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that kind when you were a boy-I am sure I have-and I don't think 
we would ever build a house like that today, but I don't think that it 
should necessarily be a bar to insuring a mortgage on that house to 
an acceptable borrower. 

The other gentleman mentioned the fixed interest rate. A flexible 
interest rate on Government-insured or guaranteed loans would make 
a lot more money available to homeowners. Our banks at the present 
time are perhaps the only ones on the South Side making VA loans, 
and we get very few applications for those because builders have not 
qualified their houses for VA because they are discouraged about not 
being able to find buyers for the mortgages because of the low-interest 
rate. FHA is to some extent in that same position. 

Commissioner HEsnunGJ-r. We are told in New York that there 
is about $250 million of FNMA tied up and if it was released it would 
be very helpful in backing up some of these loans. 

Mr. AsMus. I don't understand what that is. 
Commissioner HEsnunGH. The expression used seems to be the trade 

expression "FNMA." 
Mr. Asl\rns. Well, the Federal National Mortgage Association is a 

Government financing sponsored association the purpose of which is 
to stabilize the market for mortgages at a time when it is difficult 
for the original lenders to find outlets for mortgages they have on their 
hands, and sell them to FNMA. At times when there is a surplus of 
money and demand for mortgages, investors like myself can go to 
FNMA and purchase mortgages from them. 

In addition to that purely market function, FNMA has been used 
by the Government for special assistance programs, like a year ago, 
$1 billion was made available to FNMA which they were to lend on 
VA loans without any discount on homes within certain categories. 
Now, that is all used up, I believe. It may be, however, that you are 
referring to a $250 million fund which has been committed under 
that program and not used. That is quite possible. I have heard that. 
I have no direct information on it. 

Commissioner HEsnunou. Yes, the gentleman who testified in New 
York said $250 million has been allocated or, perhaps appropriated 
but not allocated would be the proper terminology. 

Mr. AsMus. I believe there is such a fund. 
Commissioner HEsnunoH. I believe Dean Johnson has a question. 
Dean JOHNSON. Mr. Asmus, I believe you might ans,ver this ques-

tion. Mr. Travis and also Mr. Harris testified as to considerable diffi
culty in getting loans on properties, and in your answer to Governor 
Battle it was indicated that the question of race was not alone a factor. 

I wonder if the property involved was located in a previous all
white area, whether that would be a factor? 
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Mr. AsMus. I heard the previous testimony and I agree that there 
is a problem in securing a loan for the first one or two people, col
ored people, who might ,rnnt to move into a previously white area. 
There is no use of evading that question. 

There is at least one good reason for it. Mortgage lenders might 
be subject to nullification if they are the ones who start a movement 
into a community. Furthermore, there is a danger of damage to the 
property "hich no lender wants to be involved in. Those are facts 
we have got to face. 

I say this, ho"·ever, as for myself, and I think it applies to practi
cally every member of the Mortgage Bankers Association that barring 
that one stumbling block, none of us hesitate to lend money. vVe 
apply the same standards to members of any minority group brcause 
that is our living-lending money, and as I said in my statement, I 
made a lot of loans to Negroes. I have loaned to Chinese, I have 
loaned to Armenians. ,Ve apply the same credit standards to all 
races. Minority groups sometimes have a little bit more difficulty 
meeting those standards. 

Commissioner HESBURGH. vVe have time for just one more ques-
tion. Reverend James ? 

Reverend J AllIES. Dean Johnson had the question I had in mind. 
Commissioner HESBURGH. Governor Battle? 
Commissioner BATILE. One of the ,vitnesses this morning, and I 

don't recall his name, a colored gentleman, took the position that 
when a Negro entered a white community as a first entry, we'll say, 
that it immediately resulted in depreciating the values of that prop
erty, and he went on to say it depreciated to such an extent that the 
sharp real-estate operators would go in there and buy up the property 
at almost a ridiculous price. 

Do you agree with that thought at all, and if so, would it affect 
the security of a loan? 

Mr. As111 s. ·well, it might, yes. There seems to be, when a Negro 
family moves into a neighborhood which was previously white, there 
is sometimes even the approach of a panic of those in that area to 
get out. By throwing their properties on the market, they do depress 
the market price. However, I agree with Mr. Downs when he says 
that we have made a great deal of progress in that regard. 

I have been connected with community organizations that embrace 
both races. Our banks in the three areas in which we operate co
operate with these various groups and our attitude is to try to avoid 
that sort of hysteria. vVe try to build up our neighborhoods regard
less of who the occupants are and keep our neighborhoods up to a 
standard. I think a great deal of progress has been made in allaying 
the fears of people so you don't have this indiscriminate throwing of 
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properties on the market which does destroy values and sometimes for 
quite a period. 

Commissioner BATILE. Thank you, sir. 
Commissioner HEsBURGH. We heard this morning of one particular 

practice which sounds rather unethical and I would like to check it 
with you gentlemen. It was the situation of a man who takes a 
mortgage but doesn't acquire title until he has paid it off completely 
but can be foreclosed even though he may have paid 90 percent and 
missed a payment or two. 

Is that practice common or uncommon ? 
Mr. As11-ros. It is much less common now since we have the vehicle 

of the long-term, high-loan-value, monthly-payment mortgage. That 
has eliminated the need for it. Whenever tight money makes FHA 
or VA loans unpalatable in the financial markets, contract selling does 
raise its ugly head. 

In most instances, however, Father, I don't think contract selling is 
resorted to, to take advantage of the purchaser. The fact that his 
property can be taken away in 60 to 90 days I don't think is so much 
a factor, and, as a matter of fact, I believe in equity. If a man had 
paid 90 percent of the cost of the property in all probability the court 
would grant him a right of redemption. I think it is an academic 
question. I don't think it is a fact at all. 

Commissioner HEsnunm-r. "\Ve did have a case brought to our at
tention which wasn't part of the testimony, a rather sad case of a man 
who had bought a $9,000 contract and had paid $8,000. His son was 
in the Army and International Harvester closed down. He lost his 
job, missed three monthly payments and lost the whole thing. That 
seems to be more speculation than honest business, though, wouldn't 
you agree? 

Mr. As11rns. Yes. I am associated with many banks, savings and 
loan associations, and so forth and I know of nobody in the city of 
Chicago who would take advantage of that sort of situation. 

Commissioner HEsnuRGH. I wouldn't think so. Apparently this 
was a case brought to our people when they were investigating in this 
city. 

Mr. As1trns. It may have happened but people in the industry don't 
do it. 

Commissioner HESBURGH. It was unusual and unethical. 
Ladies and gentlemen, we are going to have a recess now for fifteen 

minutes. We will reconvene at 4 :20. Thank you very much. 

STATEMENT BY CHARLES D ETRICK, COCHAIRMAN, URBAN RENEWAL COMMITTEE 
FOR COOK COUNTY COUNCIL OF INSURED SAVIrGS ASSOCIATIONS 

The 209 insured savings and loan associations of Cook County are primarily 
neighborhood institutions servin" their areas. They accept savings of the public 
and then invest these savings in home mortgages. 
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Most of their home loans are made under private or conventional home 
financing plans. A minority are made under provisions of insurance offered by 
the Federal Housing Administration and the Veterans' Administration. For 
instance, 5.7 percent of the mortgage volume outstanding at the end of last year 
were VA-guaranteed loans. We have no figures on the proportion of FHA
insured loans, but they are also relatively few in number. 

To get adequate funds for this home financing, the associations pay an 
average dividend rate of 3.6 percent for the county-as of 1958. This dividend 
is competitive with open-money-market costs. Some of this money is held in 
reserve according to regulation and the remainder is invested at an average 
mortgage rate about 5.5 percent. The overall return on all savings, thus, is 
less than 5.5 percent. The cost of the money determines how much must be 
charged for mortgage loans. Therefore, the VA rate of 4¾ percent is markedly 
below the money costs. With the proposed increase to 5¼ percent, it is pos
sible that more VA loans may be made. As for FHA loans, the fixed limit is 
5¼ percent plus a one-half percent insurance charge which brings the total in
terest cost to the borrower above the prevailing convention rate. In other 
words, he may be able to get a lower rate on the conventional Joans. 

Therefore, most home financing is at conventional rates on conventional loans. 
,ve do not make mortgages on the basis of race, creed, religion, or other 

artificial factor. Mortgage applications, as far as we know, do not request 
this information. Whether a mortgage is made is judged on the credit rating 
of the borrower, and the appraised value of the property. 

Federal law regulates the percentage of money that may be loa ned on a home. 
In most cases the limit is 80 percent. Just recently 10 percent of the mortgage 
portfolio of Federal-chartered associations can now be 90 percent loans. State
chartered associations are not regulated by these laws but both-type associa tions 
require that the downpayment be sufficient to protect the investment made. In 
case of default, the association should be able to get back the money of Its 
savers that it has invested in the property in the form of a mortgage. This 
requires that the loan be from 80 percent to possibly 60 percent of the ap
praised value. But in no C'llse may a Federal association make more than an 
80 percent loan, except for the limited number of 90 percent loans, under con
ventional lending plans. These rules apply to all borrowers, regardless of color 
or creed. 

Following these basic principles of lending, the associations have materially 
increased their proportion of lending in the Chicago area to 66 percent of the 
volume of mortga ges of $20,000 or less recorded in Cook County. Homeowner
ship bas substantially increased. Ry encouraging people to save for a down 
payment and then buying a home with the~e savings, the percentage of home
ownership has been materially increased in this area. The associations feel they 
have contributed to the community in this manner. 

(Whereupon, a recess was taken, after which the following proceed
ings were had : ) 

Commissioner I-lEsBURGH. The meeting will now come to order. 
Mr. JACKSON. Our next witness, Father, is Mr. Robert H. Pease, 

who is vice president of Draper & Kramer, Inc. He will introduce the 
gentleman accompanying him, and he will talk about Lake Meadows 
and Prairie Shores. 

TESTIMONY OF ROBERT H. PEASE, VICE PRESIBENT, DRAPER & 
KRAMER, INC. 

Mr. PEASE. Father H esburgh and members of the Commission, 
the gentleman on my left is Mr. Charles Hamilton, who is the manager 
and had charge of the initial leasing on Prairie Shores, which is the 
building about which we are going to speak. 

I would like to add that I am making this statement in behalf, really, 
of Ferd Kramer, who is in New York at a meeting and couldn't be 
here. 
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The statement which I gave to-the Committee I am not going to re
read. I will summarize it as follows: 

Prairie Shores is a 19.-story apartment building containing 342 
apartments. Those apartments are divided into 114 efficiency apart
ments, 1521-bedroom apartments, and 76 2-bedroom apartments. 

That js a total of 1,090 rooms. The average rental of tp.is building 
is $33.70 per room. 

The important thing with regard to this building as far as your 
Committee is concerned is the fact that this is located at 29th- and 
South Parkway, which is really a revitali:z;ed ~egro area. It is rela
tively close to the Loop of Chicago. It is adjacent to the Lake Mead
ows project, which is owned and operated by the New York Life, and 
that is an integrated housing project. • 

Our project, when completely rented, was 75.4 white and 24.6 
colored. The building was fully occupied on March 1 of this year, 
and we, as a firm acting as rental agents for the owners of the prop~ 
erty, have operated this property since then, and I would like to speak 
briefly about our experience with it. 

First of all, as far as leasing is concerned, I think there are some 
more ingredients in regard to this property that have not existed in 
similar developments. 

The first is the fact that this is immeq.iately adjacent to Michael 
Reese Hospital. To those not familiar with Micpael Reese.Hospital~ 
it is one of the largest private hospitals in the Middle West, a very sue.: 
cessful, a very important part of our hospit!l,l community. 

The pre1,ence of this hospital gave a real anchor as far as this neigh
borhood was concerned. The second anchor in this neighborhood was 
the Lake Meadows project operateq. and owned by the New York Life. 
The third anchor in the community: was thff,Illinois Institute of. Tech
nology, which is located about four to five blocks directly west of the 
subject property. 

We felt that this proviµea the type of a community in which a pro
ject of this type could be built. When we were offered the property 
for leasing, we had a sample apartment set up in the building and fur.: 
nished to show to prospective tenants. . 

We, as a part of our leasing progra;m, initially contacted t]ie people 
in Michael Reese Hospital, and, as a result of rather e~tensive promo
tional activity with them, we had 94 tenants sign up when we origi
nally offered the project to the general public, and we had created an 
apparent demand for the property on a biracial basis. 

When we first offered it generally, we had a 75--:25 white and Negro 
ratio setup and we had ho quotas, we had no restrictions. It, how
-ever, maintained that ratio right down to the final 342d apartment. 

The factors. that contributed to the succ.ess, and I say success some
what timidly because this property has only been occupied -for the past 
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few months. Nevertheless, I think it is a success from the standpoint 
of havi ng achieved this immediate occupancy. 

First is the question of rental. At $33.70 a room, this may seem 
high to you gentlemen, but it is very low for Chicago. It is very 
low par ticularly for a new building. This is, I think, almost as nice 
a building as you would find in any other section of Chicago with 
the exception of a few features in bathrooms and kitchens. 

The second is its location . It is wi thin 10 minutes' driving time 
of the loop. It is within 14 minutes by bus. It is also close to some 
very important employers. The University of Chicago is 10 minutes 
to the south. As I mentioned before, the Illinois Institute of Tech
nology is three or four blocks west. The large medical center is 10 
to 12 minutes west of it, and, of course, the Chicago Loop. 

We found that our tenants in this property came from all sec
tions of Chicago. Amazingly enough, we had, I would say, 12 to 15 
percent move into this property from the suburbs. vVe had a few 
tenants who had lived on the near North Side in what is commonly 
called de luxe housing. Of the 342 apartments, I don't believe there 
are over 50 to 55 apartments that are occupied by direct employees 
of the hospital, and consequently, we have achieved here an inte
grated housing project. I can tell you without the slightest qualifica
tion that this building is operating without any difficulty of any kind 
on this 75-25 white and Negro basis. '\Ve have a very capable polic
ing situation as far as the area itself is concerned and with the help 
of the Michael Reese H osp ita l. The worst incidents that we have had 
in this area have to do with pilfering of automobiles and one at
tempt to steal a car . Otherwise there has been no crime as such. 

This isn't all a perfect situation. In the first place, we have a very 
difficult high school situation which will tend to mitigate against 
continued success because you cannot get families out there without 
good school faciliti es, and I would ment ion in this connection that 
one of the real problems Lake Meadows had, which is a 2,000-room 
project immediately to the south-they had a real problem when 
they first started leasing because there were no school facilit ies, 
practically speaking, in the community. 

The only high school is a new and very fine Dunbar High School, 
but that is a trade school. I have nothing against trade schools, 
but you need both kinds as far as your area and people are con
cerned, so that this thing must be corrected. 

I think when you realize that anybody above the fourth or fifth 
floor can have a view of Lake Michigan, and the Chicago Exposition 
Hall will be within six or seven blocks of this property, and you 
can leave from here in your automobile and go immediately to the 
Outer Drive and down to the Loop, or south to the University of 
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Chicago within minutes, is a real advantage, and I don't intend to 
say that this is the fantasy of all housing solution, but I do think 
if you can get these ingredients together-a good location, particu
larly good transportation characteristics; low rent, $33.70 a room as 
far as Chicago is concerned-this new housing is by all odds the 
lowest that we know of at least in the city of Chicago, and that was 
an important factor in attracting people into this housing project. 

I believe that we will not have any problems as far as our tenants 
are concerned. vVe have had no instances as far as racial problems 
are concerned. 

What is that due toi It is due to all of the things I have spoken 
about, but I thing probably above all it is due to this factor, and that 
is tenant selection. 

You must have as good tenant selection in this property as you have 
in any other type of property. In other words, I am not speaking 
about money. That is only one of many. Of much greater im
portance is education, educational background, social amenities as 
far as the individuals arc concerned, family backgrounds. 

If you get those on relatively the same level, we feel that you are 
going to have a happy, satisfactory life as far as your tenants are 
concerned, and, so far, we have nothing to disprove that in the slightest 
degree. 

But tenant selection is most important and most essential to this 
or any other property's success. I think that is about as far as I 
should go in the rehash of this. 

If you have some questions, I would be glad to try and answer 
them. 

Commissioner HESBURGJI. Thank you very much, Mr. Pease. I 
would gather you probably have a fairly sophisticated group of 
tenants. 

Mr. PEASE. I think the majority of the Negro tenants have some 
part of a college education. That may mean 1 year of high school in 
one course or it may mean a master's degree, but certainly I would 
say they are through high school. 

Commissioner HEsnuRGH. This ties in somewhat to some other 
problems we run into in other parts of the country that the whole 
problem of voting, housing and education are pretty well tied together 
if one w:rnts to make a gradual move toward progress across all fronts. 

Mr. PEASE. It is very important because the first hurdle you have 
is integrated housing when you are leasing such a project, and unless 
you are talking with people that are prepared by background and by 
education to accept that fact, why, then, you are lost before you start, 
so you must start with a reasonable, well-educated segment of your 
community. 
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Commissioner HESBUROH. I notice on this bulletin you have given 
us you have one of these apartments circled. Do you intend to build 
the other four? 

Mr. PEASE. "\Ve have completed the first. The second is now under 
construction. I think it is up to about the eighth floor, and we are 
within weeks of being ready to commit a contract to build the third. 
Assuming that we continue as we feel we will, we will build all five. 

Commissioner HESBUROH. It seems to me your project answers one 
great need that bothers us in some other areas where we have had 
hearings. That is, in some communities an educated, intelligent 
Negro simply can't find a decent place to live with normal access to 
good modern housing, and this seems to answer that need. 

Mr. PEASE. This, and I would also want to include Lake Meadows-
those are 12- and 20-story buildings, and equally as nice as ours
they satisfy a good need, too, and there is one other thing I didn't 
mention, gentlemen. In this New York Life Lake Meadows project 
there is an excellent shopping center. It has two large supermarkets, 
a department store, Woolworth's, Walgreen drugstore, and so forth. 
I think there are about -30 stores in it, so that that satisfied a vital 
need as far as the people are concerned. It has more than adequate 
parking. In fact, you can walk from any one of these properties 
right directly to that shopping center. 

Commissioner HEsnunoH. I have only two more questions. First, 
what ,vould be the normal average income of your tenants? 

Mr. HAMILTON. Between six and seven thousand dollars. 
Commissioner HEsnunoH. How does a project like this get financed? 
Mr. PEASE. All of these are under what is known as section 220 of 

the FHA. The first loan was purchased by the Aetna Life Insurance 
Co. of Hartford, Conn. The second loan was made with FNMA. 

Commissioner HESBURGH. From an economic point of view, do you 
find this is a good investment, this type of building? 

Mr. PEASE. Yes, sir. 
Commissioner HESBURGH. Thank you very much, gentlemen. 
Mr. PEASE. I would like to add something, Father. Every investor 

in here is at an equity position as an individual-well, there is one 
corporation in here-but they are mostly individuals who have put 
their money in, and it has some semblance of public-spirited citizens 
activity in that it was initially developed to help the hospital, but I 
am sure that, had it not qualified as a probably successful financial 
investment, they wouldn't have made it. 

Commissioner BATILE. Your ratio of 75-25 as between ,,hite and 
Negroes; did it just happen that way or was that designed? 

Mr. PEASE. No; it really happened that way, Governor. We did 
not expect it would run that high. I mean we were surprised that it 
did run that high, and we had not quota set. I mean we didn 't say we 
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will not rent the 26 percent to colored in order to keep it at that level. 
I think it is correct that Fe hoped it would, but-didn't expect it. 

Commissioner BATI'LE. Can you give us an idea of how many appli
cations you turned down~ 
, Mr~PEAsE. Idon'tknow. Youmeanonalllevels~ 

Commissioner BATI'LE. Yes. 
Mr. PEASE. Well, there were quite a few, but I haven't any idea. 

what it would be. We did turn down quite a few applications. There 
is no question about that because of your screening process of trying to 
keep the two on some kind of a compatible level. 
, Commissioner BATI'LE. And no restriction as to children, I im·agine i 

Mr. PEASE. Other than the per-room occupancy. In other words, 
you couldn't have three children in one room, but if a family of four 
people came in and had a two-bedroom apartment, they were accepted. 
If a family had three children with a two-bedroom apartment, we. 
wouldn't take them; they would have to have the larger unit. We 
had the same requirements for everyone as far as occup~cy--ratios are 
concerned. 

Commissioner HEsBURGH. Dean Johnson~-
Dean JOHNSON. The staff studies. in connection with this area indi

cated that there was.a luxury apartment there at Lake.Meadows. Now, 
I recognize that you are talking primarily about Prairie Shores, but 
could you tell us something about that luxury apartment and what 
its purpo!:iE).is ~ 

Mr. PEASE.. I would have to answer in the negative because, I know 
IJ.Othing about it. other than just hearsay. I have heard there. will bt3 
a few, whether you want to call it larger apartments or luxury apart
ments-I don't know-instead of having efficiencies,, one- and two
beclroom apartments, I have heard that this other building will have 
as many as two- three~ and maybe. four-bedroom apartments in it. 
I think that is where the. term "luxury" came in.. I don't think it. will 
be luxurious in appointments, or in its furnishings, but I think it, will 
be larger as far as the number of rooms per unit is concerned. I 
think the purpose of it. is to further diversify the community of Lake 
Meadows from efficiencies up to the larger families,. because you tend 
to get people with no children, one, child, and maybe two at the very 
most. This will give some opportunity to the larger families to be 
in there. 

Dean JOHNSON. My reason for askingit--
Mr. PEASE. I would like to ask Mr. Hamilton with regard to this 

term "luxury." 
Mr. HAMILTON. I have only understood the building would be some

what luxurious as far as added room size and added appointments. 
The building, as such, would have some luxury features that weren't 
in their first ones, but that is all there would be to it.. 

https://purpo!:iE).is
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Dean JonNSON. My reason for raising the question-this morning 
w·e had considerable testimony about the importance of planning, 
and I was ,vondering whether that entered into the picture at all in 
an effort to keep a balanced community. Thank you. 

Mr. PEASE. I think it is an attempt to make it a little bit of a more 
balanced community. 

Commissioner I-lEsnuncn. Thank you very much, Mr. Pease and 
Mr. Hamilton. It sounds like a very interesting experiment, and 
we are happy to hear about it. 

STATE 11ENT MADE TO Co11MISSION ON CIVIL RIGHTS, RE Cure.AGO HOUSING 
R EARING, BY ROBERT H. PEASE, V I CE PRESIDENT, DR.APER & KRAMER, INC., FOR 
FERD KRAMER, PRESIDENT, DRAPER & KRAMER, IN C. 

Prairie Shores Apartments is a project consisting of five elevator buildings 
in the area bounded by 26th Street, South Pnrkway, 31st Street, and Vernon 
Avenue • • • the area immediately w est of the Michael Reese Hospita l. 
Michael Reese Ho. pita l is the largest privately endowed hospital west of the 
Alleghenies, and is currently nearing the completion of a multi-million-d ollar 
expansion program which started in 1948. The first of the five proposed buildings 
cons tituting the Prairie Shores Apartments, located at 2901 South Parkway, was 
completed in the fall of 1958. '!'his is a 19-story, r einforced concrete, porcelain 
and glass building consisting of 342 apartments "IYith 1,090 rooms renting at an 
average of $33.70 per room. This building has been fully occupied since March 1, 
1959. There are 114 efficiency apartments, 152 I-bedroom apartments, seventy
six 2-bedroom apartments. 

Because of the success of building No. 1, ground was broken for building 
No. 2 in the fall of 1957 with a scheduled completion date of January 1, 1960. 
This building will be the same as the first in layout and size. 

Leasing operat ions started with various publicity releases, and by contacting 
the personnel depa rtment at . Iichael Reese Hospital for housing in March and 
April of 1957. Model apartments were opened in May of 1957. Ach·ertising
u sing newspa per, radio, and publicity r eleases-commenced in ea rly June of 
1957. We al so contacted several community groups and interested them in th is 
type of hous ing. This consisted of such groups as Commission of Human Rela
tions, Nation al Conference of Christians and J ew., and so forth , and they 
were given personally conducted tours through the project. 

During the same period, an outside man was employed to ca ll on Ch icago busi
ness houses, outl ining the features of Prairie Shores to their personnel depa rt
ments. Groups contacted were ,-..-ell over 100, consisting basically of banks, 
association of commerce, and industry and manufacturing plants employing 
100 or more personnel. Gradually, the scope of this procedure was enlarged to 
include the Hammond-Whiting industrial area and outlying industry in Chi cngo 
suburbs. This prog-ram accounted for approximately 20 percent of the tenants 
now living in Prairie Shores. 

Wi th the opening of furnished model apartments at Prairie Shores in Jnne 
of 1957, open house was held for all employees of Michael Reese Hospita l. The 
hours were extended so that, no matter what hours the employees were work
ing, they got a per sonall y conducted tour through the three furni.·hed model 
apa rtm ents. Thi s immediately r esulted in a large widespread public ackn owl
edgment of Prairie Shores, together with a g-reat many applica tions from 
Michael Reese personnel for apartments in the building. During t·he next few 
weeks, family members of these groups came to visit our apartments because 
of word-of-month advertising- by the originnl Yi s itor!'<. This, no doubt, was 
highly successful for our leasing operation, in which 75 percent are white and 
25 percent are Negro. During the following months of leasing, we continued 
to use adver tis ing in major Chicago pape rs, one of the local FM radio stations, 
and local neighborhood papers in nea rby communities. 

In analyzing our advertising program we found that our best results were 
received from the local F:'II radio station, with display ads in the major 
newspapers running a close second. 

It was found, in analyzing our applications, that the typical Prairie Shores 
applicant was a person of high school or better education, with the high major-
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ity having received a college degree. The Negro tenants at Prairie Shores, 
almost without exception, have receh·ed or are working toward college degrees. 
Business classifications of the Negro tenants at Prairie Shores will generally 
fall into social service workers, education (elementary, high school, and college 
teachers and instructors), medical profession ( doctors, nurses, highly trained 
labora tory technicians, business and professional men working for the business 
office, lawyers, architects, and so forth. 

Because of an exceedingly low rental schedule for such fine apartments, the 
leasing of Prairie Shores had only the problem of integration. It was possible to 
do this with people of higher-than-average education, with people who had been 
associated with nonwhites in their business or professional lives and with certain 
younger families. It was difficult, if not impossible, to do it where the preju
dices of the individual precluded living with Negroes. 

A sizable majority of the white living in Prairie Shores moved there because 
of the good transportation facilities to both the ~orth and South Sides. Ap
proximately one-third are employed in areas south of Prairie Shores such as, 
University of Chicago, Museum of Science and Industry, and various businesses 
and industries located on the South or near ·west Sides. The remaining two
thirds of the white are employed in the Loop or near-Loop areas. The amazing 
thing about the Prairie Shores building is the fact that almost all of the tenants 
own their own automobile and use these automobiles for daily transportation. 
In many cases, where both husband and wife are employed, one will use the 
bus and the other the automobile. 

In December of 1958 we accompanied two reporters from a daily Chicago pa
per and made a survey to find out bow the integrated building would celebrate 
Christmas. Twelve tenants were interviewed by the reporters. No story was 
written and no i;iictures appeared because there was no story. There had been 
no problem in integration with any of these people and it was best put by one of 
the Negro tenants: " • • • this is something our race has been looking for for 
300 years." 

For the protection of the residents of Prairie Shores, the Michael Reese Hos
pital bas a police staff, consisting of a chief and 20 private policemen, which 
patrols the Prairie Shores area at intervals ranging from 15 to 30 minutes day 
and night, except during the hours of 4 p.m. to 1 a.m., when a patrol is stationed 
at the Prairie Shores premises. This, in addition to the help in policing the 
area given by the Prairie Avenue police station, has kept the number of incidents 
at Prairie Shores to the minimum. Due to this added protection, incidents have 
been limited to petty thievery from automobiles. 

Directly across the street, on South Parkway, is the new multi-million-dollar 
Dunbar Vocational High School, probably one of the finest vocational high schools 
in the conntr:v. It is my understanding that this is 100 percent Negro. At 31st 
Street and Ellis is the new Pershing Elementary School containing grades 1 
through 6 catering to the children of residents of Lake Meadows and Prairie 
Shores. This is certainly one of the finest appearing elementary schools in the 
city. There is some demanrl for the addition of grades 7 and 8 by residents 
of Prairie Shores and, should this demand increase ,it is my guess they would 
be added. Collel-'.es in the immediate area are Illinois Institute of Technology, 
University of Chi cago, University of Illinois-Navy Pier campus, Roosevelt Uni
versi ty, and the Loop campus of DePaul. 

The greatest benefit from this report would be to provide the Committee with 
background material co,·ering actual experience in integrated housing in the 
Chicago markPt . This housing experience can be summarized as follows: 

A. The existence of the Michael Reese H ospital, adjacent to and working in 
direct contact with us in the development of Prarie Shores, was a very important 
ingredient of the initial success of the project. This hospital contributed stature, 
character, and solidarity to the neighborhood and to the entire program. It 
created confidence in the attainment of our objectives and, while the total number 
of people from the hospital taking apartments in Prairie Shores was not great, 
it was a large proportion of the initial committing group. This enabled us to 
set standards that were maintained througllout the entire project. This tie-in 
of an ins titut ional natnre has many attributes that are highly desirable in devel
oping- integra ted housing. 

R. Tenant selection, particularly in the initial stages, is a critical part of the 
rental process. Not only is it important at the time of initial leasing, but it 
becowes far more important at the tim e of renewal of leases. Moneta ry s ta nd
ards alone will fail to make a successful project. It is absolutely necessa ry to 
have social and educational standards that tenants must meet. 

https://Collel-'.es
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C. '.l'he rents that we charge for this 19-story multiple building average $33.~0 
per room. Chicago is a hii?h-cost building town ai:id these rents ar~ very low_ m 
terms of new housing. This low rent becomes an important fador m attractmg 
the whites into integrated housing, but it is also essential that the ameniti_es of a 
good neighborhood exist and that there is definite indication that they will con
tinue to exist. 

D. It is important that the renting program be carefully conceived and devel
oped. '.l'here should be both Negro and white salesmen to show the model apart
ments, and these people should be wPll selected and trained. Personal contacts 
must be made with industry, associations, and community groups, for a word-of
mouth campaign can be most helpful to the project.

E. Immediately to the south of this project, and almost contiguous to It, Is 
a development known as Lake Meadows. This is a privately owned integrated 
housing project owned and operated by the New York Life Insurance Co. As 
part of Lake Meadows, there is a 34-store shopping center which includes two 
large supermarkets and a department store. This shopping center has been an 
important factor in providing good shopping facilities for the tenants of Prairie 
Shores. 

F. One of the real drawbacks to the subject area bas been the problem of 
a lack of adequate high school facilities. The only high school in the area 
is a new vocational high school which is 100 percent Negro. The importance 
of adequate general high school type facilities cannot be overestimated. The 
Chicago B:iard of Education built a new elementary school on the grounds of 
Lake Meadows and this bas provided good integrated schooling at this educa
tional level. 

G. One of the real advantages of the location of Prairie Shores is the question 
of transportation. One can go to the heart of Chicago's Loop by car within 10 
minutes or by bus within 15 minutes. The Illinois Central suburban trans
portation gives service on a loca l-train basis, but this has proved to be un
satisfactory. The majority of the tenants use bus and private automobile. 

H . An important element in describing this as a good location is the fact 
that the great majority of all the apartments have a view of Lake Michigan 
and the Outer Drive. The new Exhibition and Convention Hall being built 
by the city of Chicago will be located at 23d and the Outer Drive, which is only 
six blocks north of the subject property and two blocks east. The Institute 
of Technology is only about five blocks, and provides another institutional anchor 
to the location. 

I. One of the truly serious problems is the fact that present investment laws 
do not encourage private capital to enter Into these developments on a broad 
scale. If one invests money into a mutual fund composed of common stocks, 
the income from this is only taxed a t about a 7 percent rate, but, if a corpora
tion is organized to build a building of this type or if a real estate trust were 
organized to build a building of this type. income from these buildings would 
be taxed at the corporate rate, which is often as high as 52 percent. This type 
of tax treatment completely estops any large interest on the part of important 
sources of capita I. 

J . There should be liberalization of depreciation for apartments of this type, 
because such a move would, in itself, create a new Interest in the part of 
builders and real estate investors. 

ROBERT H. PEASE. 

Mr. JACKSON. Our next witness will be Mr. Saul D. Alinsky, ex
ecutive director, Industrial Areas Foundation, and technical con
sultant of the Back of the Yards Neighborhood Council of Chicago. 

Commissioner HESBURGH. Proceed, Mr. Alinsky. We are happy 
to have you. 

TESTIMONY OF SAUL D. ALINSKY, EXECUTIVE DIRECTOR, INDUS
TRIAL AREAS FOUNDATION, AND TECHNICAL CONSULTANT OF 
THE BACK OF THE YARDS NEIGHBORHOOD COUNCIL OF CHICAGO 

Mr. ALINSKY. With microscopic exceptions, this is one Government 
investigation in which all white men should plead the fifth amendment. 
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The major facts about discrimination and segregation have been 
known by literate Americans for the past 20 years. Th.is city is 
like other American cities. We have :large-scale segregation and dis
crimination in all its known forms. 

Reasearch and multitudinous moral condemnations have brought 
scant change for the better. Our problem is not ascertaining the 
facts-everybody knows them-but to interpret them in a manner that 
will permit us to stop pretending to disco:ver what we already .know, 
and-then throwing,up our hands in horror. 'J.'he problem's·importance 
;prevents our sidestepping it by means of moralistic resolutions, indig
nant protests, or bellowing crusades. We are now going to have to 
devise realistic solutions on the basis of the facts as they are. 

The fashion today among some sociologists 1is fo take a look at the 
growth of Negro ·population in norlhern cities, "ex;ploding popula
-Mon," growth of Negro income, and the rising level of Negro .educa
tional attainment, and then declare that this problem is similar to the 
one we faced with the European immigrant groups 40 and 50 years ago. 

The only difference, they sa:Y, is that the ·European had to be 
Americanized, while the ,Negroes ha;ve to be urbanized. Certainly 

-there are some points of comparison, but we cannot ignore the im
portant difference. 

Call it what you -will, by the pedantic sociological terms of ""social 
distance" or .the ,ordinary word ·of "prejudice," .the crude fact is that 
'Once a Negro is "urbanized" 1the problem is .not resolved. 

The immigrant could change his name, his address, and even his 
:religion; the Negro cannot change his color. As long as three decades 
ago we were able to embrace ,a play like "Abie's Irish Rose" and turn 
it into part of the national folklore. No similar story involving the 
marriage of a white and a Negro person could earn a cherished place 
in the Nation's heart or in fact, even be allowed on ·the screen. 

I repeat, this is the most important difference between the problems 
of the white European immigrant of the past and the Negro migrant 
of today. I must take sharp issue with those who, by drawing .a pic
ture of the similarities, suggest that, since the former problem worked 
out by Americanizatiou thatthis one will by urbanization. The socio
logical snapshots of immigrant and migrant look alike as long as you 
don't use technicolor. 

Incredibly, the proponents of the urbanization panacea have .never 
asked themselves why the hundreds of thousands of Negroes who were 
born in northern cities, who have lived in them all their lives, and are 
urbanized by any standards, are still segregated and still discriminated 
·against. 

After the urbanization idea dies, the same argument will reappear as 
suburbanization. Tb.is kind of sugg!3stion is unfortunate in that it in-
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duces a sedative effect, when the situation calls for intrepid, aggressive 
action. 

Statistics can mask as much as they illume. The beguiling similari
ties between Negro economic and educational progress and the progress 
made by white immigrants in the past may be a comfort, but it is noth
ing to rely on . 

Perhaps, even as short a time as 10 years ago, the professors could 
argue everything would iron itself out. The Negroes' very economic 
and educational progress disproves the whole idea. According to this 
theory, we should see an abatement of segregation corresponding to 
Negroes' obtaining better educations and incomes. But the same acad
emicians who are saying the statistics show the problem is taking care 
of itself have another set of figures that show Chicago has become more 
segregated with each passing decade. 

There are several reasons for this. One is that no white Chicago 
community wants Negroes, and that includes the Back of the Yards. 
Let there be no mistake about it: no white Chicago community wants 
Negroes, and that also includes those communities which publicize 
themselves as interracial. The only places in this city there is even 
consideration of an integrated population is where the Negro ghetto 
has rushed in on the whites who, for various financial reasons, are try
ing to st ick it out. In these instances integration is really just a des
perate adjustment to a fait accompli. 

In Chicago '·integrated" is usually a term used to describe the 
period of time that elapses between the appearance of the first Negro 
and the community's ultimate and tota l incorporation into the Negro 
ghetto. 

There is another rea on for the absoluteness of segregation in the 
city. That is the housing shortage. Efforts are sometimes made to 
prove statisticrtlly that the housing shortage is rapidly evaporatincr. 

These argumen ts hold together very well as long as the listener does 
not go into the sections of the egro ghetto where thousands of fam
ili es are compressed in to space originally intended for far fewer peo
ple. The eye can be deceiYed, but not when the conditions it sees 
goes on for blocks and blocks and miles and miles. 

The Negro housi ng shortage arts on the city just as heat appli ed to 
water in a boiler does. After the pressure reaches a certain point an 
opening is forced and the excess steam escapes. That is what is hap
pening with our Negrn population. As a weak point develops in a 
ghetto wal l the pressure from the population pileup is so great that 
a breakout results in complete occupation of the adjacent white 
community. 

Yet neither white antipathy to Necrroes, nor the effects of the housing 
shortage adequately explain why so very, very few Negroes haw 
found their way into our white communities. For the final element 
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in the explanation we must look to the way that Chicago and many 
other large Midwestern cities are put together. 

Generally they are characterized by being not so much cities, as 
large collections of semiautonomous towns or villages sewed up into 
municipal wholes. In this respect Chicago's problem is immeasurably 
more difficult than New York's. 

In a city like New York large portions of it have only the feeblest 
neighborhood consciousness, only the weakest kind of institutional 
solidarity. It is indescribably easier for a Negro to move into an 
apartment in a city neighborhood where there is no tradition of 
neighborliness, no history of many of the people knowing each other, 
and having ties through church, union, employment or national origins. 

Chicago is an excellent example of another kind of a city. As big 
as it is, it is only in recent years that it has begun to develop many 
sections where even white people can live in a sophisticated anonymity. 

The Back of the Yards is an instance of ,vhat I mean. It was 
originally populated by people who worked in one place, the stock
yards, and very quickly grew to be predominantly the home of people 
of a central European, Roman Catholic background. The Back of 
the Yards, as a community, is for its inhabitants more of a reality, 
more of a focus of attention, loyalty, and common interests than the 
city of Chicago itself. 

Under such circumstances the presence of any outsiders, not only 
Negroes but white Protestants or even Irish Catholics, poses a very 
real threat to the continued existence of the community and the com
munity's institutions. 

Obviously, a foreign language national parish established to serve 
one particular group alone is faced with a fearful dilemma when the 
prospect of a radical change in the population's composition arises. 

What has proven true of the Back of the Yards is true of many 
Chicago communities. It is not the presence of a Negro, or some 
number of Negroes, which fills these communities with alarm. It is 
the possibility that there will be so many people with different back
grounds, different ways of life, and different institutional allegiances 
moving into the community that the very neighborhood will quite 
literally be obliterated. 

vVe have always looked with admiration upon the advantages and 
benefits that come to a community when it is organized and knit to
gether by warm, communal ties. It is time that we saw what is on 
the other side of the coin. That is an isolat ionism and a resistance 
to the entrance of new populations which might upset the status quo. 

Nevertheless a community like the Back of the Yards has been able 
to do much to further the practice of racial equality. Today only a 
:Small percentage of Back of the Yards people work in the stockyards. 



773 

It is well to remember that in the past when most residents of Back 
of the Yards worked in the stoch.-yards they organized a labor union 
and first met the Negroes who were being imported as strikebreakers 
and scabs. Yet, despite this history of economic strife, and despite 
the racial warfare of 1919 on the South Side of Chicago, the people 
of the Back of the Yards still led a drive to guarantee that Negroes 
would be waited upon and served in all the community stores, res
tau rants, and business establishments. 

Through the late 1930's they fought off all attempts to pit Negro 
against white in the formation of the present labor union. Even 
to this day the United Packinghouse Workers, AFL-CIO, a union 
with a predominantly Negro membership in this city, derives its 
strongest and most consistent support from the people of the Back 
of the Yards. 

·we can ignore these facts and continue to blow the trumpet for moral 
reaffirmations, but unless we can develop a program which recognizes 
the legitimate self-interest of white communities, we have no right 
to condemn them morally because they refuse to commit hara-kiri. 

·what then are our proposed remedies for this inequity. Some say 
"Pass a law"; "Make it illegal to be immoral." I do not believe that 
the answer will be found in legislation. 

The problem is not insoluble. But we must recognize and act on 
certain conclusions that come inescapably from the facts of life. It 
seems that when it comes to handling a special issue we forget the 
commonsense and experience which we use in everyday life. 

The race problem is no exception and does not transcend life's 
ordinary rules. First, people of like background, income, occupa
tion and way of life have and will continue to prefer to live together. 
This will hold true regardless of whether we are talking about whites 
living with whites, Negroes living with Negroes, or whites living 
with Negroes. Success depends on our never forgetting that people 
of both races living together in a community must be compatible so
cially and economically. 

That alone is not enough. A means must be found to prevent the 
swamping of white communities by large numbers of Negroes driven 
out from the heart of the ghetto by the forces of the housing short
age. Simultaneously, a means must be found that will forestall the 
panicky flight of the white population out of communities where a 
few Negroes have moved in. 

I must digress to make a :few remarks about the reasons for the 
white population's running for the exits. It cannot be simply 
ascribed to racial prejudice or the manipulations of unscrupulous 
real-estate operators. Even though there are many whites who dis
likes Negroes they are not so foolish or so prejudiced as to leave just 
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because there are some Negro families m. tJhe vicinity, or on the bli'.>Ck, 
or even because·there is.one next door. • 

The principal reason for flight is the belief that the neighborhood 
will soon be all Negro, and that the family which remains, will be a 
white minority of one. The coming of the first Negro family sym
bolizes the beginning of the end. This has been the white experience, 
and the white population, like any population, acts on the basis of 
what experience has taught it. 

I believe that there are very few people left in Chicago who, feel 
that it is possible to have an all white community if that community 
happens to be near the expanding Negro ghetto. Most people. know 
that the anti-Negro improvement association or the buying combine, 
designed to buy up houses so that they do not fall into Negro hands, or 
any of the other gimmicks, are ridiculously impractic;i,l and ludi
crously ineffective. Given a chance,.the white population will not leave. 
Too many whites have already sold and run, only to sell and run 
again. They're tired and broke. They are now willing to settle for 
somethlng less than all white neighborhoods. 

During the midst of a race riot a few years ago, I had an oppor
tunity to talk to some of- the white leaders. I said to them: "Suppose 
you knew that 5 percent of the population would be Negro, and you 
were sure the percentage would stay at that figure. Would you let 
the Negroes-live here peaceably, not segregated, but diffused through
out the- neighborhood 1" 

The men stirred'. 
"Remember,"' I said, "about 5, percent and no more. Would you 

accept that kind of a situation 1" 
They· exchanged confused looks; The mob's leader then spoke: 
"Mister," he said, "if we Muld have 5 percent or even a little· bit 

ino~e, but -ive knew :for sure, and I mean for·sure; that that was all there 
was going to be-you have no, idea how we would jump at it! Buy 
it1 It would be heaven! I've had to move .two times already, pack 
up my family, move the kids to other schools, sell and lose-a.lot of 
money' oii my house-I know' that when Negroes start coming m.to a 
:neighborhoodthat means the neighborhood's gone; it is going to be all 
Negro. Yeah, your idea would be a dream. Why, I cbuld start 
fixing up my home, and I know this -house was my home forever, 
and this was-w'here I was·goingto live." 

W}iat that man said ip me has been repeated to members of my 
staff time and time agam.. There can be no doubt that a solution 
along these lines is possible because it appeals to the self-interest as 
well as the moral sense of the m.dividuals concerned'. 

We cannot reasonably expect to perSuade communities that exist 
miles from the Negrp ghetto-to do something about the problem. It 
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may be morally right, but it is not in their immediate self-interest. A 
long-range self-interest mists into an abstraction and lacks the mov
ing force of urgency. It is in the imminent self-interest of the whites 
who are now faced with the radical dilemma where we can look for 
action. They know as clearly as anyone else that the price of a 
lily-white policy is their own disappearance. They will accept a 
compromise formula. 

Everyone who has thought seriously about the matter knows that 
there must be a formula of some kind. They speak of a racial or an 
ethnic balance; sometimes they simply talk about "stabilizing" the 
community; sometimes they talk about ratios. "Balanced," "stabili
zations," "ratio," "percentage," all refer to a numerical percentage or 
"quota." vVe seem to avoid the use of the word as though it were a 
plague. 

I suggest that our minds may well become the prisoners of our 
vocabulary and we become confused. The fad is that call it what you 
will this percentage or quota procedure is agreed upon by many Negro 
and white leaders who avoid the use of the w·ord "quota" in public. 

I find it some,Yha.t ironic that I, a person of the J ewish faith, should 
stand in public and speak favorably about a system of quotas. In 
the past the quota has been used as a means of depriving individuals 
of my faith of opportunities and rights which were properly theirs, 
but the past is the past. ·what is an unjust instrument in one case 
can serve justice in another. 

I propo e that a system of quotas involving a series of communi
ties will be the means by which the segregation of races will be abol
ished. It will also be the means of preserving the life, continuity and 
future development of our communities. Strangely enough by doing 
exactly the thing that causes them the most fear and anxiety the 
white communities will guarantee their own fu ture existences. 

For those who are shocked by the idea of the opening up of white 
communities to Negroes on a quota basis aiming toward the diffusion 
of the Negro population throughout the city scene, I can only ask 
what solution do they propose. The price of responsible criticism is 
a constructiYe alternative. Let me reiterate that a solution is not a 
ringing declaration or a principle; a solution is not a grandiose ges
ture of protest or legislation. 

It is one thing to assert that in the quota we will manage to find our 
way out of our impasse, but it is another to say how a quota is to be 
effected. Only those communities that now face the choice of ac
cepting some Negroes or vanishing completely will answer this obser
vation once and for all. 

But obviously the decision is up to our communities, and more par
ticularly it is up to our communities' leaders and our responsible in
stitutions. If they default as they have in many instances, and allow 

510547-50-50 
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the power to make this life and death decision to be usurped by igno
rant fanatics and petty hysterical demagogues, then we will have to 
watch what has been happening go on for a few more years. 

A quota's effectiveness depends on a community being able to control 
itself in every respect. The whole system of intimidation and coercion 
that typifies the "blockbuster's" activities must be broken by united 
community action. 

In the past community activities have often been in the hands of 
unstable individuals who have preached some kind of racist gospel. 
The net effect of their activities has been to divide white communities 
instead of uniting them. Churches, businesses, fraternal orders and 
other reputable community institutions have been put in the fatal po
sition of having to embrace anti-Negro organizations or do nothing. 
They have usually chosen to do nothing, and I am being charitable 
when I say "usually." Soon, the time is past when any control is 
possible. 

The basic issue here is the need for a means or an instrument which 
can effectively control the population pressures raging without and 
the fears raging within. Only when communities are organized to the 
extent that they become the common depository of all the strengths of 
the local people and their institutions can we have the coming into 
being of this kind of effective and yet voluntary control force. This 
kind of organization would be based on their issues of vital concern 
and framed by their self-interest; an enlightened self-interest which 
accepts the previously mentioned facts of life. A voluntary organiza
tion makes voluntary decisions. It is their choice and no policy in 
this or any other regard can be superimposed from the outside. This 
kind of organization would possess the power to do the job. 

The Negro ghetto has now grown so large and broad that it directly 
presses against many more white communities. These communities 
must decide one of two policies. They may elect to fight it out on the 
old lines. If they do, they wi11 be destroyed and their populations 
will be turned into nomads forever treking from city to suburb, and 
from suburb to suburb. The only other choice we know is to do 
what has been advanced in this statement. 

Thank you very much. 
Commissioner HEsBURGH. Thank you very much, Mr. Alinsky. 

was wondering if you know of any communities here in the Chicago 
area that have taken your approach and made it work? 

Mr. ALINSKY. No, sir. I would like to discuss that question with 
you a year from now. 

Commissioner HEsBURGH. You have some hopes? 
Mr. ALINSKY. Yes, I very definitely have. I am not in the habit of 

putting down a lot of generalizations that maybe sometime something 
is going to happen. 

I 
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Commissioner lIESBURGH. How would you go about mobilizing a 
neighborhood to do this sort of thing? Would you do it on a block 
-council basis or--

. Mr. ALINSKY. No. 
Commissioner HEsBURGH. On a township basis or what? 
Mr. ALINSKY. No, I would do it on a neighborhood basis, on the 

basic interest which concerned the institutions and organizations of 
the people. For example, if I were dealing with a church-well, there 
are two approaches. 

There is the approach in terms of their own spiritual considerations, 
and there is also the approach in terms of their real-estate consider
ation. There are times when one or the other takes precedence, but 
they are concerned about staying in the community. There are certain 
things they can't move, but let me put it to you this way. 

In developing a community organization which would be aimed 
toward this objective, and through getting them together on a whole 
host of their common self-interest which are the most important things 
to the people in that community, I would say that from the very 
beginning you would have to openly talk in terms of this kind of 
approach. From the time you began organizing, you would have to 
talk of this quota and formula. Otherwise, you are faced with a 
situation where you go in, and this may be in your head and in your 
heart, and in the head and hearts of others, and you say to yourself 
that, once a community is organized and has all of this strength, there 
is nothing to keep it from becoming a keep-Negro-out organization 
rather than to go through with this. So that, in this kind of a situa
tion, you would have to start with commitments, commitments that 
would be so general and so deep that it becomes very difficult to back 
out of the situation once you are organized. With this, of course, goes 
the assumption of starting on the basis as the organization develops 
the leaders of the organization recognize more and more on a rational 
basis that this is their best way out. This is the only basis on which 
they are going to move. After all, if they were going to move on a 
moral basis, we wouldn't be meeting here today. 

Commissioner HEsBURGH. Good morals, I suppose, make for good 
living, too, but, anyway, I was just curious because I have some friends 
in Chicago who live in rather nice areas, who claim they have Negroes 
in the neighborhood, and they are friendly with them and get to
gether with the new arrivals, and they don't intend to leave. 

Now, I don't know how universal that kind of experience is, but I 
have heard some of my friends talk that way. 

Mr. ALINRKY. Well, the fact is that, outside of a couple of so-called 
integrated communities which I have mentioned in this statement, I 
believe that, as far as the city of Chicago is concerned, the Negroes 
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live in segregated areas, and that you have few Negroes that are living 
in white commnnities. 

Commissioner HESBURGH. Something that you indicated is taking 
place, apparently, in the suburbs of New York. They have another 
fancy tag for it. They call it "scatteration," but it pretty much boils 
down to the same thing, and apparently it comes from this legislation 
on open occupancy. If you look at a map of New York compared to 
Chicago, you will see it is much more spread out and has spread in 
recent years as compared to, say, 10 years ago, when everything was 
concentrated in Harlem. 

Mr. ALINSKY...Where you have it, Father, you have it with a con
trol factor. I have heard some testimony while I was here about the 
ratio 75-25. I haven't been present at the hearing all day, but I am 
sure figures have been dropped here and there-a so-called ratio that 
almost seems to come about by itself, but, where you have it, you have 
a control factor. Now, you have a subdivision in Palo Alto where you 
have a percentage basis, but this private real estate operator has con
trol of these houses. As a matter of fact, some of your most prominent 
Negro leaders in California own homes in this particular section, but 
the basic problem we are faced with, or you will have this kind of 
integration in certain Government operations where the Government 
has control, but what we are faced with is trying to develop some kind 
of a voluntary control in most of these communities which have home
ownership, and there is no single control that says the figure will be 
so much, or we will permit so many Negroes and hold the figure at 
this point. 

Commissioner HESBURGH. But you haven't in mind any voluntary 
organization that now exists except whatever spirit there might be 
which could be canalized into this kind of action? 

Mr. ALINSKY. You put me in a very difficult position. I am aching 
to answer you, and yet, for organizational reasons in terms of our own 
work, I am compelled to-

Commissioner HESBURGH. Let's just pass it, then. 
Governor Battle? 
Commissioner BATILE. No; I was thinking along the same lines 

Father Hesburgh was-the theory that may be very attractive to 
some people-but I just cannot visualize the implementation of it 
except in a housing development, or something of that sort but, in a 
block where you have all home O\Vnership, who is to say that you have 
any quotas in that block ? You talk about establishing a, quota . Who 
is to say what that quota means ; that one family, two families, or a 
dozen families wouldn't have a perfect right to come in and break 
that quota? It is a little difficult for me to visualize it. Maybe I don 't 
have sufficient imagination. 
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Mr. ALINSKY. "'\Vell, if you have a community that is pretty strongly 
-organized-and there are such things as very strongly organized com
munities-they can pretty much control what goes on in the area. 

Commissioner BATTLE. I understood you to say the communities in 
Chicago are very strongly organized and no commmunity wants Ne
groes in it. 

Mr. ALrNSKY. I wouldn't say they are strongly organized. You 
have a communi ty life which is organized and which is more than you 
have in New York. You are starting from zero-I'll grant you 
that-but you are starting with communities. This is the only argu
ment I can advance on that. I am speaking of those white communi
ties which are immediately adjacent to the Negro community. You 
are starting with a white population which sees disaster in front, and 
sees that its community has a lifetime expectancy of maybe 2 or 3 
years in that kind of a situation. To this date, there has not been 
attempted community organization along the particular procedure 
where you are saying to people: "you have nothing to lose. You have 
everything to gain." 

Commissioner BATTLE. Suppose that community gets together and 
fixes a quota. How are they going to apply that? 

Mr. AuNSKY. How are they going to plan that? 
Commissioner BATTLE. Yes? 
Mr. ALINSKY. I don't know. I imagine they would start with some 

arbitrary figure; 7 or 8 percent, or something around there. 
Commissioner BATTLE. ·well, having done that, how are they going 

to control it ? 
Mr. ALINSKY. Well, they can control it on a basis that a well-organ

ized community can develop the facili t ies to even purchase homes. 
Let me give you a little example. Let's assume that a community is 

organized along this line. They are agreed on this procedure. A 
home comes up for sale, and they have already decided that there will 
be this number of homes offered to Negro families who will be invited 
in. They know fairly well that they can probably get a price which 
would be as good, if not even a little better, than they could get from 
certain other ;,hi te families. The Negro family would be invited in, 
and that home-well, other homes would not be offered. I am trying 
to say one home to a block, or two homes to a block. I don't know. 
In each situation it will vary, but I have found this true; that, when 
a community does get organized, and does get the power of control, 
they can figure out the ways to do these things. 

Commissioner HF.SBURGJI. "'\Ve had one such community report to 
us in New York where this blockbusting was going on, and the way 
they controlled it was to get a certain proportion of the community 
to put a sign in front of their house, "This house is not for sale." They 
were staying despite the fact there was an influx of Negroes. 
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Mr. ALINSKY. What I am suggesting here is much deeper than that. 
Commissioner HEs1mRGH. It is a positive program. 
Mr. ALrnsKY. I am suggesting a program so positive that let us go

off to the extreme, and let us assume you have an organization so strong 
that when people have homes to sell they will turn and offer those
homes to the community organization to buy; that then the commu
nity organization will have the power of selection and of distribution 
of those homes. 

Commissioner HEsBURGH. Dean Johnson? 
Dean JOHNSON. I gather from the explanation of your plan that, in 

your opinion, for the foreseeable future the differences between races 
will be an all-important one, so much so that communities will be more
concerned with those differences than possibly interests along other 
than racial lines. 

I was also very much interested in your explanation of your state
ment indicating that the members of the union got together, irrespec
tive of race, and performed some very important functions. 

I am just wondering whether your whole thesis isn't based on the 
assumption that differences between races will for the forseeable
future be the important items in people's lives and will make it diffi
cult for them to join together in a happy community along other lines 
without regard to the percentages of races that are contained therein 1 

Mr. ALINSKY. ·wen, I would like to sort of give you two answers 
to that. When you mention the fact of the whites and Negroes getting 
together in the union, you raise a whole new area, and one which I 
feel may be the key in certain respects to break the segregation pattern 
than this quota system. This quota system is strictly on a residential 
pattern at this point, but in my experience when I have seen Negroes 
and whites caught in a common crisis, which had nothing whatsoever 
to do with color, an economic crisis, a common plight; I have seen the 
lines just collapsing and I have seen a unity, a breaking down of 
prejudice, a working together, which no amount of so-called race re
lations, or approaching them on a race basis, can even come close to. 

I feel that it is unfortunate that in the city of Chicago we do not 
have a Negro community organization which can speak for the Negro, 
population. 

I would like to see that kind of a situation, and I would like to see· 
a large mass Negro community organization to be able to turn to ft. 

white community organization and say to it, "Look, you want one 
and we want two; you want three and we want four. Now, let's get 
together and pool our strength and we'll be able to get what we want 
for all of us." They could start on that basis. I have seen this again 
and again without a single thing to do with race-no concern of it, 
and they have started working on a common problem, and as they 



781 

are doing that committees have started mixing, and joint committees 
and meetings started taking place in both neighborhoods, et cetera. 
This is what is a big vacuum in the Chicago area in terms of the 
segregative power. The Negroes of the city of Chicago do not have 
a voice. They do not have an organized base in terms of their num
bers, what they represent in this city, so to speak, and to speak and 
collectively bargain for in terms of all issues including an issue 
such as this, and this would be relatively incidental to what I am 
talking to you about now. 

I know of opportunities arising where this kind of approach could 
have been made if there had been the Negro organization in terms of 
its real representation, but we don't have that here, and, frankly, I 
don't know where you have it. 

Dean JOHNSON. In connection with that, I was wondering if you 
would conceive of the possibility of a community composed of an 
indeterminate percentage in which the percentage would be un
important, but they had a common interest that had nothing 
to do with race. Is it conceivable that Chicagoans or segments thereof 
may be interested in things other than race and, for that reason want 
to be together? 

Mr. ALINSKY. Well, I would say yes, but, unfortunately, that is a 
small group of us. Let us be perfectly honest with each other. I 
would like to live in that kind of a community, but the fact is that 
most Chicagoans wouldn 't. 

Commissioner HEsBURGH. Mr. Alinsky, we are grateful for your 
fine imaginative presentation. We thought you made an excellent 
plea, and we hope when you get your plan worked out a year from 
now you let us know about it. 

Mr. JACKSON. Our next witness will be Mr. James M. Kemp, who 
is a member of the board of directors of the Chicago Federation of 
Labor. 

Commissioner HEsBURGH. Mr. Kemp, will you please proceed. 

TESTIMONY OF JAMES M. KEMP, MEMBER, EXECUTIVE BOARD, 
CHICAGO FEDERATION OF LABOR 

Mr. KEMP. Father Hesburgh and members of the Commission, my 
name is James M. Kemp. I am president of Local 189, Building 
Service Employees International Union, AFL--CIO, and member of 
the executive board of the Chicago Federation of Labor. 

I have been designated by President William A. Lee of that body 
to present the federation's view to this distinguished panel of the 
Commission on Civil Rights. 

The federation is the central body of over 350,000 trade-union mem
bers of this city. 
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The creation of this Commission is a tribute to the legislative genius 
of the American system of government. It is evidence of the desire 
of people in all sections of our country to secure information on one 
of our Nation's major social problems. '\Ve are indeed grateful for 
the opportunity to participate in the work of the Commission. 

The policies of the AFL-CIO on the question of housing are familiar 
to the members and sta ff of this Commission. vVe endorse these views 
and commend them to the study of the Commission and the Congress. 
We will attempt to follow the outline suggested by your questions in 
presenting our views. 

Public officials and others with access to the facts have supplied the 
statistics, maps, and other data which are the essential background to 
your inquiry. Undoubtedly, the Commission and its staff have noted 
the patterns of racial living in this community. This is not unique 
to Chicago, nor is it new. Social scientists have described the shifting 
pattern of Chicago's neighborhoods. The process is endless. People 
drawn to our diversified industries for jobs provide successive waves 
of tenants for dwellings in older neighborhoods near the core of our 
city. 

Earlier generations of European immigrants gave Chicago its 
unique flavor of neighborhoods. For these people, there was no doubt 
an element of discrimination in confining people from a country in 
Europe to a given territory. However, it was often a process of self
selection as ,rnll, for the native tongue and familiar customs drew 
people together. This affected the trade unions; many of our labor 
organizations originated from fraternal societies based on nationality. 
Until a few years ago, some locals of our largest unions conducted 
their business in languages other than English. 

Most of these people have become "Americanized." Their chil
dren adapted to new ways, changing their customs, their way of 
making a living, and in many cases-their names. They ,,ere thus 
absorbed into the "majority." Some obserYers complain that Chi
cago's melting pot is becoming a bland, homogenized bouillon. For 
some, there was the quiet isolation based on religion. 

Many workers who migrated to Chicago's industries could not make 
the complete adaptation to the culture "·hich surrounded them. Dif
ferences in color cannot be shed, as can a strange sounding name. 
These facts are all too familiar to this distinguished Commission. It 
is difficult to measure how much of residential segregation is voluntary. 
It is not so hard to measure the amount of discrimination based on 
race. Your maps tell the story better than any words I might put to
gether. '\Ve take sharp exception to anyone "·ho pretends that hous
ing discrimination does not exist in Chiacago. 

A slum is an evil contagion, seeking out areas of weakness. vVhile 
we in the trade union movements ha·rn been able to raise the money 
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income of our members, 'l>e find many of them unable to leave the 
social surroundings to which they migrated. Although through com
muni ty action there has developed resistance to blight, some of our 
neighborhoods are at the point of no return. Our distinguished 
mayor recogni zes this, as do the experts ·who have presented their 
testimony here. 

The Chicago F ederation of Labor has worked with all public and 
private agencies fo r slum clearance and community conservation. 
With the changes which have occurred in Chicago in the past half 
century, v-·e need the investment of much more money, brains and 
genuine social vision to meet the problems of the future. 

The Chicago F ederation of Labor has occasionally participated in 
conferences designed to promote union-sponsored, so-called middle 
income housing developments. 

The Commission has already studied these developments in New 
York. The enthusiasm for adequate housing which draws people 
together is unfor tunately dissipated by the legal and financial obstacles 
existing in Illi nois. The system of tax relief afforded by New York 
laws enacted during the administration of the late Gov. Alfred Smith 
would be very difficult to establish here. However, we are hopeful 
that the State legislature will see the value of this type of legisl ation 
in Illinois. 

\\ e, in oro-anized labor, find many positive forces on the housing 
horizon. Our city goyernment is doing much in the four major phases 
of the proo-r am to keep Chicago vital: Prevention of slums and over
crowdina, rehabilitation of basically sound structures through cooper
ation of lending institutions and municipal enforcement agencies; re
placement of badly deteriorated structures with private or public 
housing as income needs of local requirements dictate ; planning for 
redevelopment of neighborhood living. Cities can progress when its 
leadership is progressive. Organized labor in Chicago is confident 
that we have the imaginative leadership in our community to meet 
the city's problems. 

These hearings may lead to a new cooperative spirit among all the 
community forces in our city. Organized labor in Chicago realizes 
that the city is on the threshold of tremendous growth as it becomes 
one of the ,,,.orJd 's major ports. \Yorkers from all sections of the 
country will be dra,Yn here as industry takes advantage of the new 
transport facilities. Growth in terms of numbers can be meaningless 
unless there is willingness to meet the social problems which will come 
with the new residents. vVe are grateful to this Commission for re
minding us of our responsibilities. \Ve look forward to using your 
report as the basis of sound, constructive action. 

Commissioner HESBURGH. Thank you very much, Mr. K emp. One 
of the trade union representatives in New York told us that they were 
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putting some of their funds into housing as an investment. I was won
dering if any such thing was going on here in Chicago. 

Mr. KEMP. I am given to understand, Father, that the tax situation 
as established by the State of Illinois makes this almost preventative. 
As against the situation in New York where the type of rent which 
may be charged if the institutions are relative tax-free, that is rm
possible here. 

Commissioner HEsBURGH. Thank you, Mr. Kemp. 
Commissioner BATILE. No questions. 
Dean JOHNSON. No questions. 
Mr. J ACKSON. Our last witness will be Mr. A. Abbot Rosen, who is 

director of the Chicago executive offices of the Anti-Defamation 
League of B'nai B'rith. 

He will enter a statement for the American Jewish Congress and 
American Jewish Committee. 

TESTIMONY OF A. ABBOT ROSEN, DIRECTOR, CHICAGO EXECUTIVE 
OFFICES, ANTI-DEFAMATION LEAGUE 

Mr. RosEN. Thank you. I will also enter a rather lengthy state
ment of the Anti-Defamation League, and since the hour is so late, 
gentlemen, I will not attempt to read that statement in full. 

I must say I very much appreciate the fact we do have this op
portunity to appear here at this late hour, and, perhaps, to change the 
subject just slightly. 

The discussion most of the day has concerned itself with dis
crimination against Negroes with regard to housing in the city of 
Chicago. 

That, of course, is Chicago's No. 1 civil rights human relations 
problem. The matter I was to address myself to is that of housing 
discrimination against Jews, and although I do not suggest for a 
moment that the severity of the problem at all can be compared, 
nevertheless, there are certain complexities which I think very much 
bear upon the search which the Commission on Civil Rights is making 
in different parts of the country for answers to certain of these 
problems. 

With your permission, gentlemen, I shall address myself to ex
cerpts from this statement which I think may be of utmost perti
nence, and particularly in view of the late hour. 

The Anti-Defamation League of ffnai B 'rith was privileged to 
testify in your hearing at New York. At that time we outlined in 
detail the facts of discrimination in different parts of the country 
against Jews including the Chicago area, and I shall not repeat the 
details of them. Rather, I shall take a few minutes to analyze the 
import of what does go on in this country as perhaps typical of ma.ny 
metropolitan centers of the country. 
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Housing discrimination against Jews in the Chicago area is a prob
lem of substantial proportions As indicated previously, it occurs in 
all areas of the city and suburbs and in every type of housing. Equal
ly is it true that Jews can obtain housing almost anywhere in the 
Chicago area at the levels which their economic positions can command, 
despite the fact that in their search for housing they may experience 
many rebuffs because they are Jewish. 

Our concern with the problem in the Chicago area is, therefore, not 
<>ccasioned by any deprivation suffered by Jews in obtaining housing, 
but rather because the blatant practice of discrimination against Jews 
offends the dignity of the Jewish community, demeans the status of 
Jews everywhere, and, in itself, inspires the growth of prejudice 
against Jews. Further, we are concerned that the divisiveness and 
separatism developing in our communities as direct results of housing 
discrimination undermines America's democratic structure and harms 
all its people, regardless of their backgrounds. 

While Jews move freely throughout the Chicago area, there are, for 
instance, whole neighborhoods in this city in which, according to our 
information, Jews have great difficulty in obtaining housing. Also, 
there are whole suburban communities completely closed to Jews 
whereas, almost paradoxically, the suburban community next door 
may have open occupancy with respect to Jews. 

There are countless islands of discrimination in the city itself, such 
as individual apartment buildings which maintain a discriminatory 
policy toward J e" s although other apartment buildings in the area 
follow no such practice, the apartment building next door, or on the 
next street. 

In Chicago, as elsewhere, I understand one of the most blatant dis
criminations against Jews are large groups of housing which are called 
cooperatives. It is our feeling one of the reasons for the growth of 
the cooperative in apartment buildings in cities such as Chicago is a 
convenient device to keep out Jews. In a cooperative there is a so
called board approval policy which I will discuss later where one per
son can blackball a prospective new owner. In the case of a building 
which is closed to Jews, you may have an agent who will let one slip 
by. A lease is signed, and that's it. 

Perhaps the best illustration of the complexity of the process of 
discrimination in housing as exercised against Jews is to be found in 
-our northern suburbs. Over the past 10 years, Jews in increasing 
numbers have moved into these areas almost entirely without incident 
-or tension situations, quite different, of course, from the experience 
of Negroes who have moved to new areas. At the same time, the 
increasing number of Jews seeking housing in these communities has 
brought to the Anti-Defamation League a flood of complaints of 
discrimination experienced. We find that the movement of Jews 
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into these suburban areas has been to a substantial degree by means of 
projects created by Jewish developers on the periphery of long estab
lished communities. Since Jews are accepted in these projects with
out discrimination, while the older part of the community still remains 
largely closed to them, Jews seeking to move into the suburbs move 
around the barriers erected in the older part of the community and 
into these open projects, "·ith the result that there are created many 
Jewish enclaves on the borders of communities which have only a 
scattered few Jews living in them. 

This creates problems of school districting, community improve
ments, and tax burdens common to expanding suburbia throughout 
our country become in these communities the basis for divisiveness 
along religious lines, a development that does not occur in those 
suburban areas in which housing discrimination against Jews is at 
a m11111num. 

A bond issue for a new school, in other words, may be determined 
not on the basis of the need of the total community for the school 
but whether it is going to be for Jewish kids from the project, or 
whether the school, on the other hand, is going to be one in an area 
which is attended by the children of the older residents. 

There are similar complexities in the matter of cooperatives, as I 
suggested, gentlemen, and I want to address myself to this matter 
for just a moment. In one of the Chicago newspapers, and this is 
by no means an indictment of the newspaper which is performing its 
function, but one of the newspapers which cnrries the largest amount 
of classified advertising-, there are in it in the course of a year literally 
hundreds of ads, classified ads, for the sale of cooperative apartments 
with the expression "board approval." Of course, all cooperative 
apartments have to be sold with board approval. However, ,ve have 
come to learn these two extra words, and they are extra-they cost 
more money-have but one meaning: No Jews. They sio-nal to both 
the Jew, the sophisticated Jew who has learned that he shouldn't 
waste his time trying to rent that apartment, and, perhaps, more 
importantly, the expression "board approval" has come to be regarded 
in certain quarters as an indicia of prestige of the building. In other 
words, "vVe are advertising not only the physical characteristics of 
these apartments, but at the same time we are signaling that you have 
no Jewish neighbors." This, gentlemen, we regard as a very, very 
distressing development. 

Since I have been requested to close shortly, I would like to con
clude with these few observations. 

We do feel that one of the most flagrant results of this process of 
discrimination against Jews, who we say are not denied housing in 
general, but one of the flagrant results is the impulse of self-ghetto
ization, in other words, Jews are human like anybody else, and they 
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are going where they are going to be received well, where they will 
be comfortable. Je;,s do that. vVhat happens in these new develop
ments that I have described, for instance a large number of Jews 
will move in. There will be non-Jews in the neighborhood. They 
don't want to be inundated, as the expression goes, so they will move 
out, and pretty soon you will have a 100 percent Jewish neighborhood. 
Then this development will be held up as a horrible example of what 
happens when you allow Jews into the community: They just com
pletely take over the place. The overrepresentation of J e\\"S in the 
unrestricted neighborhood is made the justification for raising even 
higher the barriers in other neighborhoods. 

What are the answers to this problem, gentlemen? You have, in 
the course of your hearings in New York and in the course of your 
hearing today received many suggestions for legislation, for quota 
systems, and so forth, and I dare say that each and every one of these 
suggestions has its pertinence, and I suspect that the Anti-Defamation 
League will support in whole or in part, at least, every one of these 
imggestions made. 

However, we do feel that above and beyond legislation of the type 
described, the real nub of the problem, the nub we have to get at with 
respect to Jewish discrimination, at least, is a community's inertia, 
the perpetuation of community patterns long after the outright re
ligious bigotry which gave rise to barriers against Jews has lost its 
acceptance on the American scene. Our experience leads us to the 
conclusion that responsible for this problem are not only property 
owners and the real estate firms who act for them, but as well the 
leadership of the community-government officials, newspaper pub
lishers, the religious and civic figures who fail to exercise their roles 
as opinion molders, accepting an outmoded "way of life" for their 
community. 

We have the community slavish conformity: Just because Jews 
didn't live here 30 years ago, Jews will not live here today, and people 
who are putting their homes on the market almost thoughtlessly will 
indicate they don't want Jews as purchasers. 

Real estate operators will regard this or that community as closed or 
almost closed to Jews without taking any initiative or leadership to 
give themselves new business and new markets, if you will, gentlemen. 

A village president of one of the suburbs responded to our testimony 
in New York with respect to the Chicago area by saying it was not 
true that there was discrimination in their communities, a response 
which showed sensitivity of this type of criticism. 

With a certain amount of response by these people as well as these 
various other actions and panaceas which have been suggested, we feel 
the problem of the Jewish community in this respect will be consider-
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ably eased, and to the extent that its problem will ease, so will the 
American problem be eased. 

Thank you very much. 
Commissioner HEsnuRGH. Thank you, Mr. Rosen. 
Don't you feel that the problem of discrimination is part of the 

total fabric? You are admitting it in one area and you are admitting 
it in a lot of areas. 

Mr. RosEN. I have heard that said and say it myself, and say it 
every time I get on a speaking platform. There is a great deal of 
truth to it, but at the same time, I think that the statement itself may 
not be helpful in resolving particular problems. 

I would very much agree and be in accord that when discrimination 
in America ends for the Negro, it will end for the Jew and everybody 
else at the same time. As I tried to distinguish hastily out of neces
sity, even though these matters are related, the problem of Jewish dis
crimination in housing, for instance, is considerably different than the 
problem of discrimination against the Negro, and even though in 
quality and in essence it is the same in kind, it may be quite different, 
and the immediate remedies, at least, may be different. 

Commissioner HEsnuRGH. The reason I ask that is because I think 
at times we intend to look at discrimination as only being a Negro 
problem, and I think it is far greater than that. I think it has eco
nomic repercussions of different economic groups. It can become in
volved in labor-management relations. It can be established between 
religious groups. It can arise between different sections of the coun
try, and I think it is the kind of foreclosure of open opportunity that 
we look for as being homogeneous, and we have to personally comba.t 
it in every form it appears. 

Mr. RosEN. Apropos of that, I am reminded of a reaction to the 
testimony we gave at the New York hearing. One of the communi
ties we mentioned in our northern suburbs is Kenilworth which has, 
as far as we know, no Jews living within its borders, and we so named 
it. The response of the village president of Kenilworth was, "We 
have no Jews and Catholics in this community because there are no 
synagogues or Catholic churches here," as if the synagogues or Cath
olic churches were built before the people went there, or as if a Jew 
or Catholic resident of Kenilworth couldn't have gone a quarter of 
a mile across the line to attend a church, so that, certainly, in large 
part, is religious discrimination of a kind. 

Commissioner HEsnURGH. Thank you. Governor Battle? 
Commissioner BATILE. No questions. 
Dean JOHNSON. No questions. 
Commissioner HEsBURGH. I think everybody is tired, and I am sure 

that the other Commissioners would want me to thank our audience 
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for being so attentive, and thank all of our fine witnesses today who 
have come at considerable sacrifice to bring, or shed some light on this 
difficult problem. 

We will now adjourn until 9 o'clock tomorrow morning. 
(The hearing was recessed to reconvene at 9 o'clock, a.m., Wednes

day, May 6, 1959.) 
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PROCEEDIKGS 

Commissioner HESBURGII. The meeting will now come to order. 
Mr. Jackson. 

Mr. JACKSON. Our first witness this morning is Dr. Alvin Pitcher, 
representing the Church Federation of Greater Chicago. 

TESTIMONY OF DR. ALVIN PITCHER, ACCOMPANIED BY MR. 
FLETCHER, THE CHURCH FEDERATION OF GREATER CHICAGO 

Dr. PITCHER. Father Hesburgh, Mr. Storey, Dean Johnson, mem-
bers of the Illinois Advisory Committee and staff, my name is Alvin 
Pitcher. I appear before you on behalf of the Department of Citi
zenship, Education, and Action of the Church Federation of Greater 
Chicago. Representatives of Chicago's Protestant churches meeting 
as a department of citizenship, education, and action authorized me 
to make the following statement. 

I might say that this represents preliminary conclusions from a 
study which I and my associate, Mr. Fletcher, who is here with me, 
have been engaged in for some time. ,ve have a document of some 
50 pages, and we hope to have the privilege of forwarding that to 
you in due time. 

Housing continues to be the focus for personal and politictLl deci
s10ns affecting the safety, well-being and community of millions of 

(793) 
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persons in the Chicago area. Many people are not able to find or to 
afford safe and sufficient housing. Hundreds of thousands of non
whites are denied equal access to the housing that is available. Mil
lions, moving from one place to another either in search of better 
housing or because of displacement by persons or projects, seek in 
vain for a stable community in which to establish their roots. 

I3y virtue of the faith that has created and sustained them, the 
Protestant Churches must be concerned that all have access to safe 
and sufficient housing, we must have more housing. To provide 
equal access to housing will require the establishment of an open 
market in which there is freedom for anyone to buy or to rent if he 
has the financial means and the will to maintain community stand
ards. To preserve and to encourage stable community will involve 
imaginative efforts to reduce mobility and to reconsider the social 
basis for community. Any approach that attempts to meet the prob
lems only by increasing the amount of housing or only by establishing 
open occupancy, or only by a combination of these two programs ulti
mately will be insufficient, and to have safe and sufficient housing 
we must have more housing. 

In this sense we would agree with Mr. Alinsky's testimony of yes
terday, for we feel that in addition a basis for relatively stable com
munity life must be found, but as you can see, we would oppose Mr. 
Alinsky in that we think some real open occupancy provision must 
be provided by law. 

First, to supply adequate housing means to provide more and better 
housing. This means to increase the quality of the housing. Over 15 
percent of the total city housing was substandard in 1957. Four 
percent were dilapidated. The remainder were substandard because 
of the absence of private flush toilet and bath and hot running water. 
It is said that in 1957 there were 177,000 substandard units in the 
city. 

To provide adequate housing means also to increase the quantity 
of housing. It is claimed that 36,000 units are necessary in order 
t.o keep up with the population growth and 33,000 to replace those 
becoming obsolete each year. Thus, in order to maintain the housing 
standards of 1950 we should have built 69,000 units anually in the 
metropolitan area but the annual average construction from 1950 to 
1957 has actually been 43,000 units. Housing in short supply might 
also be indicated by the "available vacancy" rate. Within the city 
this was 1.7 percent in 1957, whereas from 4 to 5 percent might be 
considered to be desirable to provide some choice and to exert some 
pressure on the owners to maintain properties in good condition. 

Many factors influence the amount of new housing. An improve
ment in civil rights might help to increase the supply. It certainly 
is true that our difficulty in building low- and middle-income housing 
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affects large numbers of nonwhite residents. Indirectly, a policy 
of open occupancy might remove some of the barriers to the approval 
of land for public housing sites. Since a large percentage of the 
occupants of public housing units are nonwhites, and since they form 
a large part of the waiting list for public housing, it may be that the 
present pattern of segregation militates against the availability of 
land for public housing outside the areas of nonwhite concentration. 
Of course, there is no guarantee that open occupancy alone would pro
vide a pattern for the acceptance of public housing, particularly in 
areas in which the present income levels of the inhabitants are 
higher than those permitted in public housing. 

I might say here in parentheses that in the light of discussion with 
Mr. Rose yesterday certainly the knowledge that I have of the situa
tion would indicate that the city council and the leadership of the 
mayor are important in whether or not housing sites are in the Negro 
ghetto or outside of it, and it is certainly a hypothesis that bears much 
investigation in terms of the role of the city council in preventing or 
in boycotting any effort of the housing authority to move in any 
other direction. 

Second, we believe that there should be a program to provide equal 
access to housing. This is as much a right guaranteed by the spirit 
of the Constitution as is equal access to education. Ability to pay 
and willingness to maintain community standards should be the pri
mary if not the only determining factors in the sale and rental of 
housing units. Some will insist that they should be the only considera
tions. But as yet we are not convinced that special effort does not 
have to be taken to insure the possibility that integrated projects can 
maintain themselves. The arguments given in the brief presented to 
the Supreme Court in favor of integrated education apply to housing. 
Separate but equal does not mean equal housing. The extent to which 
inequality in housing is due to the fact of lower income among non
whites is not to be discounted. More widespread fair employment 
policies might change this situation somewhat. Nevertheless, the 
primary factor responsible for the inequality in access to housing is 
discrimination. Individuals, real estate brokers, mortgage com
panies, and developers discriminate against the nonwhites in areas 
that do not already have a good proportion of nonwhite residents. 
With a few exceptions, such a.s Lake Meadows, new private building 
in the metropolitan area is not open to nonwhites. Va.st subdivisions 
of new housing closed to nonwhites have been built. Discrimination 
in the developments could be discouraged by a positive nondiscrimina
tory policy in awarding FHA or VA mortgages, and through other 
Federal policies and Federal agencies. 

For the most part the increase in nonwhite population-about 
30,000 annually-has to find housing within the overcrowded Negro 
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gh'etto. Unless something definite is done to open up housing oppor
tunities in the whole metropolitan area, the Negro ghetto will con
tinue to increase in size, the nonwhite will continue to pay a larger 
proportion of his income for housing than the white; high rents will 
continue to force him to live with too many persons per room; with 
overcrowding the rate of deterioration will increase; then, renewal or 
redevelopment programs will displace thousands who will not be able 
to find relocation within the same area; thus, additional pressure will 
be exerted at the periphery of the nonwhite ghetto. In addition, the 
dominant acceptance of the pattern of discrimination works against 
the renewal of areas in which the more than 100,000 whites live in sub
standard housing since renewal there would open them up for non
segregated housing. 

Third, we believe that peoplE: need to live together in fairly stable 
communities. Certainly, public policies should be such as to remove 
the necessity for people to move frequently. Insofar as social forces 
can be controlled or instituted to work in this direction, we believe that 
public policy should support stable community life. The guarantee 
of social and political rights in those sections of the country from 
which the nonwhite are coming might help. An imaginative program 
to disperse the inmigration from the South might help prevent the 
pressure on metropolitan areas. Finally, the social, economic, and 
political consequences of the segregation that is characteristic of 
Chicago at present are such that all programs should seek to take into 
account the effect of policies on segregation. 

In summary, then, we seek a nationwide program that will provide 
more housing at prices all people can afford, equal access to housing, 
and policies that will prevent continued turbulent changes in the 
metropolitan areas. Such facts as we have warrant the conclusion that 
the problems are serious; that is to say, that continuing to do what 
we have been doing is not enough. Such technical knowledge as we 
possess warrants the conclusion that progress can and should be made 
"through National, State, city, and voluntary action; that is to say, 
that much more can be done. 

Thankyou. 
Commissioner llisBURGH. Thank you very much, Dr. Pitcher, I was 

curious about one of your very basic statements that we could stand 
to examine the role of the city council in site selection. I think all of 
us yesterday felt that we were getting too pat answers on why sites 
were not selected outside of the normal Negro dwelling areas, new 
areas were not opened up, and I gather, at least indirectly, from your 
remarks-

Dr. PITCHER. That was a parenthesis. I think it should be ex
plored with people who function more within the political structure 
'than I, but certainly the evidence-if you read, for example, Meyerson 
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and Banfield's book, you see the story spelled out for you, and I just 
suggest that you use it in your interrogation. 

Commissioner HESBURGII. I think it is probably a very good 
suggestion. 

A second point is that you, different from many people yesterday, 
say you think there should be some Federal policy with regard to 
FHA and VA loans. A number of real estate people said it shouldn't 
be done. I was very interested--

Dr. PITCHER. As you know, there is a debate as to whether the law 
is adequate or whether it is an adequate vehicle for the changing of 
human attitude and human behavior. There are two problems, atti
tude and behavior, prejudice and discrimination. I follow the theory 
that if you change practices, you are going to change prejudice, 
and I think we have some evidence to bear that out, and law can 
be a vehicle, I think, of the change in practice and hence the change 
in attitude. This is a theory, and I think there is some evidence to 
support it. 

Commissioner HESBURGH. I would be inclined to agree with you. 
One last thing. You say that public policy should support stable 
community life. How does public policy do this? Do you have any 
suggestions, for example, different from or contrary to what Mr. 
Alinsky said yesterday? 

Dr. PrTCIIER. Well, this is a very involved, complex issue, as you 
lmow. I th ink all public policy, where you put a public high";ay, 
for example, influences what happens to communities, and the ques
tion is whether, when these decisions are made, there is sufficient con
sideraJion taken of what happens to communities. I think the t:ame 
problem is involved in a.ny kind of abstract, open occupancy law 
that doesn't take into account what is going to happen in such a 
project as Lake Meadows, for example. We don't pretend to have 
all the technical know·ledge. But it seems to me, these three factors, 
more housing, equal access, a.11 of these take into account ,That hap
pens to community life insofar as that is possible. This means the 
ki-nd of thing that Alinsky was ta lking about, I should say. It means 
imaginative policies with regard to the whole metropolitan area, to 
encourage the dispersal of the nonwhite throughout the whole metro
politan area. 

For example, one thing that is actually being done by some of the 
church people is the establishment of a fair housing committee. This 
committee is going to try to make contact with the owner and the 
purchaser in order to make possible the entrance of nonwhites into all
white communities. This is a problem. It involves the attempt to 
build integrated communities and to do it slowly and in such a way 
that perhaps the community life can be preserved as over against the 
inundation that takes place. 
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Commissioner HESBURGH. I had the impression yesterday that one 
thing that is really crippling in the whole situation, where you get 
people all day long contradicting each other on basic policy, is that the 
basic policy is tantamount to no policy or confusion; I mean the lack 
of basic policy just leads to confusion, and I think the point you 
made, which seems to be very important, is that there must be in
volved in a community of this size, with its traditions and its complex 
of diverse minority groups and so forth, some kind of basic policy. 

Dr. PITCHER. This, of course, is debatable. We have those who 
believe when you let everyone do as he pleases there is a kind of auto
matic harmony that results. I don't follow that, and I don't think 
the committee that authorized this statement would follow this policy. 
They believe there has to be planning, at least within limits. 

Commissioner HESBURGH. It seemed to me also that some of the 
situations we studied yesterday were the result of just letting every
one do what he would like to do, and you wind up with a jungle. 

We have a new member of the Commission here this morning. 
I wanted to wait until a few more people were present to introduce 
him. This is Dean Robert Storey, of Southern Methodist Law 
School. Since he is going to be with us this morning, I thought 
perhaps he might like to present a question at this time. 

Vice Chairman STOREY. ·well , Dr. Pitcher, I noticed one thing that 
impressed me very much. I believe you indicated that the annual in
crease of the nomvhite population in the Chicago area is some 30,000 
a year, and that they were forced to go into the so-called Negro 
ghetto which is already overcrowded. That is correct, isn't it? 

Dr. PITCHER. Yes. 
Vice Chairman STOREY. You make th is significant statement: 
An imaginative program to disperse the inmigration from the South might 

help to prevent the pressure on metropolitan areas. 

I am sure you have given a great deal of study to this matter. Do you 
have any ideas about how that might be effective and in what 
practical manner it might be implemented? 

Dr. PITCHER. This, again, is not an easy problem. 
Vice Chairman STOREY. I know it is not easy. That is the reason I 

am asking you. 
Dr. PITCHER. One of the ways in which this has to be done is to 

establish throughout the whole metropolitan area the possibility for 
nonwhites to live. It is natural, if we have this closed situation, that 
they have to come to the places where they are welcome or where they 
can get housing. If we could open up, both through open-occupancy 
law and through private, voluntary actions on the part of organized 
groups of citizens to invite in and to sponsor such nonwhites as is 
possible in several areas, this might help to break the pattern. 
lmow that some people have suggested that whole programs of com-

I 
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munity recreation be granted by the Federal Government on the 
basis of whether or not their communities were open to nonwhites; 
that imaginative program of policy, both at the National, the State, 
and the city, metropolitan area level, might help. Again it is very 
difficult to pinpoint the kind of projects that might do this, but it 
seems to me we have to work in this direction, and we have to gather 
our forces, as Mr. Alinsky said, to try to effect this sort of thing. 

Vice Chairman STOREY. Is there any organized effort at this time 
among the churches or other welfare organizations? 

Dr. PITCHER. I just suggested that there is an attempt to open up 
areas such as Park Forest and other places to nonwhites--

Vice Chairman STOREY. "'iVhat I mean is, some organized committee 
or organized effort that meets the situation when they first come, or 
is there anyplace to which they may go for assistance? 

Dr. PITCHER. I am not familiar with all the materials or all the 
actions, but the Commission on Human Relations has tackled this 
and the Church Federation has a committee that works on it. I don't 
know how much success they have had. 

Vice Chairman STOREY. Thank you. 
Commissioner HEsnURGH. Dean Johnson. 
Dean JorrNSON. Dr. Pitcher, I am very much interested in two 

sugo-estions that you made, and one is your qualified endorsement 
of Mr. Alins1.7's proposal. I was wondering if you would go so far 
as to suggest perhaps some beginning point and arbitrary quota 
toward stabilizing the communities. 

Dr. PITCHER. This would only be my personal opinion, if I said 
anything on this issue. It seems to me that, at present, if you open 
up a community in Chicago, you are going to be inundated. I don't 
see much possibility unless the whole metropolitan area tackles the 
problem. The pressure, as I feel it or as I understand it from the 
reports from other people who are doing the basic research, is so 
great on the ghetto, and will increasingly be with all the demolition 
that is taking place within that area and with all the inmigration 
and increase in population, that as soon as there is an area where non
whites can move, they move. You name an area in the Chicago met
ropolitan area in which the inundation hasn't taken place, say in 
Hyde Park where I live, that this is not going to take place, but down 
in Kenwood, the only successful prevention of the inundation, as 
far as I know, is where you have big homes where you have the single
dwelling units. Where you have apartments they say they have not 
been able to stem it even with all of the effort that is going on there, 
and I think it is a real doubt as to whether that project succeeds in 
building an integrated area without the whole metropolitan area 
somehow participating in the effort to have a nonsegregated 
community. 
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Dean JOHNSON. So, in effect, you are saying that it would appear 
that some kind of a quota system would have to be used in order to 
stabilize. 

Dr. PITCHER. ,Vell, if you were to institute an open-occupancy 
law now, it seems to me that the few areas that might begin on some 
quota basis or on some effort to limit the inmigration, that they would 
not be successful. I think that this is a real problem, to mesh open 
occupancy, which it seems to me we need, with something that pre
serves communities and works against the inundation. This is not 
something you can spell out in detail. It is something that has to be 
worked out, it seems to me, with these two things in mind. 

Dean JOHNSON. Of course, I think you recognize that Governor 
Battle's next question would be: How are you going to enforce a 
quota after you establish it? Would that be just sort of a voluntary 
understanding between people in the community, all cooperating 
together? 

Dr. PITCHER. Without this, it seems to me, you wouldn't be able to 
do it, where you have single units or where you don't have some large 
control like you do at Lake Meadows. 

Dean JOHNSON. One other question. You indicated that the Fed
eral agencies might assist in this problem of site selection. That, 
unfortunately, we did not explore adequately yesterday. Do you 
think that the Public Housing Administration ought somehow to 
have an opportunity jointly to participate in site selection ? 

Dr. PITCHER. I didn't say that. It may be that some such Federal 
policy might be helpful. I said that the site selection was influenced 
by and determined by, largely, the aldermen, who are influenced, of 
course, by the people who don't want integrated housing and public 
housing, both things, in their communities, and I was only suggesting 
that if you had an open-occupancy law which opened up the whole 
city-to be sure, slowly, and with all of its problems-it might be 
easier to get public housing because you would have integration al
ready, or at least you might have the possibility of integration, and 
certainly you would have the integration in some places. This was 
the only point I was making; it might be easier to get site selection. 

Dean JOHNSON. One final question. You are aware, I am sure, 
that Federal legislation in this field is opposed in some sections of 
the country because it tends to lead away from segregation. If we 
had a Federal policy, necessarily it would have to be nationwide, 
and you would run the risk of having Federal housing or housing 
policies abandoned in a fairly large segment of the country; balancing 
that problem, would the gains that would accrue in areas such as 
Chicago outweigh the disadrnntages from possible abandonment of 
the public housing prngrams in other sections? 

Dr. PITCHER. This is a real problem. I think we always have to 
weigh these matters. It may be that the best way is to have State 
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or city legislation. The problem with State or city legislation is 
that this, then, leaves this community in a different state than in 
other communities, and over a long period of years I don't think 
we solve the problem, although I certainly admire New York and 
the other places that have gone ahead and moved into some effort 
to really meet this problem of equal access to housing. I feel very 
strongly that we must move ahead in that direction. 

Commissioner HEsnunon. Dr. Pitcher, we are very grateful for 
your coming here today. We are a little bit overtime, but I wanted 
to give Dr. Fletcher the opportunity to say something, if he would 
like to. 

Mr. FLETCHER. I would like to say, in reference to the opening up 
of neighborhoods, I think we do agree with what Mr. Alinsky sug
gested in terms of a neighborhood which is not yet open to Negro 
occupancy if the community organization would forthrigh tly open 
the .,ay voluntarily before they were forced to do so by the many 
pressures already mentioned. ,ve feel that this would be a good 
step toward progress. 

There is at least one area in the city where it is reported that the 
community organiza,tion is planning to make such an effort, and in 
order to give support to this, they have gone to the mortgage lenders 
in the area and have satisfied them for guarantees that they will not 
dry up mortgage lenders in the area no matter who lives there so long 
as the community maintains its present good standards. I under
stand that agreement has been reached and they are planning to in
vite a limited number of Negroes in, and I would say there is some 
sort of an automatic quota, as you might say, if white residents in a 
good neighborhood stay put, then you have your quota, and this is 
the type of thing rather than to set up some sort of an automatic 20, 
80, or whatever it is, which would seem to us to be more in line with 
what the committee organization should do. 

Commissioner HEsnunon. I think you both agree we need a lot 
more private leadership in this field. 

Thank you very much, gentlemen. 
Mr. JACKSON. Our next witness is Msgr. John J. Egan, director 

of the Cana Conference of Chicago and member of the Cardinal's 
Committee on Conservation. 

TESTIMONY OF VERY REV. MSGR. JOHN J. EGAN, DIRECTOR, CANA 
CONFERENCE OF CHICAGO, AND MEMBER, CARDINAL'S COMMIT
TEE ON CONSERVATION, READING THE STATEMENT OF HIS 
EXCELLENCY ARCHBISHOP ALBERT G. MEYER 

Monsignor EoAN. I have been asked to appear before you as the 
representative of His Excellency Archbishop Albert G. Meyer, in 
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order that he may convey to you some studied beliefs in the im
portant matter upon which you are deliberating. 

On ovember 14 of last year the Roman Catholic bishops of the 
United States, not for the first time, condemned segregation in all 
forms and reasserted the doctrine of the absolute equality of the hu
man being before both God and law. Yet there was a new element 
of urgency in their message when they said"* * * we hope and pray 
that responsible and sober-minded Americans of all religious faiths, 
in all areas of our land, will seize the mantle of leadership from the 
agitator and the r acist. It is vital," they observed, "that we act now 
and act decisively. All," they said, "must act quietly, courageously, 
and prayerfully before it is too late." 

The plain implication of the bishops' pronouncement is that all 
men of good will agree in principle and that the time has come to 
translate our principles into fact. It is here that difficulties make 
themselves apparent, yet the position of the bishops in their state
ment is that we must overcome the obstacles and resolve what is the 
most serious moral challenge to us who are Christians and Americans. 

How is this to be done? 
In order to answer the question, we find it helpful to examine 

where we stand in the light of history. If we do, we shall discover 
a surprising similarity between our problems today and those of the 
Reconstruction era. The Negro populations had been declared free 
and equal by Executive fiat and constitutional amendment, but no 
one at the time lmew what these words might mean in the daily life 
of men. Thirty years had to pass by between the Emancipation Proc
lamation and our invention of a system of living that was hoped 
would reconcile the realities of society with our new definition of 
the place of all men in the Republi c. 

The past decade has shown us that the ideas and practices summed 
up in the phrase "separate but equal" could not even serve a century. 
This last in the long series of racial compromises in American history 
has failed for a number of reasons. 

The collapse of the compromise solution that issued from the Recon
struction may have in great measure been due to events outside our 
Nation. The dreadful twin scourge of communism and fascism has 
recalled to all of us the precious ,,orth of the human person. "\Vhen 
in the middle of the 20th century it was often said that Negroes were 
the possessors of a kind of second-class cit izenship, we found ourselves 
denying it, for that asser tion carries wi th it the still worse one that 
there can be such a thing as a second-class human being. Ideas of 
that stamp are repugnant to us, as the Catholic bishops pointed out 
when they quoted Pius XII as saying "All men are brothered in Jesus 
Christ, for He, though God, became also man, became a member of 
the human family , a brother of all." 
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Now, in effect, a new Emancipation Proclamation has been 
promulgated. 

It might perhaps be shown that the days we are living through are 
not dissimilar to the painful and turbulent ones of the Reconstruction 
epoch. The question arises whether or not we must anticipate another 
30-year period of experiment and failure until we learn to put this 
new Emancipation Proclamation into effect. Only the yet undiscov
ered future will satisfactorily answer the question, but, if the reason
ing of the Catholic bishops be correct, we are no longer permitted to 
adopt a detached attitude of "wait and see." Otherwise it would be 
unlikely that they would say, as they did-
"* • • these problems are vital and urgent. May God give this Nation the grace 
to meet the challenge it faces. For the sake of generations of future Americans, 
and indeed of all humanity, we cannot fail." 

These exigent and prayerful words were not composed lightly, nor 
would their authors use language of such vigor unless they believed it 
is incumbent upon us to act now. 

Unhappily, many of us who have studied the problem have learned 
that it is easier to apprehend and acknowledge the moral law than to 
give it effect. Our duty appears clear enough but the means of carry
ing it out uncertain. Perhaps the remarks of the American Catholic 
bishops on how to proceed may be of use to us when they say: 

"It is a sign of wisdom, rather than weakness, to study carefully the problems 
we face, to prepare for advances, and to bypass the nonessential if it interferes 
with essential progress. We may well deplore a gradualism that is merely a 
cloak for inaction. But we equally deplore rash impetuosity that would sacrifice 
the achievements of decades in ill-timed and ill-considered ventures." 

If we are to accept this wise advice, we must attempt to establish 
what is possible to accomplish now and what is manifestly out of the 
question at this time. By so doing, we ought to be able to distinguish 
between what the bishops saw fit to call "gradualism that is merely a 
cloak for inaction" and "ill-timed and ill-considered ventures." 

In many respects the arrival of large numbers of our Negro 
cocitizens in northern cities like Chicago is akin to the coming, in 
former times, of similar numbers of persons from Europe. In both 
cases the people looked forward to a new life of social, economic, poli
tical, and spiritual progress. The European migrants of the past 
began their American adventures in national districts or ghettos. For 
a time, their lack of education and familiarity with our Nation's tradi
tions and way of life prevented them from enjoying a full measure of 
citizenship. In addition, it would not be incorrect to say that they 
suffered, to a greater or lesser extent, from social and economic disa
bilities imposed by a sometimes scornful, sometimes suspicious native 
population. These European peoples were segregated and discrim
inated against. 
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Our attention, however, ought to be drawn to the subsequent history 
of the many different European peoples who once lived in the national 
compounds that our cities enclosed. ·with the passage of time, these 
people learned the English language, they learned our laws, our social 
practices. "\Vhat is more, they equipped and trained themselves to 
occupy positions requiring high skill, professional knowledge, and 
great responsibility. In short, they began to produce a middle class 
that was capable and desirous of taking its place in the mainstream of 
American life. As this new type of person developed, the strictures 
and confining bonds of the older national communities began to dis
solve. As disabilities against persons of European ancestry faded, 
the residents of old national ghettos found they had the choice of 
remaining where they were or moving into neighborhoods and com
munities frequently designated as English-speaking or "more typically 
American." Having sati sfied the educational, social and economic 
requirements, the former European immigrant or his child was in a 
position to make the choice. The option was his; he could stay or 
leave at his pleasure. 

It is indisputable that America now boasts of many Negroes who 
have made the ascent into the middle classes. Negro college gradu
ates and professionals of every sort there is do not constitute the 
rarity they did only a short 20 years ago. As the Catholic bishops 
pointed out, there have been "great and even spectacular advances." 
It is no longer possible to speak of some distant time when there may 
be a significant number of Negroes who by education, economic posi
tion or style of life will be able to live as other American citizens 
do. We now have many such people teaching in the classrooms of 
our universities, pleading cases in our law courts, performing opera
tions in our hospitals, and in short doing work that only the highest 
intelligences most perfectly trained are capable of. 

Has this new and rapidly increasing Negro middle class been able 
to choose its place of residence as the children of our European im
migrants were able to do? Does the fully competent Negro person 
have the option we alluded to above? Unfortunately, the only 
honest answer we can give it, at best, is a qualified no. In some very 
few instances, notably where new communities have been erected in 
their entirety, Negroes have been able to purchase or rent on the same 
terms as their white fellow citizen. Yet in Chicago, as in many other 
places, we are forced to conclude such examples are distressingly 
rare. 

In our opinion, gradualism would be "merely a cloak for inaction" 
if we do not turn our immediate attention to the legitimate claim 
of middle class Negroes who wish to leave the ghetto or ethnic neigh
borhood. They have shown, like their predecessors of European ex-
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traction, that they possess the educational, social, and economic ability 
to step from the wings of our national life on to the central stage. 

·we an must wish, work, and pray for the disappearance of all 
disabling restrictions based on race, religion, and national ancestry, 
but such evils cannot easily be terminated at a stroke. We ought 
to concentrate and insist on the not inconsiderable accomplishments 
that could be ours now. 

This, it seems, is the case with residential integration. The Negro 
middle classes ought to have the choice of leaving the ethnic com
munity if they so wish, nor is it rash on our part to suggest that the 
time has come for practical measures to that end. 

We urge, 

the Catholic hierarchy said-

that concrete plans in this field be based on prudence. 

They added that: 

Prudence may be called a virtue that Inclines us to view problems In their 
proper perspective. It aids us to use the proper means to secure our aims. 

The November U)58 statement also quite correctly observed that

among a ll races and national groups, class distinctions are ineYitably made on the 
basis of like-mindedness of a community of interests. Such distinctions are 
normal and constitute a universal social phenomenon. They are accidental, 
howeYer, and a re subject to change as conditions change. 

Thus it is the restrictions against the most capable and self-reliant 
portions of the Negro population which call the loudest for remedy 
and which must be rectified most speedily. 

Although it is true there are now large numbers of Negroes in an 
economic position to leave their segregated communi t ies quite easily, 
that does not absolve us of our duty to continue to work for a complete 
desegregation. It is unthinkable that the accident of wealth and 
opportunity should serve as a criterion for enjoying the rights of 
citizenship. 

It remai ns to discuss how we might ga in the end we seek. 
Until the lute forties or early fifti es the great majority of the rising 

Negro populati on in Chicago was obliged to wedge itself in a con
fin ed territorial area the borders of which expanded but slowly. 
Beca use of the court decisions making the restrictive covenant unen
forceable and because of the quickly augmenting purchasing power of 
the Negro population, the more recent years have seen the Negro areas 
of the city grow with alacrity. There seems to be little doubt that, 
if nothi ng else, the expansion of the Negro ghetto has alleviated the 
housing shortage which has been visited on many Negroes in the city. 
It has not, we are compell ed to note, eliminated it. 

While the opportunities for Negroes to rent or purchase more 
adequate housing have increased as the substantially all-Negro areas 
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of the city have grown, there has been only the slightest observable 
diminution in the degree of racial, residential segregation. It would 
appear that most communities have made little or no effort to absorb 
a number of Negroes whose social backgrounds, occupations and 
standard of living is comparable to that of the white inhabitants. 
Where it might have been hoped that the white population would 
stay, they have fled. Some districts have even reported a total de
population and repopulation within the incredibly short space of 
24 months. 

The first Negroes to move into many of these once white communi
ties were people whose last thought was to drive the original 
inhabitants away. In many cases the first Negroes to arrive were 
individuals who wanted to leave the old ethnic community because 
they thought, and were right in so thinking, that they had much 
more in common with the people into whose neighborhoods they were 
moving. Nevertheless the old inhabitants vanished. ·worse yet, 
there have been occasional outbreaks of violence. 

The city's intense spirit of community and neighborhood has long 
enriched every aspect of its life. Frequently Chicagoans who are 
asked where they live, do not reply by naming the street their house 
is on, but by saying they are from Ravenswood, Garfield Park, or 
Chatham. vVe are a city of communities where home, church, and 
neighborhood life are remarkably important. Despite the tender 
regards and affections we bring to our community life, our city has 
been no more immune to vast and dynamic urban change than others. 
vVe, too, have been worried by the threat of physical deterioration, by 
leaping school populations, by transportation problems, by all the 
surprising and new factors that have become the usual thing in 
American urban life since ,vorld , var II's end. 

Depending on the community in question it is fair to say that our 
community life, and the confidence we once had in our communities 
has, to some extent, been shaken. Like the people in other cities all 
over the Nation we are only learning of all the complexities of co
operation and program that are necessary for safeguarding and 
improving the unique and happy design of life that is Chicago. 

If we were to say that many of Chicago's communities were un
prepared to solve this great national problem, who is to point out a 
city that was prepared? In some communities where white people 
lived a short time ago, instead of organization for constructive pur
poses, there was rumor, myth, and eventually fear finally giving way 
to panic. Some people thought that admission of a Negro into a 
heretofore white community would depress the value of their proper
ties by throwing them all on the market at once. Stories were cir
culated that if a single Negro moved into a community no matter 
how fine the individual might be, that the inhabitants would flee. 
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Under the circumstances, the white neighborhoods near the ever
growing Negro ghetto were pervaded with gloom and confusion. 
People freely predicted the present inhabitants would be gone in 2, 
5, or 10 years. As more people prophesied an inauspicious future, 
not only the communities' people but their institutions, banks, churches, 
businesses, and schools began to act as though this soothsaying was 
demonstrated fact. 

Some few involved themselves in impractical schemes to buy prop
erty lest it be sold to Negro purchasers. Others let themselves listen 
to rash and uninformed men. Most did nothing but prepare 
themselves psychologically for abandoning the various communities. 
Some began to leave even before any Negroes had come. There 
were people who spoke of communities near the Negro areas as 
"threatened," and thereby discouraged other white people from mov
ing in. The copestone of uncertainty, gloom, and confusion are the 
few individuals in the city known as "blockbusters," men who are 
accused of fostering community panic in order to manipulate real 
estate prices artificially and thereby gain a profit. 

We are, therefore, forced to the conclusion that the forebodings of 
the white population came true in a number of instances because they 
made them come true. By predicting the worst, the worst came to 
pass. Had there been cooperation between individuals, between 
churches, between business institutions; had there been planning, had 
there been constructive programming of many different kinds, we 
believe that many communities could have been stabilized so that a 
truly free market would have been created. A free market would 
have permitted the entrance into white middle class communities of 
a proportion of Negro families who could only be considered an asset 
in any neighborhood. 

These communities or individuals who have attempted to press 
on and enforce outmoded policies have discovered the price of such 
actions in the creation of a sequence of events within the commm1ity 
that leads inevitably, as we pointed out above, to its disappearance. 

Residential segregation is destructive, wasteful, nnd if the truth 
be said, the unjust processes 'Ileed not be infinite. Our course of 
action can be based on something more substantral than faute de 
rrueux. 

" * * * We hope and earnestly pray that responsible and sober
minded Americans of all religious faiths * * * will seize the mantle 
of leadership from the agitator nnd the racist" were the words of our 
bishops. This hope nnd this prayer are not extravagant. Our com
munities are capable of far seeing and united action. The indi
viduals in them, their businesses and industries, our Catholic parishes, 
the Protestant churches, the synagogues and temples have the leader-
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8hip and ability to work out a variety of forms of local cooperation 
in order to stabilize the populations, to control and guide conserva
tion and development, and to make sure Negroes of like economic 
:i.nd social backgrounds do gain admission in a manner that is har
monious, and a credit to us as Christians and Americans. 

The lynchpin of our difficulties is the acknowledgment of the inter
play of forces in our communities. The simple introduction of 
Negroes must continue to result in white depopulation, and the conse
quent enlargement of segregation, unless it is clearly understood that, 
in the community our "racial problem" is securely tied to the physical 
and social conditions, to morale, to controlling irresponsible real 
estate speculation and discriminatory financing, to all aspects of 
<'Ommunity life. 

Disunited communities that lack cohesiveness, overall organization 
of some description, and effective and informed leadership of the 
highest caliber are not capable of responding either to the impera
tives of the racial situation or of the general urban crisis tlrnt in 
fact is so closely allied to it. 

vVe cannot afford to neglect the fact that the housing shortage for 
Negroes measureably complicates our efforts toward desegregation. 
The pressure generated by the shortage results in Negroes coming 
into white areas in numbers so luge that, instead of gaining integra
tion, we discover we have merely extended the segregated enclave. 

Exactly what an "integrated" community might be, no one, we 
believe, can say with certainty. Obviously it is one in which signifi
cant numbers of people of both the major races reside. 

Among the remedies at our disposal, two recommend themselves. 
First, we must eliminate the housing shortage for Negroes. 
Secondly, we must have community organization to insure that 
Negroes do gain access to our communities, but not to the degree that 
we merely extend the boundaries of the racial ghetto. 

Our communities will, we believe, learn that they must dispose 
their human and material resources in such a fashion that they are 
the masters of the trends of the time, rather than allow circum
stances to master them. As communities gain a control over their 
own future, they shall be excellently situated for seeing to it that 
Negroes are welcomed in a number and manner that will both 
assure them continued existence and growth, and at the same time 
accord to the Negro middle classes the rights that are incontestably 
theirs. 

As times change "e must change ourselves. The older practices 
of unilateral action are not suited for this complex era. No single 
person, interest, church, or group can be the sole custodian of our 
communities. It will be necessary for repres1.mtative interests to 
discover how they can plan, work, and meet the future together. 
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"The heart of the race question is moral and religious. It con
cerns the rights of man and our attitude toward our fellow men." 
So spoke our American Roman Catholic hierarchy. And they are 
right in what they say, for there comes an end to the effectiveness of 
legislation or the value of organized action. Every person must 
inquire into the moral problem by himself, alone. Even so, it re
mains our pastoral dut.y to urge all not to postpone the inner 
examination upon which, in the last analysis, the ultimate solution 
depends. 

We should like to thank the honorable Commissioners for their 
gracious invitation to testify. We know the importance of the Com
mission's work, and only hope that our testimony will be of some 
8ervice. It is our intention to do all we can to encourage and aid 
programs of the nature we have been describing, but, as the gentle
men here know full well, the problems we face are not the sort that 
lend themselves to facile correction. Nevertheless we trust you will 
do us the kindness of repeating your visit, at which time we can 
report progress that will do honor to God and the Nation. 

Thank you very much. 
Commissioner HESBURGH. Thank you, Monsignor. We appreciate 

your coming to us from the archbishop. 
Based on your own experience, I know you have worked here for 

many years, and I gather you have a plan of action here that really 
involves community organization, getting all the forces in the com
munity to work together on what might be called a mentality that 
admits an ultimate solution and progress in this matter, and I gather 
that the archdiocese is willing to do all it can to work with everyone 
in achieving a solution, is that correct? 

Monsignor EGAN. Father Hesburgh, we certainly will. You may 
know, his eminence, the cardinal, when he was alive some 5 years 
ago, set up the Cardinal's Conservation Committee, and it is our inten
tion in a developing way to work with all the churches, all the 
institutions, in any way possible to bring about the ends we spoke 
about in the statement. 

Commissioner HESBURGH. You mention this problem ultimately 
gets back to the individual context. Yet I think in listening to the 
statement of the archbishop that the moral issues are so clear. It 
isn't the kind of an issue an individual conscience can just toy ,...-ith 
or pass over as a matter of opinion. 

Monsignor EGAN. Father, it seems that the moral law not only 
is so very clear here, but all of the great religious groups have empha
sized it time and time again, so in my mind there can be rea1ly no 
doubt or no equivocation on this point. It seems, however, as the 
archbishop pointed out in the statement, that the act of social justice 
is organization, and if the individual conscience is not going to just 
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commune with itself, it has to organize with other men of like mind, 
of like interest, to bring about the change not only in consciences but 
also of institutions because there will not, in my mind, be enough 
justice to change, as Dr. Pitcher said, the attitudes of men, but it is 
also going to be so necessary to change the institutions. It may be 
that those institutions are going to be the type of organization we 
have in the communit.y, but none the less, the individual conscience 
has to find its expression if it is going to achieve social justice in the 
bringing about of any institutions which will, please God, effectively 
solve this problem. 

Commissioner HESBURGH. We have been somewhat concerned dur
ing the hearings yesterday, at least I have, if I can speak for myself, 
at the rather widespread confusion in the total leadership of the com
munity in its approach to this one problem, attitudes of absolutely 
conflicting opinion as to what is being done, whether or not progress 
is being made, whether we are on the right path or the wrong path. 
Do you think there are enough forces in this community in which you 
have lived for so long that are capable even on the basis of private 
leadership to bring up some kind of an ultimate solution to this 
problem that will result in much more progress in the immediate 
years ahead 1 

Monsignor EGAN. Father, I doubt if his excellency would have 
sent this statement to your committee if he didn't believe that along 
with-I would say most of the people in Chicago-there are enough 
forces, there is enough capable leadership, in the churches and insti
tutions and also in the city administration, to bring about this if we 
face the problem honestly and clearly, if we bring to bear upon this 
very complex problem the principles we know so clearly, but we have 
to do it bravely, we have to do it with great courage, and as the bish
ops pointed out, we have to act now, and there are many practical 
steps which you could take now, and I think that the mantle of leader
ships, as the bishops said, cannot be given to the agitator of the races, 
but it is the responsible leadership that has to take it. 

I can understand that in a community as vast as Chicago there is 
going to be in a complex problem like this much confusion, but it 
seems that the peoples have to get to know one another. And this is 
why I think his excellency was so happy that this Commission was 
meeting here in Chicago. ,Ve have to get to talk to one another, to 
plan together, not only on the basis of the city of Chicago, but the 
whole metropolitan area and also in the local community where it 
seems, from ,,hat the archbishop said, much of the solution is going 
to depend. 

Commissioner HEsBURGH. Thank you very much. 
Dean Storey. 
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Vice Chairman STOREY. Monsignor Egan, you have a very interest
ing paper and a very fine one, of course, giving the moral principles 
involved and the history and the development, and I was particu
larly interested in your concrete suggestions. As I understand, they 
boil down to two. First, we must eliminate the housing shortage for 
Negroes; secondly, we must have community organization to insure 
that Negroes do gain access to our communities, but not to the degree 
that we merely extend the boundaries of the racial ghetto. 

Now, as I understand, thosB are your two concrete points that you 
believe are needed in this community and should be emphasized and 
brought about. Am I correct in that? 

Monsignor EGAN. I think if you look at the few words, Mr. Storey, 
right before that, you will see, among the many recommendations 
or suggestions which recommend themselves or suggest themselves 
we recommend two, and we felt-I am sure the archbishop felt that 
the basis of his paper, his statement, would be on the moral principles 
as you correctly point out. These seem to be very urgent. 

Vice Chairman STOREY. I dLd not deprecate any of the other state
ments or any of the preliminary phrases, but in trying to be helpful, 
to get down to some particular solution, I believe that you have 
concentrated on those two practical questions. 

May I say, Father Hesburgh, that I am not familiar with the testi
mony yesterday, but, if I could, I would like to explore those two 
just briefly, if I may. As you probably know, we have held two 
housing hearings since this time. 

First, let me ask you if you are familiar with some of the practical 
solutions in New York City. I am sure you are familiar with the 
conditions, but have you had a chance, or any of your associates, to 
investigate some of the, shall we say, solution measures that they have 
adopted in New York City? 

Monsignor EGAN. Certainly not as thoroughly as I would like to. 
Vice Chairman STOREY. You know generally, of course-it has 

been referred to this morning--there is legislation both on the State 
and the local level, but in addit.ion to that, may I just say this: I was 
tremendously impressed along this line. I believe they said there 
were some five ghettoes where you described one large on in Chicago, 
and their objective was (a) to cause dispersal, and that was imple
mented in a way by an interracial committee appointed by his ex
cellency, the mayor of the city of New York, and there has been a 
great deal of work done along that line with the assistance of the 
church organizations and various welfare organizations. 

First I would like to ask you, is there any over-all committee of 
that type in Chicago with some authority, may I ask? 

Monsignor EGAN. Not that I am acquainted with; not with the 
authority that I would like to see. 
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Vice Chairman STOREY. Then, secondly, another tremendous im
pression that came to us on this dispersal area and more housing to 
be available; there ,,as a young mother and a young clergyman who 
lived in a new area where some Negroes had moved in, and there is 
where the blockbusting occurred. For example, one moved in this 
area out on the fringe, and, just as soon as this house had been pur
chased, then the blockbusting effort started, and, as soon as this young 
mother and this young clergyman heard about it, they called the com
munity together and, instead of resentfulness, they decided they would 
call on this new couple that arrived, or new family, nonwhite. They 
even took them cakes and all of that., and they had an organization 
there and, instead of being panicked, they painted some signs and 
put them out in front of every house, "This house not for sale," and, 
to make a long story short, they got the blockbusters out of there, and 
they solved a local situation with the intervention of the Mayor's In
terracial Committee, with the local help. 

Now, secondly, I am struck with what you say, that it must be in
volved in particular areas. '\Ve need national policies, of course, but 
after all, as I observe, there is some local action that should be taken 
here in Chicago, as you emphasized. That is correct, isn't it? 

Monsignor EGAN. Yes, sir. 
Vice Chairman STOREY. Let me give one other illustration, and 

not by way of odious comparison, but by way of solution. Our 
second hearing was down in Atlanta in the Deep South. They had 
two or three of these ghettoes, and one of them was getting to such 
a point that it had to have more territory. It went right up to the 
white community. The Negroes wanted to buy out in the edge of 
the city an area of some 200 or 300 acres, but they were blocked 
with this situation. There had been some violence, some destruction 
of two or three houses. Under the leadership of the mayor, who is 
dedicated to a solution of this matter, he appointed three outstanding 
Negro men familiar with that area and three outstanding white men, 
and they were organized into a West Side Development League, 
and they actually went to work quietly and in a tolerant spirit and 
moved that entire community of white people who constituted what 
the mayor termed as the stopper in the bottleneck. They uncorked 
the bottleneck, and they were actually dispersed and resettled in 
other areas and thus gave an opening or an avenue, and we went 
all through that area, and we were impressed. Although they have 
what you might term as segregated housing in a particular district, 
they did solve some very, very touchy questions through community 
leadership under the sponsor hip of the mayor with local communi
ties and statewide community effort, and I was just wondering if 
such examples of that would be helpful and whether similar things 
of that type are being tried in Chicago. 
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Monsignor EGAN. I think they are very helpful, Mr. Storey, and 
I think all over the country we are finding that there are some 
intelligent and imaginative plans being worked out or being attempted, 
at least, by local community which, as we communicate with one 
another and assemble some of this knowledge, we are going to find 
that some of us may give us the solution in the particular areas of 
this very trying question. 

Vice Chairman STOREY. I gather that one of the imperative, shall 
we say, problems is community organization here, and cooperation, 
and, of course, I am sure the Federal and State are willing to co
operate, but, after all, it is a great local problem as well as a great 
national issue, is it not 1 

Monsignor EGAN. Right. 
Vice Chairman STOREY. Thank you. 
Commissioner HEsnURGH. Thank you very much. We are a little 

behind, so I am going to move on to our next speaker. 
Mr. JACKSON. The next speaker is Rabbi Richard G. Hirsch, di

rector of the Chicago Federation, Union of American Hebrew 
Congregations. 

TESTIMONY OF RABBI RICHARD G. HIRSCH, DIRECTOR, CHICAGO 
FEDERATION, UNION OF AMERICAN HEBREW CONGREGATIONS 

Rabbi HrnscH. Gentlemen, the statement that I will submit in be
half of the Union of American Hebrew Congregations has been en
dorsed by the Chicago Rabbinical Association, which is the overall 
organization of the rabbis of Chicago. 

The Union of American Hebrew Congregations is a national or
ganization, representing 575 Reform Jewish congregations in the 
United States and Canada and comprising a total membership of ap
proximately 1 million individuals. As religious Jews, we approach 
the social problems of our day from the perspective which our reli
gious tradition inculcates ,Yi thin us. Our ultimate objective is to 
bring God's heaven to earth, and thereby to establish the fatherhood 
of God and the brotherhood of men. To this end we perpetuate our 
faith, motivated by the conviction that man is a partner with God in 
the act of creation. 

vVe recognize that many minority groups, including Jews, are 
affected by discrimination in housing. "\Ve shall permit those most 
qualified to submit the factual testimony and shall confine ourselves 
to a discussion of the broader religious and moral issues and to some 
specific recommendations. 

The Central Conference of American Rabbis and the Union of 
American Hebrew Congregations have for many years manifested 
their concern in the problems of housing. At the biennial of the 
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Union of American Hebrew Congregations, held m 195-7, the fol
lowing resolution "-as adopted unanimously: 

The Union of American Hebrew Congregations herewith pledges its support 
to the principle of equal housing opportunities for all, and urges the members 
of its constituent congregations to follow nonsegregated practices in the selling, 
buying, and leasing of residential housing. By such action we will contribute 
s ignificantly to the strengthening of democracy, to the moral health of our com• 
munity, and to the realization of the prophetic principles of our faith. 

Considerable progress has been made since World vVar II in es
tablishing the right of every American regardless of race, color, creed, 
or national origin to equality before the law. In the field of educa
tion, in choice of vocation, in the right to vote, in the areas of recrea
t ion and entertainment, in almost every aspect of our civilization, 
new vistas of opportunity and creativity have been opened to minority 
g roups. 

It is, therefore, with anguish that we view the problems of racial 
discrimination in housing and see in it the repetition of the very 
conditions decried in Biblical times by Job, when he said: 

The poor of the city hide themselves together. 
From out of the populous city men groan 
And the soul of the wounded crieth out. 

Out of our "populous cities" today, "the souls of the wounded crieth 
out" a ,rnrning tha.t the housing problem threatens to destroy all the 
advances achieved by the arduous, consecrated labors of so ma,ny 
citizens. 

One notes with alarm that the description "ghetto" is increasingly 
applied to the areas inhabited by Negroes. Of all people, we Jews 
know the full implications of that term. The word originated in 
Venice, where the Jewish section was surrounded by a high ,,..all, 
and entry and exit were regulated by means of an iron gate called 
in Italian "ghetto." The policy of segregated housing in America 
has erected an iron barrier, more dangerous ev® than the Iron Cur
tain bet,Yeen East and ·west, because thereby millions of our citizens 
are deprived of their mrnlienable rights. 

The r esults have been well documented: the creation of slums; 
the ri se in juvenile delinquency, crime, disease, and racial tension; 
increa eel cost of municipal protection and supervision; destruction of 
property values ; serious intemational political ramifications ; and, 
perhaps most significant, perversion of human personality, distortion 
of indiYidual potent iality, and the loss of human values among both 
the segregated and the segregating. It is time we in the North 
learned that the d istance between Poplarville, Miss., and Trumbull 
Park in Chicago, is not so vast as some of us in our complacency 
would like to believe. 
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To ,vlrn,t avail is the principle of nonsegregated education when, 
because of segregated housing, 100,000 Negro children attend Chicago 
public schools "·here there are no white children? To what avail 
do we assure equal voting rights when, because of segregated hous
i11g, the power of the vote in local government is manipulated, 
discounted, and vitiated? To what avail do we offer minorities 
greater professional and vocational opportunities when, because of 
segregated housing, they are not able to receive the incentive nor 
reap the full fruits of their labors? To what avail do we establish 
recreation, welfare, and civic institutions to foster understanding 
when, because of segregated housing, the group which needs under
standing the most is not even able to participate? 

The historian Arnold Toynbee has propounded the "challenge and 
response" theory of history. Those civilizations survive and prosper 
which respond courageously to the great challenges of material and 
human difficulties in their environment. The leadership of our coun
try must recognize the housing problem for what it is-the crucial 
challenge to American democracy. The challenge comes to us most 
propitiously, at a time when we are so concerned with our own 
material progress that our vision of America's real goals has been 
blurred. If we succeed in our response we shall reinvigorate the 
sinews of democracy in America and propagate the spirit of democ
racy throughout the world. If we fail to find a solution for our 
race problem we shall no lo11ger be an America illumined by the 
brightness of "freedom's holy light." 

That it is possible to respond courageously to the challenge has 
been demonstrated by the experience of interracial neighborhoods 
and by new suburban interracial communities throughout the country, 
and locally by the development of the Hyde Park-Kenwood plan. 
The housing problem should be the concern of all business, vocational, 
fraternal, educational, and communal associations and institutions. 
It should be the special concern of church and synagogue, which, 
becm1se they are both symbols of morality and owners of property, 
have a unique opportunity to exert a positive and effective influence 
over their °'vn members and over the entire commtmity. Therefore, 
though the remainder of my remarks will deal with recommendations 
for this Commission on Civil Rig-hts, it ca nnot be stated too strongly 
that in the final analysis the implementation of an equitable housing 
program must be the responsibility of the citizens of our local com
munities, and this is in accord with the statement made previously 
by Mr. Storey in connection "·ith Monsignor Egan's testimony. 

Though the members of the Union of American Hebrew Cong-re
gations have not been given an opportunity to approve the specifics 
of the following, the recommendations are within the spirit and 
framework of positions taken previously. 
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RECOJ\BIENDATIONS TO THE COMMISSION ON CIVIL RIGHTS 

1. vVe urge that the proposals of the Commission on Race and 
Housing submitted in 1958 be accepted and that a President ial com
mittee be appointed with the purpose of recommending a complete 
program for the eliminat ion of discrimination in Federal housing 
and urban renewal programs. 

2. Because we believe that the shortage of proper housing is at the 
root of the housing problem, we urge Federal and local housing 
ndministrations to exercise their nuthority and influence in increas
ing the supply of public and private housing, particularly for lower 
and middle income famili es. 

3. ,ve urge all housing authorities to hold as their primary C;On
cern the welfare of the human beings with whom they dea l. The 
chnracter of Americnn communities is determined by the chnracter 
of its inhabitants, by their spiritual and moral values. A good home 
1s more thnn a shelter and a good community is more than fine build
ings. w·e urge that additional studies be made to determine the 
composition and structure of good communities. The studies should 
Reek to answer questions such as: Is it salutary for the personal 
growth of our citizens to live in areas which are homogeneous in 
racial composition or in economic-social class structurei 

4. "'e recommend that all urban renewal and community develop
ment plans be viewed from the perspective of the entire metropolitan 
community. Renewal of part of the city without consideration for 
the entire community has frequently resulted in greater hardship and 
injustice to minority groups. Therefore, every project for improve
ment must be subjected to the most comprehensive planning. In this 
connection we urge that more serious consideration be given to provid
ing adequate housing for those who are forced to vacate areas marked 
for clearance. 

5. " 'e urge a revamping of the publi c housing program. Because 
present publi c housing frequently results in the perpetuation and 
intensification of segregation, we recommend tha,t the size of any 
project be limited to no more than 300 nnits, that the structure be 
in consonan ce with the character of the other buildings in the 
neighborhood, and that the site selected be such as to permit the resi
dents to become integrated into the total community. One of the 
major objectives should be to strive for a mixed rather than a uniform 
racial community pattern. In order to stabilize the project, we urge 
that provision be made for the occupants to purchase their apartments 
if they so choose, and that financial requirements be amended to per
mit those whose incomes rise to remain in the project if they so choose. 

6. We urge the F ederal Government and its various housing agen
cies to exercise the ntmost diligence and circumspection in adhering to 
the spirit of the Constitution of the United States. The present pro-
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cedure of permitting State and local laws to determine whether or 
not the Federal Government will lend financial support and sanction 
to segregated housing, be it private or public, should be discontinued. 
Policies pursued by such Federal agencies as the Housing and Home 
Agency, the Federal Housing Administration, the Public Housing 
Administration, and the Urban Renewal Administration have sided 
and abetted discrimination. These policies should be renounced and 
clauses should be inserted in every legislation, code and policy pro
cedure committing everyone involved in the disbursement or the 
receipt of any Federal funds to observe a firm policy of no discrimi
nation. 

7. All Government officials, whether elected or appointed, should 
be encouraged to observe that some of our most prominent officials 
are themselves parties to "gentlemen's agreements." Because the Fed
eral Government has jurisdiction over the District of Columbia, it 
should set the example for all States by enforcing the laws against 
discrimination in housin.2: in Washington, D.C. 

8. Because one of the major obstacles to the purchase of homes by 
minorities is the shortage of mortgage money available to them, 
we urge that the program of the Government's Voluntary Home 
Mortgage Credit Program be expanded and that new methods be 
devised to enable members of minority groups to obtain adequate 
financing and insurance coverage. 

9. We urge this Commission to recommend the adoption of State 
and local legislation. The debate over which comes first, law or 
education, is futile. A human society needs both. 

If I might interject here, in connection with the previous testimony 
of Dr. Pitcher, I would agree with what both Dr. Pitcher and 
Monsignor Egan said, particularly from the perspective of Judaism 
which, as you know, is a religion of law, and Judaism has always felt 
that more important than what a person thinks is what he does, be
cause what he does determines in the final analysis how he will 
eventually think, and perhaps I can expand on that later. 

The experience since the 1954 Supreme Court school decision and 
the experience of fair employment practice legislation should be 
sufficient to indicate that progress in the area of civil rights must be 
directed by law. To be sure, law without community support is 
difficult to enforce, but without law education is ineffective. All 
States should be urged to adopt comprehensive legislation similar to 
that already in force in Connecticut, Massachusetts, New Jersey, New 
York, Oregon, and Washington. All cities should be urged to adopt 
legislation similar to that in force in New York City and in the 
recently approved Pittsburgh ordinance. 

10. 1V"e urge this Commission to give forthright leadership to the 
problem of community education. Many citizens have already organ-
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ized to deal with the problems. Millions more are potential allies in 
the fight against discrimination. This Commission should mobilize 
public opinion by supplying factual information and by organizing 
and coordinating all available community resources. It should exert 
its influence on real estate men, investors, mortgage companies, and 
foundations. Hearings and studies play an important role, but what 
is needed even more is inspired direction. 

The Bible tells us that when the prophet Jeremiah was confined in 
jail, and the Babylonian invaders were besieging Jerusalem• with de
feat the inevitable outcome, Jeremiah expressed his faith in the event
ual restoration 0£ his nation's independence by purchasing the deed 
for a plot 0£ land on the outskirts 0£ Jerusalem. "For thus saith the 
Lord 0£ Hosts, the God 0£ Israel: 'Houses and fields and vineyards 
shall yet again be bought in this land.'" Millions 0£ American citi
zens have been deprived 0£ their foll rights and privileges by being 
confined in their choice 0£ housing. They cannot even demonstrate 
their confidence in the eventual restoration 0£ their rights by pur
chasing a plot 0£ ground beyond their restricted area. The least that 
our Nation can do is to knock down the restrictive walls and to say in 
consonance with the prophetic vision 0£ our religious and democratic 
heritage, "Houses and fields and vineyards shall now be bought in th.is 
land." 

Commissioner HEsBURGH. Thank you very much, Rabbi Hirsch, 
and I hope you will express our thanks to the Chicago Rabbinical As
sociation for endorsing this statement. I think everyone in this room 
has been impressed this morning how the leadership 0£ our major 
faiths 0£ this community have agreed so substantially and whole
heartedly and generously on the basic, moral, and spiritual issues that 
£ace the community and the Nation in this issue we are studying. It 
would seem to me our big problem, 0£ course, is mobilizing morality 
and spiritual principles into action, and you have given us a good 
number 0£ suggestions in this regard. 

I would love to get into a discussion with you on the educative 
force 0£ law, but I am afraid that would never give us a chance to 
recess. Maybe we can do that privately. 

Rabbi Hmscu. 1.Ve have been discussing it for 3,000 years. 
Commissioner HEsBURGH. That is right. I have had a £ew years' 

work on the Torah, too. The thing I would like to do is o-ive Dean 
Storey and Dean Johnson a chance to ask a question if they would, 
because I have been monopolizing too much of the time here. 

Dean Storey, would you like to begin 1 
Vice Chairman STOREY. Rabbi Hirsch, I want to join with Father 

Hesburgh in his compliments on your paper. There is just one mat
ter I wanted to ask you about. As you know, this Commission is 
concerened with three major areas ; namely, voting, housing, and edu-



81,9 

cation. There are many others, but with the limited time we have 
confined our activities to those three. You touched on voting; that 
you seemed to think has some relationship to the problems, and you 
make this statement: "To what avail do we assure equal voting rights 
when, because of segregated housing, the power of the vote in local 
government is manipulated, discounted, and vitiated?" I would 
like for you to explain how it is manipulated and how discounted 
and how vitiated. 

You tie it into housing. Would you elaborate on that? I am very 
serious about it because we are concerned about voting and its inter
relation to housing and education, et cetera. 

Rabbi HIRSCH. I think it has been generally agreed that in those 
areas where there are solid racial communities, particularly Chicago 
where there is the Negro community, that the amount of community 
support of such things, even as the sanitary aspect of the commw1ity, 
are not always the same as they are in other areas. In other words, 
I think that because of the overall situation which he have been dis
cussing, the community's sense of responsibility toward the mainte
nance of sanitation, health, and all the other community factors which 
the community is responsible for, the community sense of responsi
bility is somehow or other not fulfilled to the same extent that it is in 
other areas. This is what I mean by saying that this results, I think, 
therefore--

Vice Chairman STOREY. Is it due in these segregated areas to the 
fact that the nonwhites do not exercise their franchise or do not 
exercise it as fully as they should, or what are the facts about it? 

Rabbi HIRSCH. As I say, I am not in a position to discuss the facts 
of the vote itself. That, of course, is another problem with which 
I am sure you are familiar, both in the South and in the North, but 
I am talking now about the effect of the vote. 

Vice Chairman STOREY. May I give you just one illustration. 
Again I refer to the situation in Atlanta, Georgia. These nonwhite 
leaders, particularly the Negro leaders, found that they had just about 
6,000 registrants, and about 4 or 5 years ago they carried on a campaign 
for 51 days to increase the voting registration among the Negroes, 
and within that 51 days they raised the voting of the Negroes from 
around 6,000 to some 27,000 or 28,000, and they take a part now in 
municipal affairs, they assert their right of suffrage. They have 
elected members of their own race to certain important boards and 
political subdivisions. Has there been anything done along that line 
since you commented on--

Rabbi HIRSCH. There are many agencies in the community, of 
course, that are working to get out the vote, and I think particularly 
in some of these areas you talk about. It seems to me I could best 
answer your basic question with the statement, if you take a look at 
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the various sections of our community, when a person is elected an 
alderman, for example, in our city council, he is elected an alderman 
of his particular ward. 

But when a person is elected from the Negro district, he is the 
Negro alderman, and I think that has a great deal to do with his total 
effectiveness and in a sense restricts his potentialities for serving 
the community because of the fact that there are the segregated 
areas, he represents a vested interest and not a community, and that 
is what I meant. 

Vice Chairman STOREY. One final question. I realize we are run
ning behind time. Is there any evidence, or are there any facts to the 
effect that the Negro is being denied the right to exercise this right 
of suffrage here in Chicago? 

Rabbi HmscH. I know of no such. 
Vice Chairman STOREY. Thank you, sir. 
Commissioner HESBURGH. Dean Johnson? 
Dean JOHNSON. No questions. 
Commissioner 1-IESBURGH. Thank you again, Rabbi Hirsch, and we 

appreciate your coming with this very fine statement. 
We have one more speaker before we have a brief recess of 5 

minutes, so you wi ll call the next speaker. 
Mr. JACKSON. Our next witness is Mr. Theodore A. Jones, president 

of the Chicago chapter of the National Association for the Advance
ment of Colored People. Mr. Jones is being accompanied by Rever
end Fuqua, the new executive director. 

TESTIMONY OF THEODORE A. JONES, PRESIDENT, AND REV. CARL 
A. FUQUA, EXECUTIVE SECRETARY, CHICAGO CHAPTER, NA
TIONAL ASSOCIATION FOR ADVANCEMENT OF COLORED PEOPLE 

Mr. J oNES. Father Hesburgh, Dean Storey, and Dean Jolrnson, I 
would like to introduce to you the executive secretary of the Chicago 
branch of the NAACP who, with your permission, will present our 
statement here this morning. I will participate in the questioning if 
there be any. 

Commissioner 1-IESBURGH. Thank you, Mr. Jones. 
Reverend Fuqua, will you go ahead now? 
Reverend F uQuA. In the establishment and the exercise of the 

rights of one citizen it is certainly necessary to consider the rights of 
all citizens. This is also true of groups of citizens. To establish 
certain rights for a group of citizens and to arbitrarily deprive 
others of that right is injustice. Probably the most nationwide ac
cepted practice of injustice and where discrimination prevails is in 
the area of housing. On the basis of testimony already presented in 
these hearings it has become evident that, to the embarrassment of 
the city of Chicago, there are many practices in the area of housing 
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which make this hearing seem as though it is coming from Arkansas 
rather than from Chicago, Ill. 

A good many citizens of Chicago who see the southern segregationist 
as a handicap to American principles and the democratic process sN, 
no farther than the nose on their face, for some of the cliche-ridden 
rationalizations that many southern exponents of school segrega,tion 
use were heard in this room yesterday. 

Legislation will not help the problem. It might slow down the progress we 
have made. Open occupancy is a myth. A law would upset the educational 
process. The reason we don't rent or sell to Negroes when there are no more 
than three to 1iYe in a block is beca use we would be subj ect to vilification. 

These a.re some of what I heard yesterday. Certain communities 
accept as neighbors, ho,vever lightly that acceptance, known racketeers 
and thugs-white, of course. 

But if a Negro of good reputation and professional standing would 
move in ,,-here a white racketeer has moved out, there would undoubt
edly be in many instances some overt demonstration of resentment. 
Actually some stalwart and intrepid real-estate dealers will deal with 
not so stalwart white men of devious repute but would not eYen con
sider selling property to a Negro of highest standing in the civic 
community. 

Most of the white citizens of Chicago and its environs decry the 
bigotry of a Faubus and the irrational thinking of many southern seg
regationists on the school question, but I wonder how much they would 
abhor the action of these persons if it were not a quest ion of schools 
in Arkansas but a question of housing in Chicago. 

Although there are some people in this area who feel that there is 
no segregation problem in housi ng in Chicago and the Negroes Ii ve 
together because they like it that way, the fact is that people like to 
live where they ,Yant to live as long as they can afford to live there. 

The fact is also that most people don't like to live in overcrowded 
ghettos. Another fact is that people who haYe any degree of dignity 
and self-respect do not like and should not have their residential op
portunities circumscribed because of their color. ·which is the more 
important consideration, for a person to be able to choose his own home 
or for a person to choose whom he sha11 have as a neighbor? 

To subscribe to a fallacious theory that a person has a right to choose 
who shall be his next door neighbor is to suggest that the prospective 
home o,rner is at the mercy of his prospective neighbors and that the 
former 's rights depend upon the latter's whims and prejudices. 

I s this democracy? 
·what has been said obviously suggests that segregation exists in 

Chicago. Chicago has progressed in many areas, but one in which 
there has been very little progress is in the area of housing opportuni
ties for a11 of its citizens. It is easy for one to point to Lake Meadows 
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or Prairie Shores as examples of Chicago's progress. It is consider
ably easier to point to the stretch of land from 18th Street on the 
north, 95th on the south, Cottage Grove on the east, and stretching 
almost to Halsted on the west, an area which is practically all Negro 
except for Lake Meadows and Prairie Shores. This does not include 
the western sections of Hyde Park, North Kenwood, or East Wood
lawn, other areas which a.re almost totally Negro in composition. The 
great south side of Chicago which had its black belt a few years ago 
now has developed into a southern shadow cast upon the city of Chi
cago. The west side of Chicago, a place where there was a.n island 
of Negroes for decades and the area around Lake, "'iV"arren, Maypole, 
Fulton, vVashington Streets, between Ashland and "'iV'estern Avenue, 
has now become another area inundated with Negroes, not of their 
own choosing, but because the pattern of housing in Chicago has so 
developed or been contrived that this has become their section. 

From Halsted to Cicero, from 22d to Fulton, Negroes live in another 
overcrowded glrntto with islands of Chicago Housing Authority 
propects and a few well kept homes. 

The expansion to the north has not been as rapid. The Negro 
area of the near North Side is still relatively constant. For the most 
part, the North and Northwest Sides of Chicago constitute the white 
side of Chicago. 

Even in the area of public housing there exists a pattern of segre
gation. Although the Chicago Housing Authority has an expressed 
policy of nondiscrimination; there are projects where Negroes do not 
live and there are others, Trumbull Park being one, where Negro 
residents are in very small numbers and have been subjected to vio
lence. No one expects the executive director of CHA to use public 
housing a.s a wedge for integration, but it certainly seems that CHA 
residential facilities should be ma.de available to anyone in any avail
able project on the strength of their application and not on the basis 
of their racial identity. 

Is it coincidence that there are no Negroes in Bridgeport homes? 
Is it coincidence that the largest number of Negro families in Lawn
dale Gardens homes at any given time has been two? Is it coincidence 
that Lefler homes has a total of 21 Negro families out of a total of 
925 units? 

Anyone, whether sociologist or realtor, who casually states that 
the segregated housing pattern simply reflects the rapid growth of 
the city and the large number of inmigrants is misinterpreting his 
facts. Perhaps it is true, as Dr. Hauser stated, that patterns of 
segregation have ne,1er bePn resPrn d for any one group of people. 
But it has also never been presen·ed for any one group of people as 
it has been for regroes. "'iYith the number of Negro families waiting 
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for CHA residences, "·hy is it that, with few exceptions, they manage 
to get into projects of the prescribed Negro areas? 

There is in existence a limited mobility for the Negro citizen of 
Chicago. He is limited to those areas which have been vacated by 
whites scurrying to the suburbs and unlimited housing opportunities 
with FHA and VA financing as an incentive. Strangely enough, 
these same opportunities are in theory available to Negroes. How
ever, because of restrictive financial institut ional practices, the Negro 
is, in fa ct, barred from entry to certain suburban areas. Although 
Mayor Daley sta ted that Chicago is not like Philadelphia with its 
white noose around the city, he omitted the fact that in the few sub
urban communities where Negroes do live they live in circumscribed 
areas, even in the area of new housing this practice is followed. 

P erhaps as a token gesture FHA-approved housing is being offered 
the Negro with an indirect "for Negro only" label by placing the 
picture of a Negro buyer on the advertisement. The message, of 
course, to most people is that this is a suburban community for 
Kegroes. This is true of Ernnston's new development, and this comes 
out of the Chicago Sun-Times, April 26. 

The city is being rej ected as a place of residence and is at the same 
time being neglected. This is obvious. Many concerned people and 
groups are sensitive to this situation, especially since the predi ction 
is that the inner city areas of large metropolitan areas, including 
Chicago, are rapidly becoming slums populated by so-called minority 
peoples. But the lack of concern on the part of many of our citizens 
is evident in their actions. The FHA-VA housing officials seem 
oblivious to this fact as they continue to pour the bulk of their financ
ing into outlying areas and restrict their buyers to white citizens 
or, as in the E vanston case, set up Negro communiti es. 

The urban renewal program is an attempt in the right d irection , 
but apparently with the ,vrong emphasis. It appears that t here is 
more concern for building homes and apartments in the city with 
the purpose of renewing the area by bringing it up to middle class 
and upper middle class status again. Very little thought seems to 
be g iven to the fact that the vast majority of those persons displaced 
by urban renewal are from the lower income groups and are minority 
peoples. "\Vhere are they to go? The result of urban renewal is 
slum rwd Negro clearance, since the bulk of these areas are inhabited 
by ~egroes. The transplanting of slums in the name of urban re
newal is a matter of semantics and geography. 

Where there did exist substandard housing in 55th and Kenwood 
in the Hyde Park urban renewal area there now exists additional 
substandard housing directly to the south and the East "\Voodlawn 
area. In the face of these circumstances, limited mobility on the part 
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of Negroes, CHA high-rise ghettoes, displaced persons via urban re
newal, increased overcrowdino-, what can be expected of persons vic
timized by such circumstances? As long as there is a pattern of 
housing which forces Negro citizens to live in circumscribed areas of 
the city, it is logical to conclude that the resultant situation will be 
overcrowding, substandard residences, increased crime and delin
quency, a general lowering of morale, a negative attitude toward 
human value and human values, and inferior education. 

No person who is exploited, rejected, and forced to live in squalor 
can be expected to have the proper regard for his own life, much less 
the life of anyone else. The wrongs which exist because of slums 
are wrongs which, for the most part, the people in those slums did 
not initiate. The vicious propaganda that instills in the minds of 
people that Negroes depreciate property values at a record rate and 
that they prefer living in ghettoes must be dispelled, especially in the 
light of evidence to the contrary. 

Park Manor, Chatham, \Vest Chesterfield, these are but few ex
amples. Absentee ownership, exploiting real estate dealers, contract 
culprits, overcrowding, the great number of migrants from southern 
areas in flight from an unjust socioeconomic system who are victim
ized by these factors; these cause depreciation. 

As long as large segments of our school population are getting their 
basic formal education in overcrowded classrooms, double shift schools, 
and in the midst of demoralized teachers, there can be no encourage
ment for the Chicago Board of Education nor the city of Chicago. 

Of the more than 25,000 students on double shift in Chicago public 
schools the vast majority of them are Negroes, and yet they represent 
the minority of public school students. \Vhy is this? Obviously 
overcrowded housing conditions lead to overcrowded schools. The 
schools with the largest enrollment of grade school students are Negro 
schools. The Board of Education of the city of Chicago figures in
dicate that the six largest enrollments in Chicago public grammar 
schools are Bryant, Doolittle, Jenner, Penn, Lawson, Hursen. These 
schools are either all Negro schools or practically all Negro with a 
scattering of white children. Four of the six are in the west side area 
which has in the past few years become another Negro ghetto. 

As of the February 1959 semester, 26,155 grade-school children in 
44 schools were on double shifts. No less than two-thirds of these 
children are Neo-roes. This certainly indicates what housing segre
gation can lead to. Not only does it create overcrowded neighbor
hoods and abundance of crime, a decay of property, but it creates 
a decline in educational standards and an unfair opportunity for 
young minds to get the proper academic and social equipment needed 
in this complex society. 
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Is it small wonder that so many Negro children drop out of school 
when they reach age 16? Is it small wonder that teachers scramble 
to get out of these schools to do their teaching under less chaotic 
conditions? Until there is a recession in the hypocritical jargon of 
so-called real estate experts who say they are for thright but who seem 
more like obdurate opportunists, there will continue to exist an im
moral housing ethic in the city of Chicago. Until there is an arrest of 
the subtle and sometimes not so subtle measures to exclude Negroes 
from the housing market, there will continue to develop a pattern of 
segregated housing which will increase the blight and ignorance in 
the city and increase the white and ignorance outside the city. This 
is an unhealthy situation and one which necessitates strong enforce
ment of Federal laws to avoid the use of Federal funds to build all
white communities. 

In spite of those who have said in this room that law is an ideal 
and not an actuality and those who employ any other irrational ex
cuse, there is need for legislation in this field. Where man refuses to 
assume his moral responsibility to society, the state has the responsi
bility to use legal means to cmb his immoral practices, \Yhether they 
be parental neglect or whether they be civic neglect. 

You may not be able to legislate moral s, but you can educate on the 
basis of legislation. The fallacy of relating Negro residence to de
cline of property values wi thout considerin(Y other variables must be 
rejected. The fears of white citizens that Negroes will invade their 
neighborhoods in hordes likened to the invasion of the barbarians in 
medieval history must be dismayed. Such fallacies and fears can 
only be rejected and di smayed through a freedom of residence policy 
in public and private housing which permits people to see for them
selves that a neighborhood " ·ill not be run don~n because a Negro 
moves in . A neighbor is a neighbor whether Negro or white. Either 
can be bad; either can be good. 

In view of previous and existing practi ces of Federal agencies to 
assume no positiYe responsibility in an attempt to elimi nate racial 
discrimination in housing, it is recommended that Federal legi slation 
in the area of housing be enacted which clearly makes racial and 
rel igious discrimination in federa ll y aided housing illegal in all cases. 
The present practice of al10\,ing homebuilders to avail th emselves of 
FHA mortgage insurance to build racially restricted housin o- as long 
as such restrictions are not recorded should be eliminated. 

Unti l the legislative brrrnch of the Government acts, the Pres ident 
should assume his responsibility and the initi ative to issue an order 
which explicitly makes it illegal to discriminate on the basis of race 
or religion in all housing programs in which the Federal Government 
is involved. 
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Urban renewal programs should be required to make available 
facilities for low income and lower middle income families as well as 
middle and upper middle income families in order to accommoda.te 
some of those displaced by slum clearance to make way for urban 
renewal and also to effect a balanced community which consists of 
people of all groups and of all socioeconomic levels. 

Instead of CHA housing being ghettoized, it ought to be integrated 
in normal communities throughout the city. Urban renewal projects 
ought seriously to consider relocating displaced persons in low density 
areas where standard housing already exists. 

It is recommended that the State and local government assume some 
legally enforceable responsibility to eliminate racial and religious 
discrimination in housing. Neither the State of Illinois nor the city 
of Chicago has enacted any law ordinance which would effectively 
lead to freedom of residence commonly called open occupancy. Al
though such enactment would not pretend to eliminate prejudice, 
it certainly would be moving in the direction of eliminating housing 
discrimination. Such a law would exist to prevent further discrim
ination in housing, to expand the Negro housing market, thereby 
decreasing overcrowding in other areas and, as an educative vehicle, 
to illustrate that people of different races can live side by side with
out incident. 

Just as many have discovered that different races can go to school 
together, fight a war together, play baseball together, and go to 
church together, so a.lso can it be discovered that the good of all seg
ments of society will be served when each is given the privilege to 
employ his full potential and to enjoy equal opportunities in all 
areas of civic life. 

A situation which stult ifies the city of Chicago such as its present 
housing structure ought not exist. ·when it is possible and in many 
insta,nces an actual fact that Negro boys and girls have no communi
cation with children of other races or religions and vice versa, that 
the level of intercultural and interracirtl communication is more often 
by TV and movie screens than in rea l experiences, then it suggests 
that we are overlooking a vast area of educational potential in terms 
of broadening the minds and st imulating the thinking of our youth. 

Although we urge a freedom -of-residence policy in private as well 
as publ ic housing, ,Ye recommend that the Federal Government set 
the example and lead t.he way. 1Vhen this is clone, the opportunities 
for all citizens to see t.lrnt open occuprwcy is not tantamount to Negro 
occupancy, but that it is an honest and democratic process which 
enables free persons to choose freely "·here they liYe, according to 
their means. 

If the Government leads the way, the private real estate dealers 
will no longer be able to use their overworked rationalizations. 

https://accommoda.te
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Eventually they will have to follow; those that won't follow will 
fade away. 

Thank you. 
Commissioner HEsnu RGH. Thank you very much, Reverend Fuqua. 

I would like to ask you a couple o:f questions that I think are reason
ably ans,Yered in your statement, but I would like to put them on 
the record more definitely. 

Do you feel that the present laissez faire approach of Federal hous
ing and financing has extended and solidified segregation in the city 
o:f Chicago? 

Reverend FUQUA. It has done so from two points of view. No. 
I, it has been concentrated in the suburban areas, and in the very 
nature of its being there it has excluded Negroes in many cases, in 
most cases, from participating in the program, and in the few in
stances \\"here this is done, where the Negro has had the opportunity 
to avail him elf of FHA, it is done in the case of this Evanston situa
tion here, in a certain area which is publicized as an area in which 
Negroes may live and avail themselves of FHA mortgage insurance. 

This does not also exclude the fact that FHA-VA opportunities, 
even within the city, are practically nil for Negro residents. Cer
tain requirements, I understand with reference to frontage, for 
example, in a sense preclude the opportunity of the Negro in the 
city of Chicago using FHA because the average city lot in the city 
of Chicago is smaller than the minimum requirement for FHA 
opportunities. 

Commissioner I-lEsnunan. One other question. There is always 
the tension between a Federal approach to a problem and a State 
and a local approach to a problem. I think we will probably agree 
on the fact there should be a total approach to the problem, looking 
at all the aspects of the problem and upholding equa.l opportunity 
under the Constitution. 

I was wondering if there was any civil rights legislation in the 
field of housing pending in either the city of Chicago or the State of 
Illi nois. 

Reverend F UQUA . In neither place. 
Commissioner HEsnuncu. Has any been discussed or proposed? 
Reverend F uQUA. In the past it has been discussed and proposed 

in Chicago, a city ordinance, but this is as far as it \Yent. The great 
city of Chicago was opposed to this. 

Commissioner HEsnunGH. The last question I have, it seems to me 
that throughout these discussions, both in our other hearings in New 
York and Atlanta and here, the most positive approach seems to 
be that we want better housing, and we want equal opportunity of 
all Americans to have better housing. I think sometimes the prob
lem becomes very emotional when it is put in terms of integrated 
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housing as such because I think the purport o:f your remarks was 
that open opportunity will give a scatteration in housing rather than 
a concentration which we now have. 

I discussed this with Roy "Wilkins when he was at our hearing in 
New York, and he seemed to agree it was six o:f one and hal:f a dozen 
o:f the other where the emphasis was placed, and I am just making 
a personal remark here. 

It seems to me in a highly charged emotional atmosphere, it is 
better to begin with things we all agree upon, and one is every Ameri
can should have equal opportunities of voting, housing, and education. 

Reverend FUQUA. I think it is a :fallacy to assume, as many, many 
people assume, that integrated housing means that Negroes are going 
to just take over. It is not so much the hope for integrated housing 
as it is the hope for free opportunities to build a home or to rent a 
home wherever one is available, regardless o:f color. 

In the very nature o:f the case this leads toward integrated 
housing. In other words, integrated housing is the effect o:f a par
t-icular situation which is begun; this is not the goal. The goal is 
to let a man live where he wants to live, if he can assume the proper 
responsibilities. 

Commissioner HESBURGH. Dean Storey, would you like to ask 
either of these gentlemen a question or two? 

Vice Chairman STOREY. Mr. Fuqua, you referred two or three 
times as to the lack o:f opportunity for financing among the nonwhite 
population. Are there any all-Negro insurance companies or banks 
that engage in real estate financing? 

Reverend FUQUA. Mr. Jones will take that. I will say this question 
was answered yesterday in the testimony--

Vice Chairman STOREY. Pardon me. 
Mr. JONES. Your question is, are there any all-Negro insurance 

companies or banks, finance, :for Negroes. There are what might 
be considered all-Negro insurance companies. They are not all Negro 
in that they insure all people, but their management is predominantly 
Negro, so for this point o:f view--

Vice Chairman STOREY. From a management standpoint. 
Mr. JONES. Yes. 
Vice Chairman STOREY. You don't need to go into it i:f it was cov

ered yesterday. I will skip over that then and then ask you this 
question: Are there any, shall we say, predominantly Negro manage
ment financial companies engaged in home financing that take, on the 
other hand, nonwhite or, rather, white applications, and do financing 
:for the white population in the housing area? 

Mr. JONES. The financial institutions I am :familiar with, this is 
mostly the kind you describe, finance on a nondiscriminatory basis. 
They certainly do offer financing to both the white and the Negro 
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market. Because of the pressures that we are discussing here today 
and yesterday, obviously they seek to lend the bulk of their facilities 
to this great need within the Negro market. 

Vice Chairman STOREY. ·what I am getting at, in another city we 
had this brought out very forcibly, that until they had strong finan
cial institutions directed principally by Negro citizens, they did 
not get the adequate financing, and I was just wondering whether 
your experience had been similar here in Chicago. 

Mr. JONES. No, and for quite a different reason. In the city of 
Chicago the bulk of the Negro savings in the form of bank savings 
and insurance company savings actually are not channeled into the 
predominantly Negro managed companies. This capital for the most 
part is concentrated in the predominantly white managed companies, 
and for these reasons it would certainly appear that these institu
tions as well ought to be nondiscriminatory in the placement of their 
funds which is one of the great social needs that they are intended to 
serve. 

Vice Chairman STOREY. Are they discriminatory in practices? 
Mr.JONES. Oh, they most certainly are, yes. 
Vice Chairman STOREY. You mean that is universal in the city of 

Chicago. 
Mr. JONES. In the city of Chicago, yes. 
Vice Chairman STOREY. Will not finance any Negro housing. 
Mr. JoNEs: It is not that they will not, but that their policy is not 

to finance until an area becomes what they consider the transition or 
becomes all Negro, stable. When this occurs, your leading financial 
institutions in the city of Chicago will then consider lending. They 
will not lend in an all-white area when the first Negro appears, no. 

Vice Chairman STOREY: Do I understand, you must ,, ait until the 
transition period before they are eligible for qualification for loans? 

Mr. JONES: Correct, and unfortunately the transition in Chicago is 
thought of not as a transition from all white to integrated, but a 
transition from all white to all Negro, and this is another fallacy in 
the transition argument, in the use of the term "transition'' in these 
hearings. This has been the inference and ,the understanding. 

Vice Chairma.n STOREY: One final question, I want to ask both of 
you if you can throw any light on it. Is there any problem about 
the Negroes' franchise in the city of Chicago? 

Mr. JONES: Voting? 
Vice Chairman STOREY: Yes, voting. 
Mr. JONES: Well, I had hoped--
Vice Chairman STOREY: Is there denial? 
Mr. JONES: No, not denial, no, no denial of the vote. The prob

lem, though, comes in connection with one of the items mentioned, 
as you were questioning I think it was Rabbi Hirsch. The matter of 
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district ward line, senatorial and other gerrymandering is a serious 
problem. Because of the concentration, the residential concentrations 
and segregation, if you will examine the ward lines and examine the 
senatorial, State and representative lines of the city of Chicago, you 
will filnd that there is an "alarming coincidence of these lines with 
this concentration, segregalted pattern of Negro living and Negro 
housing. 

Vice Chairman STOREY. May I ask one final question. What is 
the percentage of Negro registration as compared with white registra
tion i Is it as much as the white registration for voting i 

Mr. JONES: No, ilt is lower. 
Vice Chairman STOREY: Have you ever exercised any campaigns for 

further franchise of the Negroes here i 
Mr. JONES : Yes, yes, we -are. We are doing this. In fact, in the 

NAACP program this is one of the prime points in our program this 
year and last. 

Vice Chairman STOREY: Thank you. 
Commissioner HEsnURGH. I think Dean Johnson had a question 

or two. 
Dean JOHNSON. Either Mr. Fuqua or Mr. Jones, yesterday there 

was considerable testimony with respect to the effect on property by 
the inundation or influx of Negroes, and the testimony yesterday left 
the impression that it is a fact that when the Negroes moved into a 
community, the property depreciated. I would like t6 have either 
one of you comment on that. I would like to hear it. 

Mr. JONES. I would like to answer that, having some little experi
ence in real estate values in the city of Chicago. To the contrary, 
the value depreciation that is described in my experience just does not 
exist. If there is any area in our society where the pure forces of 
economics are permitted to operate, it is in this one. Certainly where 
you get an imbalance when supply and demand as exists in the 
housing market within these prescribed areas, the supply is far short 
of the demand, and very obviously, through pure economics, this 
forces up rental rates, and as any economist would support, when the 
rental rate increases, certainly the value increases, and this is true 
here, that the value of real estate does not depreciate, and certainly 
it does increase. 

Now, this does not mean that the property does not have the appear
ance of depreciation. It has the appearance of depreciation because 
of the absentee ownership, the absentee landlord who does not keep 
up his property, who doesn't do the little refinements that would give 
it the appearance of value, but from the point of view of its income 
yield, its sale price, not necessarily to the Negro alone, but the sale 
price among even speculators for these investment properties, the 
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value is up when the transition of the area from white to Negro 
occurs. 

Dean Jo1-INSON. There was some testimony that with the first 
entrance of Negroes into a community there was a tendency toward 
panic selling and persons who sell at any price that they could get 
and get out, and that to that extent there would be depreciation. Has 
that been your experience~ 

Mr. Jom:s. This panic selling that is described is rnry incidental. 
This is something that occurred in the early days, I think, of the 
transition in Hyde Park. There was some little panic selling where 
properties were sold not below value but sold at their true value. 
What has been described as depreciation really was the efforts of 
these people, and actual practice among them is to sell at true value. 
These true values were substantially below the values that were later 
established when the full transition began to occur, so it was not a 
matter of depreciation. It was a matter of the value holding steady 
in the early stages of the transition and moving upward in the later 
stages of it. 

Commissioner HESBURGH. Thank you very much, Mr. Jones and 
Reverend Fuqua. 

We a.re going to have a 5-minute recess, and it is now just about 11 
o'clock. If you will stay quiet for just a moment here, we will recess 
until 7 minutes after 11, and the first speaker will be the president 
of the Catholic Interracial Council. 

(Recess.) 
Commissioner HESBURGH. The meeting will now reconvene, please. 
Mr. JACKSON. Our next witness will be Mr. Lloyd Davis, who is 

the executive director of the Catholic Interracial Council. Mr. Davis 
will be accompanied by Mr. Emery Biro. 

Commissioner I-!Esnunan. Mr. Davis, may I say first of all that 
we are right now about 40 or 45 minutes behind, and the only reason 
we have to finish shortly after 12 is that we have the Civil Rights 
Commission meeting at luncheon and following, and some of our 
members have to get back to various parts of the country. I would 
appreciate it very much if you and the three speakers who follow 
could, rather than read your statements, give us what you think is 
the essence of them in about 10 minutes so that we would be able to 
have a little time for questioning. 

vVe have your statement totally as it is written on file, and it will 
be pa.rt of our record. I would like you to skim through and give 
us what you think is the essence. I would like to make the same 
request of the others. 
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TESTIMONY OF LLOYD DAVIS, DIRECTOR, ACCOMPANIED BY EMERY 
J. BIRO, JR., MEMBER, AND JOHN J. FARRELL, CHAIRMAN, BOARD 
OF DIRECTORS, CATHOLIC INTERRACIAL COUNCIL OF CHICAGO 

Mr. D AVIS. Father Hesburgh and distinguished members of the 
Commission, first of all, Mr. Shriver, who is president of the council, 
was suddenly called to Springfield this morning to testify in the Sen
ate in his capacity as president of the Chicago Board of Education, 
so he is deeply sorry that he could not be here in person, and so I 
shall try to take his place as best I can. 

I think first of all it is a matter of record that the Catholic Inter
racial Council of Chicago is a lay organization founded in 1946 by 
the late Samuel Cardinal Stritch and now operating under the direc
tion of His Excellency, Albert Gregory Meyer. In that Monsignor 
Egan has covered some of the moral aspects of this problem, I shall 
delete this in terms of this presentation. 

I am grateful for the opportunity today to share with the distin
guished members of this Commission the thinking of the Catholic 
Interracial Council of Chicago on the matter of housing. Housing 
is a commodity that Negroes and persons belonging to certain other 
ethnic minorities cannot purchase freely. The disadvantages under 
which minority groups labor are visible and identifiable. 

In a society infected by racial prejudice it is not surprising that 
there should be strong opposition to equal housing opportunity and 
open communities. Housing is more than physical shelter. Where 
a person lives bespeaks his social status which, broadly, he shares 
with others who occupy the same neighborhood. The neighborhood 
and the house are the locale of family life and of informal, intimate so
cial relations. To be a neighbor, therefore, is more symbolic of equal 
status than to be a coworker, fellow student, or fellow organization 
member. Open occupancy is likely to be the hardest goal for racial 
minorities to achieve. At the same time open occupancy is a crucially 
important goal. A man cannot be sn,id to be really free unless he can 
freely choose where he will live. The opportunity to compete for 
housing of one's choice is crucial to the goal of equality and freedom. 

·what do we see today in the Chicago area? 
We see in the first place some hopeful signs to the future ahead of 

us, signs that were not visible only 5 years ago, signs that put flesh 
and blood on theory and principle. 

W"e refer to the beginning of stable integration in such develop
ments as Lake Meadows, Prairie Shores, and the Hyde Park commu• 
nity. We refer to the community leadership observable today on a 
biracial basis in Chatham-Avalon. We refer to community council 
that are increasingly coming to realize that communities cannot be 
preserved on a closed door or segregated basis. 
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These are signs o:f a new awakening to sound principles in com
munity life. They are important. They are not, however, the 
complete picture. 

A Negro, Oriental, Puerto Rican, Mexican-American cannot pur
chase or rent good housing where they want and where, except :for 
the irrelevant color o:f their skin, they would be compatible with their 
neighbors. Discrimination against the nonwhite minority group in 
Chicago is severe and deliberate to the point that most o:f them live 
in neighborhoods in which there are few, if any, white residents. 
Public bodies, builders, property managers, financers, and the people 
in neighborhoods share responsibility for having built up the present 
pattern. This situation fosters hardship and bitterness between our 
people. It cannot be allowed to go unchallenged. 

Here in Chicago the overwhelming majority o:f organizations financ
ing the construction o:f housing do not lend to Negro and other 
minority group purchasers who may wish to invest in a white area. 
Real estate firms avoid showing properties in desirable areas to non
white prospective buyers. Real estate speculators-white and non
white-are able to exploit minority group tenants and buyers because 
normal market :factors are not operative where they are concerned. 

Chicago and the suburban area have been slow in recognizing the 
:full effects o:f enforced segregation. In political life there has been 
a general reluctance even to mention the topic of open occupancy. In 
many o:f our white communities near the edge o:f the expanding Negro 
population, people live in a state o:f paralyzing :fear. They :fear a 
tidal wave o:f nonwhite inmigration and because o:f this the local resi
dents scatter, selling their homes at great personal loss. Over the 
years they, the residents, gave support to self-defeating "keep out" 
movements, :frequently called improvement associations. With en
lightened leadership they might have come to understand that the 
widespread dispersal o:f Negro :families in mixed neighborhood was 
the only way to dissipate the pressure on the borders o:f the ghetto 
and thus prevent it from progressively engulfing additional 
residential blocks. 

In recent years we have also witnessed the trend in our town toward 
minority group occupancy in public housing projects and the con
centration o:f public housing in all Negro areas. The housing being 
built for low income :families-primarily public housing-is not only 
insufficient in quantity, but is also contributing to the maintenance 
o:f the segregated pattern o:f living. Let me illustrate this by what 
has happened to public housing in Chicago. 

The Chicago Housing Authority, which operates under a policy of 
nondiscrimination with respect to tenant selection, about 10 years ago 
abandoned :further attempts to build new projects on inexpensive 
vacant land in outlying portions of the city. Why? Because the 
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.areas where such sites are located are predominantly white, and the 
present residents do not want a Housing Authority project which will 
bring in Negro neighbors. The executive director of the Chicago 
Housing Authority recently expressed his policy on new site selections 
with these words : 

We do not intend to force a p:imject upon any community. Our policy is to 
build only where projects are acceptable to the community and its leaders. 

As a result of this policy, the sites now selected for public housing 
development in Chicago are in, or on the margin of, areas which are 
predominantly occupied by Negroes. Since vacant land does not 
exist in such areas in large amounts, the sites selected have required 
the demolition of large numbers of existing structures, and the inevi
table high site costs have forced the Housing Authority into the 
construction of high-density projects, using tall elevator structures. 

Into the segregated comRlex which I have described, have flowed 
the additional problems posed as a result of slum clearance, urban 
redevelopment, and urban renewal programs. 

Moving on ha,zily, gentlemen, and trying to hit some of the high 
points: In terms of our specific recommendations within the area of 
government, we feel that there are three areas which we ought to be 
concerned with, government, community, and individual responsi
bility. In terms of government, what specifically do we have in mind. 

What recommendations can we make with respect to the problems 
cited. We believe that there is a role which government on the Federal, 
State, and local level must perform; we believe that there is a role 
which each and every community must play; and finally we believe 
that there is a role and responsibility which must be shared by each and 
every individual. Addressing ourselves to these roles and responsi
bilities and not necessarily in the order of their importance, we now 
turn our attention to government. 

First, there must be on the part of government at all levels, delib
erate and concerted attempts to approach the race relations problem 
with frankness. Second, every attempt should be made to assure that 
Federal, State, and municipal policies do not have the effect of inten
sifying the undesirable patterns of segregation. N egoes and other 
nonwhite must be given the right to be mobile, to compete for housing, 
a right essential to a democracy. This freedom to move would lessen 
overcrowding, reduce the size of the all Negro neighborhood and allow 
individual Negroes to live in neighborhoods with people of roughly 
the same economic background. 

The following specific points should be considered by governmental 
agencies on the Federal, State, and municipal level: 

1. The FHA and VA on the Federal level should not continue to 
underwrite developments which discriminate against nonwhites. This 
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policy of underwriting developments that would not permit the entry 
of minority group members has already caused great harm to many. 
FHA and VA, historically, have been agencies which have used their 
financial power for the extension of segregation. Such activity must 
be halted. 

2. An agency should be established which would "ork toward the 
elimination of discrimination in Federal housing and urban renewal 
programs. This agency could help to study the problems involved and 
and suggest steps to be taken. One consideration might be: 
vVhat economic inducements can we utilize to promote integrated 
developments? 

3. The Federal National :Mortgage Associa tion should he -:-:·,bled 
to purchase mortgages to under write interracial developments at 
favorable rates. 

On the State level : 
1. Fair housing legislation is helpful. The first year 's experience 

under such legislation in New York City appears to have proved that 
a combination of public policy, law, and sound administration is an 
effective instrument in eliminating discriminatory practices. 

2. State agencies should assume some responsibility in the educa
tion of people regarding integrated housing. They should encourage 
low rent and lo,v cost housing in economically heterogeneous housing 
areas. 

3. State agencies can institute inservice training programs on the 
question of racially integrated housing. If State employees have 
correct attitudes on these questions, we can expect that they will be 
passed along to the persons they are dealing with. 

On the municipal level: 
1. There should be fair housi ng legislation to supplement any State 

legislation. This would provide additional moral and persuasive force 
to such legislation. 

2. There should be constant, conscious attempt to deal with the prob
lem of segregation by all municipal agencies in the field of housing-. 
Those agencies should look upon integration as a posit ive goal wh ich 
wil1 have good effects upon the whole city. 

3. The city should take the lead in forceful discus ions with local 
private lending agencies and real estate boards. The city should 
point out the harm done to the entire community by exclusion 
practices. 

4. The Chicago Commission on Human Relations can be better and 
more effecti-rnly utilized as the official adviser to city agencies and de
partments on intergroup relations probl ems. There is no reason why 
the Commission should not have a department which addresses itself 
specifically to this problem of housing. 



836 

I will not go into the area of community organization except to say 
this is undoubtedly a vital area. In terms of individual responsibility, 
there are responsibili t ies of the white citi zens, and I ,vould like to 
mention a few with respect to our Negro citizens. Here ,ve suggest: 

(1) Recognition and understand ing of the problems faced by his 
whi te brothers-both North and South-in the restructuring of group 
relationships and the adjustment of the status quo, which is now in 
progress. 

(2) The need to assess carefully the priorities assigned to various 
kinds of effort to speed the assimilation of minority groups into the 
main stream of American society. 

It is important for Negro leaders to strive against discriminatory 
employment practices but in addition, they must allocate time and 
effort to make Negro youth aware of the new opportunities so that they 
will prepare themselves adequately to take advantage of them. 

It is important for Negro leaders to strive for desegregation in 
education but so often achievement or the lack of it by Negro students 
is not caused by the educational program of a given school. Negro 
students bring to that school the handi caps growing out of a childhood 
characterized by poverty, family instability, and inferior social status, 
the absence of adequate cultural and educational background and 
isolation from the white community. Negro leaders must turn their 
attention to these problems also. 

It does little good to champion the cause of integrated neighbor
hoods, if Negroes and/or minority group members, are not economi
cally prepared to live in such neighborhoods, or if they are not imbued 
with a spirit of pride and concern for their home environments. 

(3) Recognition tlrnt wi th increased ri ghts come increased re
sponsibilities and the re:1lization of our goal can be expedited if we 
seek improvements at every point. 

In the statement ,..-e also outlined the duties and responsibilities of 
our white citi zens, Father. 

In conclusion, the only way to restore housing as an available com
modity to minoriti es is the completr elim ination of all clements of the 
raciall y di scriminating market. The objective is to accord to all 
r egardless of race-the same right to bargain in an open market for 
-shelter, to eliminate racial restrictions or conditions in the occupancy, 
financing, and marketing of the total housing supply, new or old, 
Government aided or prirntely built. 

11e will make l itt le prog ress if we fail to grasp the full significance 
of the relernnt Supreme Court decisions of 1948 and 1954; if we fail 
to r ecogn ize the crucial role of housing in the attainment of civil 
rights; if , ,e fail to retool our thinking and actions to meet the chal
lenge of desegregation and integration in housing. 
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The difliculties and tasks \\"e face are at their least monumental. 
One fri end says they could take 50 years to implement. A nother fri end 
said about 150 years. B ut as the Catholic bi shops of the Uni ted States 
stated Inst fa ll , "The tasks \\"e face are indeed diflicul t, but hearts in
spired by Christian Joye will surmount these d ifli cul t ies." The road 
to complete integ ration of minori ty group members is a long road. 
A long journey awaits all ,d10 hope to solve these problems. Yet, 
even the longest journey must beg in ,Yith a first step. , v e hope our 
test ify ing here todr.y may be par t of that first step. 

Thank you. 
Co111:MISSIONER H ESl3URGII. Thank you very much, Mr. Davi s. ,ve 

appreciate your coming to us today. '\Vould you tell us just bri efly by 
way of information how many you have in your council here in 
Chicago ? 

Mr. D,\VIS. vVe have a paid membership of roughly 1,000 in terms of 
actual membership. 

Commissioner HESBURGII. vVould these be people across the whole 
community? 

Mr. D,\VIS. These would be a representative cross section of the 
citizens of Chicago, and of course the membership in the Council is 
not restricted to Catholics. 

Commissioner H ESBURGII. Are you related to the council in New 
York ? 

1fr. DAVIS. " ' e are one of three Catholic interracial councils now in 
existence in the United S tates. 

Commissioner H ESBURGH. Do you cooperate with other community 
agencies ? 

Mr. DA VIS. Yes. As a matter of fact, a very important part of 
our program is cooperation with other agencies in the field of inter
group relations, not only on the local level, but in terms of national 
level. 

Commissioner H ESBURGH. W e appreciate these recommendations 
which I know have come out of a good deal of experience as have those 
other recommendations we have received in the past day and a half. 

Dean Storey ? 
Vice Chairman STOREY. No. 
Commissioner H ESBURGII. Dean Johnson? 
Dean J on NSON. No. 
Commissioner H ESBURGII. Do either of you other gentlemen want 

to make a statement while you are here? 
Mr. D.\VIS. To my left, Father and gentlemen of the Commission, 

is l\fr. ,John ,J. F arrell, chairman of the board of the Catholic Inter
u tcial Council , a.nd to my right, Mr. E mery J . Biro, formerly member 
of the staff and now on the board of directors. 
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Mr. FARRELL. All I ,rnuld say, Father, is that our board represents 
business and professional and other people throughout the city, and 
the statement Lloyd read to you has been prepared vvith our full 
approval and help. These are our sentiments, the sentiments of 
all the board as well as our staff. 

Commissioner HEsBURGH. Thank you very much. 

EXCERPT FROM STATEMENT OF CATHOLIC INTERRACIAL COUNCIL NOT INCLUDED 

IN ORAL TESTH!O NY 

The Catholic Interracial Council of Chicago, founded under the direction of 
the late Samuel Cardinal Stritch, seeks-

To spread the spirit of interracial justice and charity by the personal 
example and prayers of its members until such justice and charity is 
interwoven into the daily lives of all men and institutions. 

To conduct an intensive educational program to quicken the minds and 
consciences of all citizens of our metropolitan area and to make them sensi
tive to the practical and moral facts of the racial situation in Chicago and 
in the world today. 

To develop an action program to combat discrimination against any group 
of people by working for-

(a) economic equality by securing full employment opportunities for 
all· 

('b) complete cultural development by securing full access for all to 
health, educational, and recreational facilities; and 

( c) integration in housing and neighborhoods, as the necessary con
dition to secure adequate housing for minority groups and healthful 
community life for all the people of our metropolitan area. 

To cooperate with other organizations working in the cause of interracial 
justice, including those national movements to which we can contribute 
meaningfully. 

The Catholic Interracial Council is not a council of one side against another; 
it is not a council for the advancement or protection of this people or that, 
but-to borrow the motto of one of our great foundations-it is a council for the 
advancement of man, f or the adva ncement of man in his understanding of what 
it is to be a man in himself and in others. 

As an organization of laymen we were greatly encouraged by the sta tement 
of November 14, Hl58, issued by the Catholic bishops of America. ,Ye quote 
briefly from that statement, entitled "Racial Discrimination and the Moral 
Law." 

"Our Nation now stands diYided by the problem of compulsory segregation 
of the ra ces and the opposing demand for racial justice. No region of our land 
is immune from trife and divis ion resulting from this problem. In one area , 
the key issue may concern the schools. In another it may be conflicts o,·er 
housing. Job discrimination may be th e focal point in still other sec tors. But 
all these issues have one ma in point in common. They refl ect the determina
tion of our l\egro people a nd, \Ye hope, t he oYenYhelmi ng majori ty of onr white 
citizens, to see that our colored citizens obtain full rights as giYen to them by 
God, the Creator of all, and guaran teed by the democra tic traditions of our 
Na tion. 

'"l'he heart of the race question is moral and religious. It concerns t he rights 
of man and our a ttitude towa rd onr fe llow man. If our a ttitude is goYerned 
by the grea t Chri stian law of lo,·e of neighbor and r e~pect for his rights, then 
we can work out ha rmoniously ihe techniques for making legal, educational , 
economic, and socal adjustments. But if our hea r ts a re poisoned by hatred, 
or e,·en indi fie rence towa rd the' welfare and rights of our fellow ma n, then ou r 
Na tion fa ces a gr a Ye in terna l cri sis. 

"For this reason we hope and earnestly pray Urnt responsibl e a nd . ober
minded American!< of all religious fai ths, in all a reas of our land. \\' ill seize 
the mantle of leadership from the agita tor and the racist . It is ,ita l t hat \\'e 
act now a nd act decisiYely. All must a ct quietly, courageously, and pra yerfully 
before it is too la te." 

Into t he seg-regated compl ext 'IYhich I ha Ye described ha Yc fl owed the addi
tional problems posed as a result of s ltm1 clearance, urba n rcdeYelopment, an<l 
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urban renewal programs. Old buildings are torn down, as they ~hould be, 
but minority group families do not have freedom to moYe. ~Iinority grull]l 
families spill oYer into segregated schools, recreation and hea lth facilities, 
resulting in intergroup tensions. 'l'he s trands of this Gordia n knot are the 
elements of the racially di scriminated housing market pulled tighter by 
Federal housing policies. 

A clear view of the past may sene to cast light on the future. Early housing 
students won recognition for the s lum as a social evil which must be eradicated. 
The line of attack was to reduce the gap between low incomes and the cost of 
decent housing accommodations. The depression of the early 1930's offered the 
opportunity for the advent of the public housing program. From the beginning 
the needs of .!\"egroes were given consideration, but in the North and South the 
needs were met within the framework of segregation. Even when equity was 
recognized and the disproportionate needs of Negroes given consideration, equity 
operated alongside of separation. Equal by separate prevail ed. 

Eventually, through the adoption of sounder local policy or law, a number of 
northern cities and States came to pursue nondiscriminatory tenant selection 
practices, but even here strange results occurred. Increasingly, the failure of 
overall city planning, limited site selection, racial restrictions in the rest of the 
housing supply, and now urban renewal policies have resulted in the anomaly 
of de facto segregation. "Equity" and "nondiscrimination" have not offered 
protection against racial concentration. 

With the improvement of job opportunities and increased incomes of minorities 
in the 1940's came growing recognition of the market for middle-income private 
housing. The FHA took steps to induce private builders and lenders to see the 
possibilities in this new area of operation. Unfortunately, the FHA Underwriters 
Manual accepted as public policy all the elements of the racially discrimina ting 
market, already evolved and crystallized by the private underwriting real estate 
and lending fraternity. The answer to the l\'egro housing demand was the Negro 
housing project. Like public housing, the effort of the FHA and VA program was 
to substitute the polished ghetto for the drab slum. 

The s lum clearance, urban redevelopment program of 1949 and the urban 
rene,,·al approach of 1954 turned from the piecemeal, spot, palliati\·e project to the 
communitywide attack upon the root causes of the slum. Some of our human 
relations agencies around the country quickly labeled this program as a ''threat 
and promise": promise, if the program recognized the necessity of breaking 
through the restrictions of the racially discriminating housing ma rket, but threat 
if it were used a s a substitute for racial r estrictive covenants declared illegal by 
the Supreme Court in 1948; threat if it were used to rearra nge popula tion groups 
merely in accordance with the objectives of downtown property owners associa
tions, city beautiful planners, traffic control experts, and those more interested in 
tax returns to the city rather than the improvement of the housing conditions of all 
people. 

ln Chicago we hope to reap the promise. The assembly and redevelopment of 
land are important but what happens to people is even more importan t and ca nnot 
be a n afterthought, especially, what ha ppens to the minorities. The failure to 
adopt and pursue Federal and local policies requiring that the occupancy, financ
ing, and marketing of hou sing accommodations be available to all families on t be 
same terms can only arouse opposition on the part of the minority people sup
posedly benefi ted. It will stall and thwa rt the progress of the prog-ram. 

Wi th the improvement of economic cond itions, minority population mo,·emcnts. 
and, most impor tantly, the U.S. Supreme Court decis ion of 11)5-1 banni111-: ra cial 
segregation in public schools, the day has arrived in which the right of minority 
group members to equal opportunity in t he field of housing must be reeog-nized 
as a bas ic hurnan and civil right. Access to housing- is a ci\·il right, which men 
will fight for like the right to vote, the right to enjoy nnre trictetl use of t ran::;
portatiou facilities and other public accommodations, the right to fair employ
ment opportunities, etc. 

Access to hous ing is more importantly a moral rigllt. We firmly believe 
in the fund amental truth of the uni ty of mankind , that all men a re cr0ated in 
the same image, the image of their Creator. We firmly believe in the virtue of 
justice. As Christians, we ca nnot ignore or clef~, the demands of justice a nd 
still claim to be Christian. From our point of Yi ew, this is the main concern 
of our presentation. We ca nnot ignore or defy the dema nds of justice in the 
qnes~ion of housing. As Chri stia ns ,Ye beli eYe in the virtue of chari ty , that 
quality of loYe of one another for God's sake. 

010547-tiD- - M 



840 

Mr. JACKSON. Next is Mr. Edwin C. Berry, executive director of 
the Chicago Urban League. Mr. Berry will be accompanied by Mr. 
Cobb and Mr. Holmgren. 

TESTIMONY OF EDWIN C. BERRY, EXECUTIVE DIRECTOR, CHICAGO 
URBAN LEAGUE, ACCOMPANIED BY TED COBB AND ED HOLM
GREN 

Mr. BERRY. Father Hesburgh, Dean Johnson, and Dean Storey. 
He moved on me and he was about to become Governor Battle. 

Gentlemen, in order to set the frame of reference for what I 
would like to say to you, the members of our staff have brought along 
some maps. I would ask your attention to the north of you. The 
first map that you see, the broad map, the base map, indicates the 
areas of Negro residences in Chicago and indicates something in the 
way of concentration, and what dispersement there is you can see 
for yourself. The base map represents for you the areas in city blocks 
in which there are more than 25 percent of Negro residences, and 
the total area I would suggest to you, that is darkened there in black 
and gray, would represent where 99 percent of the Negro Chicagoans 
live. 

Superimposed upon that are the red spots which indicate where-is 
that the present location ?-the present location of public housing 
projects. The next overlay indicates the areas where there are pro
posed public housing sites, and you will see very clearly there that 
most of the sites that are proposed as well as those that presently 
exist are in the areas of Negro density. 

The last overlay that we will suggest to you are the areas of rede
velopment and renewal projects, and you will see here, too, that there 
is a great influence on the areas, the conservation areas. 

Thank you very much. 
Vice Chairman STOREY. Pardon me. Father, may I ask a question? 
Chairman HEsnURGH. Surely. 
Vice Chairman STOREY. ·what is the conservation area? I wasn't 

here yesterday. Is that all right? 
Commissioner HEsBURGH. Surely; by all means. 
Vice Chairman STOREY. Those are the purple areas, blue areas? 
Mr. HoL11IGREN. These are areas which are not of slum concentra-

tion or blight or near blight and which have housing which is con
sidered to be conservable. 

Mr. 13ERRY. Thank you very much. That question was on his time, 
not mine, wasn't it ? 

F ather Hesburgh, we have submitted our report to you. It was 
somewhat voluminous, and I have no intention of reading the 60-odd 
pages that were in it. I do commend the report to you. So important 
do we consider your visit here that our research staff and our com-
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munity services staff spent a great deal of time, and there is an awful 
lot of good stuff in here. 

Commissioner IlEsmmGH. We are delighted to have it. 
Mr. 13ERRY. Thank you very much. I have no pride in authorship, 

sir. My staff did most of the work, but I did want you to have an 
opportunity to see it. 

I will make some comments in terms of summaries on some of the 
things that seem to me to be the important things to be said that have 
not already been said. We are concerned at the Urban League and in 
the Urban League program with equal access to the housing market, 
and we believe that housing should be purchased on the open market 
in accordance with the best tenets and rules of free enterprise as any 
other American commodity. I think it is totally foolish that this 
should be an American commodity which should bear a race tag. I 
do want to say to you that it is awfully good that you are here, and 
we think it is very appropriate that you are here and have decided 
to make an investigation of this, America's most segregated large city. 

We think that in this area we represent certain in the area of the 
classic in race relations. We think it is also appropriate that you are 
here representing the Federal Government in this inquiry, for the 
Federal Government has participated in the past in peddling restric
tive convenants and in some instances must share a considerable 
amount of the blame for the maps and the information which we have 
just provided you. 

One of the things in the FHA manual that we would like to call 
your attention to is the silly language in the so-called antidiscrimina
tion clauses which do not prohibit discrimination in any way. They 
simply say tha,t you can't write it down. We think this kind of 
language-and I offer here a recommendation before I get to recom
mendations, sir-should be cleaned up, and it should be said in no 
uncertain terms that the Federal Government, when it participates, is 
spending tax money, everybody's money, Negroes' money, and then 
turning around and using that same money to deny them the oppor
tunities of the programs that it is setting up. We think that that 
should be done, and we think all those weasel words in there that don't 
mean wha,t they say at all ought to come out. 

I would like to -comment, too, sir, on something that has been said 
here before, related to self-segregation of Negroes, that this happens 
in Chicago because Negroes want to live together, birds of a feather, 
and all that hogwash-is "hogwash" all right to use here~ 

Commissioner HEsBURGH. Tha,t is all right. 
Mr. BERRY. I don't want to use any wrong words, Father. It would 

seem ridiculous, if we had this kind of situation where segregation 
would take place on a voluntary basis, that we would have to have 
the kind of coalitions that we have had in the past in terms of restric-
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tive covenants and other restrictive actions, withholding of mortgage 
money, the so-called improvement associations, and the hoodlums who 
throw stones and burn down houses and attack people. It would be 
totally unnecessary that we would do these things if we had voluntary 
segregation. 

There has been a good deal of discussion here-I am looking at my 
clever ad libs. I didn't write them in order. 

vVe have heard a lot of discussion here about education is the answer 
and the people who have talked about education mostly didn't spell 
out "education at home," nor did they spell out who was going to 
do the education, and moreover, most often this concept of education 
has been used as versus legislation. 

Well, I would like to submit to you that legislation is education and 
a very important kind of education, and legislation in this area is 
needed. Someone said, "I think that the public schools ought to 
do this," and it has already been pointed out to you that most of 
our public schools in this city are segregated, and they would hardly 
be the places where good education for democratic living and demo
cratic practices could take place. 

Someone has said, "You can't legislate morality," and I would only 
call to the attent ion of the committee that maybe you can't, but in 
every instance that I know of in the Ten Commandments we have had 
need for secular law to back it up. 

Another concept that has been mentioned here that gives me some 
concern-I am sure the committee hasn't been taken in by it--but I just 
feel constrained to comment on this business of the happiness of 
Negroes, this happiness dig theory that they can't move where they 
wan t to because they ·wouldn't be happy there. 

\Vell, you know, I think you can carry happiness and concern for 
people too far, and if we carry it too far, we will happy Negroes right 
out of existence, and I think ma,ybe that is what some people had in 
mind. 

\Ve also have di scussed at great length the Lake Meadows and 
Prairie Shores situation in Chicago, and I would like to suggest to 
the committee that this is a very nice drop in the bucket. When these 
two projects are totaJiy completed, they will provide for something 
like 3,700 fami lies. A few over 3,800 families were moved out to 
make ,,ay for this nice new project. It is a demonstration in inter
racial livi ng, and for this we are grateful because there is very li tt](' 
such demonstrat ion to point to in Chicago. 

Our city is not only a segregated city from a residential point of 
view, but it is getting more segregated. We have started with a 
p remise, and I think this committee has suggested that segregation is 
a wrong a.nd an evil thing, and I would also suggest that if a little 
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bit of segregation is wrong and evil, then a lot of segregation must be 
wronger and eviler. 

Some people think that there is no problem here. I have a note 
to stop talking pretty soon, and I am sorry to deprive the committee 
-of these other thi.ngs I had to say. But I would like to go on record 
as saying this, tha.t it is axiomatic that if we have interracial violence 
in cities, we must have the ingredient of segregation, and where we 
have segregation, we find the areas where the tensions exist in the 
greatest way are on the periphery of the segregated area, the con
tained area, ,.-here those who are contained are pushing to break out, 
and those who are on the outside a.re pushing to keep them in. There
fore, if we are concerned in any sense with mainta.ining the health 
and welfare of our communities, we must break up the ghettos, be
cause if we do not, we certainly are asking for the tension. 

With only 5 minutes left I will read to you a section of this report 
and the recommendations. 

Today the Negro population of Chicago is increasing by nearly 
600 persons each week. The white population decreases by nearly 
300 persons each week. This resul ts in a yearly net population in
crease of about 16,000 persons dne to the Negro increase. 

Not free to seek housing wherever their resources or desires may 
lead them, they must crowd into those areas proscribed for Negro 
residents and continue the cycle of struggle for decent houses in a 
good environment. 

What are the conse(Juences of thi s hi storic system of residential seg
regation buttressed by code and by custom ? The hopeful Yiew is 
that Negroes who have practically always lived in America, like their 
European immigrant brothers of yesteryear, the Jev.-s, the Poles, the 
Italians and others, in two or tlll'ee generations will have acquired 
the cultural characteristics of the larger group and break away from 
the habits of their old culture. People tell us that all the problem 
needs is time, the great American melting pot will boil a\\-ay the dif
ferences for Negroes just as it did for foreigners. 

Some Negro Chicagoans are newcomers to the city, but are not im
migrants to the country. Some Negro newcomers do need to be 
helped with the urbanization process as do many whites. However, 
at this time an acculturation theory is simply not working, has not 
worked in the past, and those who control the real-estate market show 
no evidence that they intend for it to work ever. They simply equate 
Negroes with newcomers, indigents, and slwn dwellers. 

This is done to Negroes no matter how long they have lived here, 
how great their educational and cultural achievement, or their ability 
to pay. The melting pot time of acculturation theory plainly has not 
worked for Negroes in the Chicago housing market because those 
who consciously control and often purposefully manipulate this mar-
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ket have prevented Negroes from getting into the housing melting 
pot, and you can't be melted if you don't get in the pot. 

As a realistic view, the theory of the melting pot when related to 
Negroes is not substantiated by either history or presently available 
data. There is nothing statistically significant which would indicate 
the Negro concentrations will inevitably dissolve. Skin color or high 
visibility alone is one basis for another course of development. 

If I were asked to make a prognosis for the future on the basis of 
the past and present practices, I would have to say that unless the 
present picture is drastically altered, segregation in Chicago, will in
crease rather than decline. Some walls of the ghetto will show tiny 
cracks which will affect a small number of Negroes. 

I challenge all those who disagree with this miserable forecast to 
work with energy, dispatch, courage, and ingenuity to make sure that 
this forecast does not become a prophesy fulfilled, and I would love, 
Father, to have to eat crow. 

Commissioner fusBURGH. Thank you very much, Mr. Berry. 
We appreciate your work and that of your staff in giving us a fine 

piece of testimony that will be very helpful to us in the last analysis 
when we write our report for the President and the Congress. I 
think your maps and the materials you have given us will be most 
helpful. 

Dean Storey, do you have any questions 1 
Vice Chairman STOREY. No. 
Commissioner fusBURGH. Dean Johnson~ 
Dean JOHNSON. I would like to ask just one question, Mr. Berry. 

I hope you were here during the testimony yesterday and this morning 
when the question of quotas arose, the problem of how are you going 
to stabilize a changing community, and I know that the Urban League 
has branches throughout the country in the North and the South; 
some of the ablest people I know are manning those offices, and I 
would like to get your comment on this very difficult problem. 

Mr. BERRY. Well, Dean Johnson, let me indicate in the beginning 
that I think any quota is odious, and I don't know how you maintain ii. 

quota. I don't know how you do it at all, because as soon as you have
filled a quota, then you become discriminatory. As a mater of fact 7 

I think they are illegal. The Federal Government is talking about 
them, and I don't want this committee to get into trouble recom
mending anything illegal. I think that our program that must pro
ceed has to be one that is courageous, one that makes use of every 
single device of legislation and education that all of us in a collective 
sense can bring to bear on the siutation. I think that the problem 
in terms of stabilizing a community has much less to do with a quota 
than it does with the kind of efforts and education and direction and 
community action that prevents the people who are in a neighborhood 
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from making a mass exodus and staying in that neighborhood long 
enough to find out that people are people, no matter what color they 
are. 

You know, people talk about "inundation" and "invasions:' and all 
these other silly words that the real-estate men invented, their lan
guage of prejudice, you know, and it sounds as if people have no 
choice in a neighborhood, that they go to work one day, white people 
go to work one day, and while they are gone the Negroes invade, 
inundate, and take their homes and all they had to do was stay there 
in the first place, and the neighborhood would not have changed, and 
if any Negroes were there, the neighborhood would have become 
stabilized. 

We think that there must be in our collecti.ve wisdom and all the 
people who are concerned with this, in the whole United States, some 
ways to do this thing without getting ourselves in the silly pocket of 
establishing a quota. I would recommend against any kind of quota. 
I also recommend against those quotas that now exist. 

Dean JOHNSON. Just one other question. I realize the time is 
flying. But in the literature that you presented to us you had some 
descriptive material about the Trumbull Park situation. Would you 
comment briefly on that, particularly in connection with the Chicago 
Housing Authority's fulfillment of its responsibility in connection 
with this project? 

Mr. BERRY. Well, I will make a brief comment and then ask my 
housing experts if I have the technical information correct. The 
Trumbull Park situation is, of course, one of the things that every
body in the United States and most people in other countries have 
heard about, where we had interracial violence for a period longer 
than I know of anywhere in the United States, including the Civil 
War. I do not think the Public Housing Authority has exercised 
its responsibility in Trumbull Park. I do not think it has exercised 
its responsibility in Trumbull Park in terms of doing everything that 
could be done to restore law and order, nor has it done everything that 
should be done in terms of eligible Negro families gaining access 
to Trumbull Park. 

There seems to be there a quota, too, where a certain number, a 
small number, of Negro families are in there, and that the only Negro 
families that are moved in are replacement families, and in this sense 
it seems to me that a city agency has completely capitulated to the will 
of the hoodlums, and this is bad for Trumbull Park and the whole 
town. 

Is this correct, Ed? 
Mr. HoLl\1GREN. The only additional comment I would make, Dean, 

is that the Housing Authority is employing a series of special criteria 
which Mr. Rose admitted to yesterday in the selection of Negro fami-

https://collecti.ve
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lies for Trumbull Park. I don't know what these present criteria are 
today, but at one time they included that a famil y must have both a 
husband and ,Yife, be employed, ha.Ye children of a certain school age 
only, and in other " ·ords, these "ere different criteria that were applied 
than those that were applied to other families in the Trumbull Park 
project. 

Dean J onxso:-; : Thank you. 
Commissioner HESBDRGII: Mr. Berry and JI.Ir. Cobb, Mr. Holm

gren , " e appreciate very much your coming today, and thank you 
very much for the fine presentation. 

If I could intrude for just a moment, I notice that the staff director 
of the Civil Rights Commission of our home office in ·washington, 
D.C., hns arrived for the Commission meeting this afternoon, and I 
would like to introduce him to all of you and ask him if he mi ght join 
us here. l\fr. Gordon Tiffany, former attorney general of the State of 
New Hampshire and presently staff director of the Civil Rights Com
mission. ·wm you come up here, Gordon? 

Now, the next speaker. 

STATEMENT OF EDWIN C. BERRY, EXECUTIVE DIRECTOR, CnICAGO U RBAN L EAGUE. 
COMMISSION ON CIVIL RIGIITS, HEARll'i"GS ON HOUSING, MAY 6, 1050, C111C.\GO. 

ILL. 
I NTROD UCTION 

'.l'he Chicago Urban League is grateful for the invitation from the Commission 
on Civil Ri ghts to present an annlysis of the many-fncetect problems involved in 
a chieving freedom and equality of opportunity in the hou sing mnrket . 

The league is vitally concerned with the housing question. As an interracinl 
organiza tion using research and community educa tion as bas ic tools, we re;rn nl 
housing as one of the key problem areas in our city. A bas ic pa rt of the Urban 
League program, therefore, is r elated to the establishment of the principle that 
the right to secure a decent home in a decent neighborhood is a universa l right 
possessed by all-Negro and white alike. 

The Chicago Urban League believes that the fulfillment of this principle is 
not only essential to those Chicagoans now clisadrnntaged, but is ,·ital to the 
health and welfare of the entire city. 

We, therefore, present this document in hope that it "ill contr ibute to the 
achievement of a wholesome and democratic solution to Chicago's housing puzzle. 

S - ~DfARY A l'i"D RECO~DfENDATIOXS 

Chicago i. · in t rouble-serious trouble, ancl the city will not find a way out 
unless and unt il it begins to face up to the problems of providing adequate 
shelter, in a free nnd unrestricted market for the non\Yhite citizens of Chicago. 

This aspe<"t of Chicago·s overall housing program must be ca ndidly examined 
and solutio ns coura geously adva nced, which not only pro,ide the requis ite 
hon ·ing, but do so in such a manner as to facilitate the realiza tion of a "decent 
home and a sui table liYing enYironment for every American family." 

The Chi cago Urban League and many other equally concerned groups have 
attempted to point out the dangers of present policy, or lack of policy, to the 
future shape of our town. T oday, I am going to restate some facts previously 
presented by the league, and perhaps state a few new ones, in the earnest hope 
that wha t is sa id here will r esult in the desired changes in policy and practice 
at a ll leYels of goYernment. 

It is commonplace today to suggest that the kind of home and the kind of 
neighborhood in which one lives has much to do with the kind of citizen one 
becomes. 

A glance at the large map (copy appears in the appendix) I have brought 
will demonstrate th a t we have hou ing segrega tion in Chicago. You will ob-



847 

sen ·e tha t Negroes are concent ra ted in the central south s ide, the near west 
side, a nd 11 few other areas adjacent to these very large concentra tions. Seventy
fi ve percent of Chicago's Negroes live in but 7 of the 75 community areas of 
Chicago.'

'.rhe almost universal manner in which nonwhites today increase their living 
space is expansion on the periphery of the present areas of the ghetto. I say 
flatl y and ca tegorically that neighborhoods like Rogers Park, Bridgeport, New 
City, Beverly, and others which a ppear in white on the map, are closed to 
Negroes seeking to purchase or rent the basic shelter for themselves a nd their 
famili e. . Likewise, t he suburban areas around Chicago, prac tice the same kind 
of exclusion, a imed a t keeping minorities from these towns. ·wherever, Negroes 
lh·e in the suburbs they live in ghettoes. 

, ve know the socia l and economic causes and results of slums. They are 
breeding grounds for the ills of crime, poverty, disease, delinquency a nd more. 
Grea t programs are now underway, utilizing F ederal a ids in an unprecedented 
way, to eliminate this bad housing. But I must a sk if such slum clearance is 
r ea lly effective if it continues the pa ttern of s lum generation, which, in part is 
fos tered by segregation and discrimination in housing. 

Are Negro reloca tee fa milies a t liberty to ta ke a dva ntage of vacancies in Chi
cago's total housing supply ? '.!.'he a nswer is "No." Wha t thi s does to intensify 
OYercrowding and spread blight in Negro communities is obvious. 

T oday the Negro population of Chicago is increa sing by nearly 600 persons 
each week, a nd the white population decreases by nearly 300 persous each week. 
'.!.'his r esults in a yea rly net popula tion increase of 16,000 persons, due solely to 
Negro increase. Kot free to seek housing whereYer their resources or des ires may 
lead them, they must crowd into th ose a reas proscribed for Negro residence and 
continue the cycle of struggle for decent houses in a good environment. 

What a re the consequences of this historical system of residential segregation, 
buttressed by code and cus tom? The hopeful vi ew is t hat Negroes (who haYe 
practica lly a lways liYed in America), l ike their European immigra nt brothers 
of yesteryear, the J ews, Poles, Ita lians, etc., will , in two or three generations, 
haYe acquired the cultural cha racteri stics of the la rger group a nd brea k away 
from the habits of their old cul ture. People tell us that a ll the problem needs is 
time. The great American melting pot will boil away the differences fo r Negroes 
just as i t d id fo r foreigners. 

Some Negro Chicagoans a re newcomers to the city, but are not immigrants to 
t he country. Some 1\"egro newcomers do need to be helped wi th the urbanization 
vrocess, as do many whi tes. H oweYer, t his time-accul tura tion t heory is s imply 
not work ing, bas not w orked in the past; and those wh o control t he real e tate 
market show no eY iclence that t hey intend fo r i t to work-eYer. They s imply 
equate 1\"cgroe • with newcomers, indigents, and slumdwell ers. This is clone to 
Negroes no ma tter how long they ha ,·e liHid here; how great their education and 
cultural achievement; or their ability to pay. The melting-pot-t ime-a cul t uration 
t heory plainly has not worked fo r Negroes in the Chica go housing market beca use 
t hose who consc iously control and often pu rposefull y ma nipulate this market 
have preYented Negroes from gett ing in to the housing melt ing-pot ancl to be 
recognized on the Ameri ca n ba is of indiY icl ua l meri t. 

As a reali ·tic ,·iew, the theory of the melting-pot. when related to Kegrncs is 
not substa nt iated by either hi ~tory or JJrescntI~- a va ila bl e data . '.!.' he re is nothing 
s tatistica ll y ign ifica nt which would ind icate that Negro concentrations w ill 
ineYi tably di ·olYe. Skin color, or "hi gh Yi s ibili ty" a lone is one basis for auother 
course of dcYelopmcnt . 

If I were a sked to make a prognosis fo r the future on the ba ·is of pa~t and 
present practices, I would ha Ye to say that unless t he present pi cture is drastica lly 
altered, segregati on in Chicago will increase ra ther tha n decli ne. Some wa ll s of 
the ghetto will show tiny cracks which will a rrect a small number of ·egroes. 
Lake Mead ows and Prairie Shores a re outstn ncling exa mples of Negroes and 
whites living amicably together in good housing. '.!.'bi s is a n interesting experi
ment a nd we regard it as a significant achieYemen t. Lake i\Ieadows and Pra iri e 
Shores, when complete will provide housing for a pproximately 3,700 fa milies. 
In or?er to achieYe this, howe,·cr, 3,820 fa milies were di sloca ted. F ew, if a ny, of 
the cl1splacecl famili es were able to return to Jiye in these projects. So onr cou
cern is fo r t he achievement of decent J.10using for nea rly a million Chicago 
Negroes. Therefore, the fu ture seems to indica t"e that the la rgest number of 

1 A community nrea Is defin ed as a geographic subsection of the city. 
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Negroes will continue to live in the oldest and worst housing in the segregated
city. 

I challenge all who disagree with this miserable forecast to work with energy 
dispatch, courage, and ingenuity to make sure that this forecast does not 
become a prophecy fulfilled. 

The Federal Government, as the prime dispenser of aid to housing programs 
has the first responsibility to see that programs under its jurisdiction are 
administered on an absolutely free and equal basis. Simply evolving "racial 
equity" formulae, and permitting private industry and local public authorities 
to continue using Federal aid without concern for true equality is not the 
answer. The Federal Government must insist that its assistance be predicated 
on a policy of complete and unqualified freedom of all citizens to avail themselves 
of housing wherever their resources and desires may lead them. 

Accordingly, the Chicago rban League offers these recommendations as 
essential ingredients to the effectuation of sound housing policy and the reali
zation of "a decent home in a suitable living environment for every American 
family." 

1. Congress has the first responsibility to act in the creation of laws specifi
cally requiring Federal housing agencies to administer housing programs with
outregard to race, color, or creed. This means more than "racial equity" 
formulae; it means that Federal aid will go only to those who accept the prin
ciple that every citizen may share the benefits of tha t program. Where tax 
dollars are employed for a public purpose, all citizens have a right to share 
these benefits. 

2. We recommend that the President issue an Executive order, directing all 
Federal housing agencies to establish effective policies and procedures which 
will provide unqualified equality of opportunity for minority group persons to 
avail themselves of housing created under the programs of these agencies. 
This means, for instance, that no builder wi th a , A o-ua rantee or an FHA insur
ance commitment can refuse a qualified purchaser because of race, color, or 
creed. It means that public housing projects shall be available equally to all 
eligible low-income families. Further, it means tha t urban renewal grants will 
be made only where local agencies accept the principle of no discrimination and 
no segregation in the renewal areas. 

3. We recommend the strengthening and reorientation of the racial relations 
services of the several constituent bodies of the Housing and Home Finance 
Agency. The HHFA must establish regulations which will make nondiscrimi
nation a fact in the programs of the Federal housing agencies. Under present 
policies and practices the racial relations services of HHFA can do little to 
promote integration and prohibit discriminatory housing practices of loca l au
thorities and private industry.

The goal of a decent home and a suitable living environment for every Ameri
can family is one of America's oldest and most important objectives. Under 
our basic concepts of a democratic social order, the Federal Government has 
operated to create a climate favorable to the realization of this objective. 
However, it has fallen short in its efforts relating to minority groups, for whom 
the goal is still a long way down the road. It is our contention that the segre
gated and discriminatory living patterns to which minority groups are sub
jected in a search for a home are neither "decent" or "suitable." Further, the 
Federal Government can and should provide the necessary leadership to see 
that every American gets a fair "shake" when it comes to housing. 

What are the <Zitferences in quality and q1ianti ty of housing available to 
nonwhites and that available to the white poptllat-ionf 

In order to properly understand the problem of minority housing in Chicago, 
let us examine the picture as it relates to present housing statistics. 

The percentage of nonwhites in substandard housing: 

Chi cago's housing sti pply, 1957 

Number Percent 

1,164, 768Total number of dwelling untts .. ·--·········· •······························ 
176, 4.59 15T otal number of substandard dwelling units... •• · ··············-·····-······ 
214, 141 18Total number of dwelling units ocruptecl by nonwhites.-·············-······ 
65,822 31Tot.nl number of nonwhite dwelling units, substnndard.........-·•·······-·· 
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It is significant to note that Negroes in Chicago occupied only 4,327 fewer 
substandard units in 1957 than they did in 1950. 

Further, Negroes wl10 composed 20 percent of the city's population in 1957 (see 
population tahle in appendix), occupied 18 percent of the total dwelling units and 
37 percent of all substandard units in the city. In contrast, only 12 percent of 
all units occupied by whites were substandard. The proportion of all substand
ard units in the city occupied by Negroes increased from 28 percent in 1950 to 
37 percent in 1957. 

It is of additional pertinence to note that in 1957 there were 32,083 vacant units 
in the city of whi ·h 21,140 were standard, 10,943 were substandard. 

Not all units listed as vacant were on the market for rent or sale. These units 
broke down thus: 
Vacant units not available for rent or for sale_________________________ 1 7, 792 
Vacant units available for rent or sale________________________________ 24,291 

1 Of these, 6,739 were already rented or sold and 1,053 were seasonal or temporarily
oecupied by a nonresidential use. 

Source: National Housing Inventory, Chicago Supplement, 1958. 

01' these available units, 20,267 or 83 percent are not dilapidated. Of these, 
only 4,038, or 20 percent, were available to Negroes. 
To what extent hav e Negroes shared in new housing constnwted in the period 

1950 to 1958 r 
The following information is based on Chicago Urban League estimates of new 

housing available to Negroes. In all probability these estimates are high in terms 
of the total number of units available to Negroes. 

There were 115,504 housing units built in Chicago between 1950 and 1958, of 
which 62,692 (54 percent) were single-family dwellings; 35,096 (31 percent) were 
private apa rtments; 10,797 (9 percent) were public housing units; 6,919 (6 per
cent) were conversions. 

Beyond the public housing units very little of the remaining new construction 
was available for Negro occupancy. Even that which was available was located 
in the hea rt of the "Negro Black Belt." 

New bou ing built in Negro-occupied areas totaled 17,269 units, or 16 percent of 
an new bou ing constructed. This figure of 17,269 could be broken down, thus: 
1,927, or 11.2 percent, were single-family homes; 3,431, or 19.8 percent, were 
private apartments;• 10,797, or 56.2 percent, were public housing units; 2,202, 
or 12. percent, were conversion . 

In the period Hl50-58 the suburban ring outside of Chicago experienced the 
addition of 276,939 new houses. Le s than 1,000 of these units, by Urban League 
estimate, were purchased by Negroes, and even these were for the most part in 
segrega ted developments. This is less than one-half of 1 percent. 

The pattern of res·idential segregation in Chicago 
The development of patterns of residential segregation is nothin" particularly 

new or unique to American cities. What makes it a more serious phenomenon is 
the inten ification and freezing of these patterns. Between 189 and 1950, there 
was a teady rise in Negro residential concentration, which leveled off between 
1940 and 19:'0 because of a rapid transition of neighborhoods from white to 
Negro occupancy.• 

POPULATION GROWTH OF THE METROPOLITAN AREA 

The phrase "exploding metropolis" has achieved wide. pread currency by 
everyone concerned with the future of our American metropolitan areas. At first 
glance one might conclude that this is a phenomenon that began with World 
War II and has picked up speed with the nuclear age. Actually, this expansion 
in Metropolitan Chicago bas been occurring since the advent of the 20th century. 

The following table will indicate the rate of growth of Chicago and the metro
politan area since 1900: 

• It Is Important to note that 2,887 (84 percent) of these were located In Lake Meadows 
(1,875), Midway Gardens (318) and South Pnrk Gardens (694). 

• David A. Wallace, unpubli shed thesis, "Residenti(l.l Concentration of Negroes in Ohi
cago," Harvard University, 1953 (on microfilm at University of Chicago Library). 
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Chicago Chicago standard 
metropQJltan area 

Year 

Total Percentage Total Percentage 
increase increase 

1900.... ..... ...... _......._..... -. -- -- -- --. -.. . 1, 699,000 ------------ 2,093,000 ------------
1910•• -- -- • - •••• -- - - - - - - - -- - - -- - - - - -- - - - - - - - -- - • 
1020 • .••••• -- ••• - - ••••••• ----. -- • - • -- • - • - • - --- - -

2,185,000 
2, 702, 000 

29 
24 

2,753,000 
3,522,000 

32 
ZS 

1930 ... _. _...... . ....... -- . .. --- .. -- ... -- .. -- .. . 3,376,000 25 4,676,000 33 
1940••••••• -- •••• - - • - • • - - - - - - --- - - - - - -- - - - - -- - - -
1950. -- ...... _... - - ... . _. -- ... -- .. . -- .. -- . .. - .. . 

3. 397,000 
3. 621,000 

6 
7 

4, 826,000 
5,495,000 

32 
13 

1957... ____ .. _. _. -- _. -- -- _-- _. --- __ -- ____ -- _-- __ 3, 746,000 3 6,348,000 16 

Since the growth of the Chicago area has been characterized by rapid expan
sion for over 50 years, there must be other reasons for this current concern with 
the present stage of development. One obvious reason is the fact that large areas 
in the city are rapidly becoming deteriorated. New housing has not kept pace 
with either our population growth rate or the rate at which older housing has 
become obsolete. In 1957, the Chicago metropolitan area counted 30 percent of 
its housing as substandard, an increase of 8 percent from 1950. To have main
tained Chicago housing at its 22 percent substandard level of 1950, the metro
politan area would have required about 69,000 new units each year- 36,000 to 
accommodate the area's population increase, and 33,000 units to replace (at a 
50-year rate) those units becoming obsolete. In actuality an annual average of 
43,000 new homes were built and 4,400 substandard units eliminated. It was 
obvious that this has not been sufficient. 

A second reason is suggested by a closer look at the nonwhite increases in 
population. The nonwhite population of the metropolitan area has increased 
from 36,000 in 1900 to 896,000 in 1957-a 25-fold increase in the 57-year period. 
The large-scale movement of Negroes to large cities has been a recent phenom
enon. This factor, coupled with the accompanying economic and geographic 
restrictions placed on where Negroes may live, provides the clue we seek to 
understand the real basis of concern for our "exploding metropolis." Only by 
turning our attention to the needs created by this problem can we begin to renew 
our cities and provide for the orderly growth of Chicago and suburbs. 

Chicago's popiilation concentration relative to other cities 
It will be recalled that during the hearings of this Commission held recently in 

New York City evidence was presented which revealed Chicago as having more 
residential segregation than Birmingham, Ala. 

A broader measure of Chicago's concentration is revealed in an index of segre
gation, conducted by Willis and Bell, which examined Negro r esidential segre
gation in metropolitan areas, Chicago rated highest in cities oYer 500,000 popu
lation.' 

This trend (unless reversed) toward increased metropolitan concentration in
dicates that four-fifths of the Negro population will be concentrated in the city 
by 1965, while only one-half the white population will be left in the city, the 
remainder having been diffused to the suburbs. 

R easons for i,ncrea,sed concentration of Negroes 
While poverty and self--segregation have some effect on the increased concen

tration of Negroes, restrictive action, or manipulation, is the key factor involved, 
according to Wallace.5 

Accordin"' to the 1956 National H ousing Inventory, the income structure of 
the Negro population in Ohicago was almost three-fourths that of the whlte 
population; this indicates there are a significant number of Negroes who are 
economically capable of moving out of the concentration. 

Some suggest that the desire to "be with their own kind" applies to Negro 
segregation patterns as well as to European groups. For example, after the 
initial entry of Italian and Polish into some Chicago neighborhoods they had 
a tendency to dlfl'use throughout cthe city. Negroes experienced an opposLte 

• Wendell Bell and Ernest M. Willis, "The Segregation of Negroes In American Cities: 
A Comparative Analysis, In Social a.nd Economic Studies." Institute of Social & Economic 
Resea rch . Un i\•erslty College of the West Indies, Jamaica, British West Indies, March 
1957. Bnsed on studies conducted at Northwestern University, Evanston, Ill. 

• Wallace, op. clt. 
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trend. Self-segrega tion among Negroes, where it exists, tends to be the result 
,,f restrictive action. 

Cro1cd·i11g in dwell-ing units occupied by Negroes 
During the 1940-to-1950 decade the total population increased 6.6 percent and 

the number of dwelling units 14.G percent. H owever, while the white population 
,1ctua lly decreased 0.1 percent, whites occupied more dwellings in 19i30 than they 
did in 1940. 'l'he nonwhite population increased 80.G percent while there was au 
increase of only 72.3 percent in the dwellings that were Negro occupiect .6 

While the nonwhi te population increased, the dwelling uni ts occupied by them 
fa iled to increase at the same rate.7 Whites, on the contra ry, decreased in popu
lation but increased their number of occupied uni ts. Sta ted sta tistica lly, whites 
occupi ed 419.7 dwellings per 1,000 adult popula tion in 1950, an increase of 32.G 
dwellings f rom the previous decade. Negroes, on the other hand, occupied 372 
units per 1,000 adult population in 19G0, which was a decrease of 11.1 uni ts from 
H40. Th11>', what was uneq ua l in 1940 was increas ingly unequal in J!):i0. 

Between 1940 and lD50 overcrowding am! rent rates increased cons iderably 
faster for nonwhites tha n fo r whi tes, and nonwllites got less desirable housing 
than whites. This clid not seem to be entirely a function of income, since non
whites apparently can pay a rent nearly equal to whites for this inferior housing, 
in spite of the fact that it takes a di sproportionate share of the Negro's income. 

The change from 1050 to 1DG7 reveal s only slight irnproYement in the picture on 
oYercro,,ding. The Chicago supplement to the National H ousing l11Yentory in
<licated that 28 percent of nonwhite households bad rnore than 2 per.·ons per 
hedroom a nd only 15 percent of white llouseholds were in the same category. 

R es idential succession by race r elated to changes i n housing characteristics, 
1940-1950 

Resid Pntial succession of race takes pince when one ra cial ca tegory of the 
population replaces another as residents of an a rea. The concern here is, of 
<·our~e, with :'.'\egro-white relationships. 

The expans ion of the Negro residential concentration never quite kept pace with 
the population growth . Once a sma ll a rea had 10 percent of its residential 
o('cupancy reported as nonwhite, it tended to increase this proportion at ,arious 
rates of increase from a high. When a small a rea reached between 25 percen t 
and 75 percent :'.'\egr o occupancy it rather uniformly experienced a large in
('r<'a se (20 pe rcent or more) in its proportion of nonwhite occupancy. 

Studies indicate that as Negroes enter an a ll-white residentia l a rea, t he resi
dentnl density increases. However, the increase is slower than in subsequent 
stage of transition.' Crowding is most severe in the middle stage , and levels 
otr at the later stage, having reached some sort of .-aturation point.• Rent 
increases a re highest in the early stages. Competition between Negro and white 
is s trongest in the earlier stages.10 

The Migrant. 
Most Negro migrants to the Chicago area enter a reas of establi shed Negro 

residence. The movement of Negroes into formerly all-white a reas is led by 
those who have lived some time in the city. 

These s tudies of the nature and extent of increa sing Negro residential segre
gation suggest an implication rela ting it to the impact of m·ban renewal. With 
Negroes not being able to ava il themselves of the normal selective process for 
housing, and the consequent doubling up, the development of the slum cycle is 
facilitated. Urban renewal, because of its primary impact as presently 
implemented in areas of Negro concentration aids in this process.11 

HOW NEGROES ACHIEVE HOUSING I N CHICAGO 

The goal of the homeownership has long been regarded as part of the Ameri
can ideal. Indeed, America is very rapidly becoming a nation predominantly 
of homeowners. In the Chicago metropolitan area, the proportion of home
owners increased from less than one-third in 1950 to over half of all families 

• Otis Dudley Duncan and Beverly Duncan, "The Negro Population of Chicago," Univer-
sity of Chicago Press, 1957 p. 79. 

7 Oti s Dudley Duncan and Beverly Duncan, Ibid., p. 77. 
• Ibid ., p. 245. 
• Ibid ., p. 246. 
10 Ibid., p. 252. 
u Ibid., p. 13. 

https://process.11
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852 

in 1958. Negroes, too, have sought to achieve the rewards of homeownershlps 
and have increased their activity in the purchase of homes. But at what cost? 

Faced with these facts, we might now inquire how our nonwhite citizens go 
about finding shelter for themselves and their families. 

To understand this, we must recognize that housing remains the sole 
commodity in our economy which retains the race tag on its purchase and use. 

New housing intended for egro occupancy in the Chicago metropolitan area 
is simply segregated housing. This is because there is no apparent willingne88 
on the part of the home building industry to construct any new housing for 
Negroes in the Chicago area on any but a rigidly segregated basis. Thus, new 
homes are built for either a white or a nonwhite ma rket with no planning for 
any other probability. In addition to this comment, the following several 
points are important to note: 

1. Promotional advertising by home builders in the Negro press and that 
advertising which appears in the metropolitan daily papers is beamed at the 
Negro market. This is evidenced by the inclusion of photographs of Negroes 
and/or some other identifying features designed to apeal to the "Negro market." 

2. Sites on which minority housing is constructed are often inferior to those 
selected for all-white developments. For example, one builder in a southwest 
Chicago suburb has put up two developments, one for whites, the other for 
Negroes. They are approximately a mile distant from each other. The white 
project has curvilinear streets, a new school, and a shopping center. That 
built for Negroes is on a heavily traveled State route, has a gridiron street 
pattern, and no shopping facilities. 

3. We know of no new saies housing in the Chicago metropolitan area which 
is available except those developments which are specifically for Negroes in a 
segregated market. In other words, our experiences lead us to conclude that 
presently a Negro buyer, rega rdless of his affluence, academic ach ieYement. or 
moral character, would be refused and discouraged if he attempted to purchase 
a home in those new developments which cater to the white market. 

4. The method by which builders and real-estate brokers exclude potential 
nonwhite purchasers is extremely varied and subtle. Among those frequent17 
used to dissuade the would be Negro purchaser are:-

verbal deterrents advising the prospective Negro buyer, "You would not 
be happy here" ; 

price increases to a prohibitive level; or 
the Negro buyer is told frankly tha t no listings are available to him. 

As a result, Negroes with little exception, tend to avoid efforts to purchase 
housing outside of areas already proscribed for Negro occupancy. 

The restricted market in housing 
Incomes and purchasing power of nonwhites is greater today than at any 

previous time. In 1957, the National Housing Inventory revealed median in
comes of Negro families was 71 percent of whites, $4,1()2 to $:i.910. Ne
groes, however, must compete for shelter only in a rigidly restricted market. 
Knowing this, real-esta te speculators, both Negro and white, are active preying 
on the fears of whites and the needs and desires of Negroes for housing. In 
many areas of the city, it is common for properties to be sacrificed to the altar 
of prejudice and fear and then re. old by specu lators at exorbitant prices. 
Involved in this sacrifice is a two-way loss-to both the white seller and the 
Negro buyer. 

The Greater Lawndale Conservation Commission recently reported that in 
Lawndale, a white homeowner was frightened by a speculator into selling a 
home for $6,000, less than the real value. Within days, the speculator resold it 
to a Negro squeezed for housing, for $12,000. In another instance again re
ported by the Lawndale Commission, a hon. e was sold for $13,000 ancl then 
listed for $23,000. Urban League observation reveals that this story can be 
repea ted over and over again in every community in the city which is undergoing 
racia l change. 

The Ne~ro who buys a home under these conditions is cheated on several 
counts. First, his house is priced at an unreali stic figure. His monthly pay
ments may compel him to forego repairs and maintenance and to overcrowd the 
building. His ability to bargain for essential in urance coverage at a fair rate 
is reduced, and he must pay more for this insurance. This makes it more dif. 
ficult, if not impossible, for him to provide some of the other necessities and 
luxuries for living. His children will not go to camp, or have music lessons. 
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AU of this affects his ability to be a good citizen in all the ways we regard as 
significant and desirable. 

These additional financial burdens imposed on the purchaser ultimately cause 
suffering in the total community. Everyone pays the price of such wanton 
exploitation. 
Contract p1trchase 

One has only to look in the classified columns of newspapers intended for a 
predominantly Negro readership to observe the most fl agrant system of exploita
tion of Negroes in the housing market-the land contract. These ads will de
scribe properties in changing neighborhoods and display exceptionally low down
payments, starting at $100 and rarely exceeding $1,500. The full purchase price 
is never indicated. Some speculators who operate big, may have as many as 20 
or more listings at one time. 

The Chicago Urban League recently checked the sales history of nine prop
erties, selected at random, that had been sold in transitional neighborhoods. 
Seven of the homes were sold by speculators. The price increases ranged be
tween 60 and 120 percent above the specula tor's purchase price. 

The land contract may be a beneficial means of acquiring a home should the 
seller want extra protection when the buyer's equity is very low. When this is 
used with fair prices, no one can object, but when it is combined with outrageous 
prices, effect on the individual purchasers and the socio-economic stability of 
the community is tragic. 

The Chicago Urban League has estimated that half of the houses acquired by 
Negroes in areas of transition are purchased by land contract. Between 1950 
and 1956, Negroes acquired over 20,000 used houses in Chicago. If a low of 
$7,000 per house was the average price increase on each of 10,000 homes, then 
real estate speculators exacted from hapless Negroes $70 million in the 7-year 
period. 

The color taa: in rental housing 
The picture is unchanged when we examine rentals for Negroes in transition 

areas. Landlords in such areas take advantage of the "two-market system" by 
charging higher rentals to Negro families, compared to rentals white families 
may pay for similar accommodations. 

It is interesting to note how the "color tax" operates through the process of 
turning the racial occupancy from white to Negro. Hyde Park-Kenwood, a 
commmunity where residents, both white and Negro, are consciously attempting 
to achieve "a stable interracial community of hig-h tandards," is a good example 
of this process. Here it is not uncommon to note that landlords, faced with va
cancy losses or eyeing increased profit , increase rental to new Npgro t nants 
and reduce maintenance and service in the changed buildings. The rent in
creases range from 30 percent to as much as 50 percent beyond the rental paid 
by previous white tenants. White families who wish to live in an interracial 
building are forced to move because of the increase in rent and, most important, 
they can obtain housing at lower rents, thus the ghetto cycle grinds on and the 
interracial character of neighborhoods like Hyde Park continues to be threatened. 

A recent study of the National Opinion Re earch Center of Hyde Park
Kenwood revealed that in subarea "A" of that community (where greatest 
clea rance will occur under urban renewal) , significant rental differentials for 
white and Negroes occurred. The median rentals for whites were $54 a 
month; for Negroes $68. 

In subarea "B", which is an area designated for rehabilitation, rents for 
whites were $63 to $80 per month, $74 to $87 for nonwhites in similar housing 
units. 

Often the landlord who "turns" a building permits overcrowding to take 
place and spends less for maintenance and repairs. Negro tenants in such a 
situation can ill afford to complain. Their choice of alternates for decent hous
ing is so limited as to be almost nonexistent. Earning 29 percent less and 
paying approximately 30 percent more than whites, Negroes are doubly dis
advantaged. They continue to pay the "color tax" and hope that some day 
housing co ts will not claim such a large portion of their income. 
Racial violence and housin.fJ 

All too often the advent of a Negro family in a previous white block results 
in attacks on persons and/or property. These attacks take different forms and 
are sometimes organized, but often spontaneous. 

https://housin.fJ
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White persons who feel threatened by the presence of Negroes in their com
munity or block may attempt to respond by use of violence-including arson, 
bombing, window breaking, and gunshots. 

An e.'i:amina tion of the two tables and the map on the following pages will 
reveal the nature of this activity. In the 3 years, 1956-58 over 47.7 percent of 
the reported incidents were attacks on property; of which 39.9 might be at
tributed to the fact that Negro families had moved into a previously white 
block or area. 
The honsing ind1istry 

Builders, mortgage financing institutions, and real estate brokers all help to 
mold and execute housing policy. The Federal Government, too, plays a sig
nificant role in the creation of polh'Y, however, we will deal with the Federal 
Government in a subsequent section. 

Although group prejudices of the white population provide a basis and 
support for residential segregation, specific manipulation, and controls are 
exercised, by and large, by the building industry. It is through the real estate 
brokers, builders, and mortgage institutions, that the practice of segregation is 
maintained. Not all members of these professions are guilty of such practices 
against Negroes and other minorities; a few are nondiscriminating and some 
may even be regarded as crusaders for equal rights. However, in general it can 
be said that the services of these professional institutions are available to 
nonwhites in a limited fashion and only under special circumstances. 

We have seen in an earlier section how builders operate with respect to new 
housing for Negroes. This practice rigidly recognizes two markets-one white 
and the other nonwhite. 
Real estate brokers 

In a recently conducted study of the racial practices of certain areas of 
Chicago,"' Helper develops what may be considered to be the "racial ideology" 
of the real estate profession. It can be said, from this study, that racial 
ideology of the profession has been to a large extent dictated by the group 
controls exercised by local real estate boards. We present here a quotation 
from the Helper study which was developed from the so-called code of ethics 
and other documents from the National Association of Real Estate Boards, 
real estate textbooks recommended by the NAREB, and interviews with Chicago 
Real Estate Board officials: 

"Homogeneity, particularly of the people, is the basic and natural character
istic of a residential neighborhood. This means that the residents of the 
neighborhood have a number of characteristics in common. There is likeness 
in educational background, economic level, social standards, cultural interests, 

TABLE 1.- Number of reported inc-idents of racia.l violence by type of incident, city 
of Chicago, 1956 through 1958 

Total 1958 1957 1956 

Type of incident 
Inc!- Percent Inci- Percent Inc!- Perceilt Incl- Percent 
dents dents dents dents 

-------------[--- ---------------------
Total number of incidents ____ _ 256 100. 0 79 100. 0 87 100. 0 90 100.0 

Attacks on persons_________________ _ 134 52.3 35 44. 3 54 62. 1 45 50. 0 

Assaults resulting in death _____ _
Other assaul ts __________________ _ 

5 
129 

I. 9 
50. 4 

2 
33 

2. 5 
41.8 

2 
52 

2.3 
--------

I 
44 

I.I 
48.9 

Attacks on property___________ _____ _ 122 47. 7 44 55. 7 33 37. 9 45 50.0 

Arson ____________________ ___ __ __ 
Broken windows ______________ __ 
General auto damage __________ __ 
Romrs bombed ___ ______________ _ 
Gunshots into homes ____ ___ ____ _ 
Other property damage_________ _ 

38 
57 
12 
3 
4 
8 

14. 8 
22. 3 
4. 7 
1. 2 
1. 6 
3. I 

8 10. 1 13 15. 0 17 18. 9 
29 36. 7 8 9. 2 20 22. 3 

2 2. 5 7 8. 0 3 3. 3 
----- --- ---- ---- --- ----- -------- 3 

3 3. 8 I I.I -------- --------
2 2. 5 4 4. 6 2 2. 2 

Source: Reports of the Obicago Commission on Human Relations. 

"Helper, Rose, "The Racial Practices of Real Estate Insti tutions In Selected .Areas of 
Chicago," unpubli shed doctor of philosophy dissertation, Department of Sociology, Uni
versity of Chicago, 1958, pp. 564-565. 
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TABLE 2.-Nmnber of reportea inciaents of racial violence by type of inciaent ana race of the attackers; cUy of Chicago,I 
1%6 through 1958 

Total Attacks by whites I on- Attacks by egrocs• on-i.,. 
CJl 

T ype of lncldont Number of Incidents Negroes Others Whites Others 

1958 1957 1950 1958 1957 1950 1958 1957 1956 1958 1957 1956 1058 1057 1956 

Total number of lncldonts .. . -.-··----·-· '90 87 79 61 52 63 11 6 6 17 26 10 0 3 0 

Attacks on persons•. -·-·····---·-----····-·-·· 445 54 35 25 20 25 3 1 1 16 24 9 0 0 0 
00Assaults resulting ln death.·-·-·--·----··· 1 2 2 1 2 2 0 0 0 0 0 0 0 0 0 

Other assaults.... . _._._._._._·-·--.·-·-·-· 43 52 33 24 27 23 3 1 1 16 24 9 0 0 0 ~ = 
Attacks on property·····-····-·-· · ·-·--······· 45 33 44 36 24 37 8 4 6 1 2 1 0 3 0 

Arson ·-······- ----····-- · ·-··--··· · ······· 17 13 8 13 9 8 3 1 0 1 0 0 0 3 0 
Broken windows·-·-·-·-······ ·· · -········ 20 8 29 15 7 24 5 0 4 0 1 1 0 0 0 
General auto dnmage...... .. · --··-·-······ 3 7 2 3 5 2 0 1 0 0 1 0 0 0 0 
Homes bombed••• •···· -· · -·· -·-··--······ 3 0 0 3 0 0 0 0 0 0 0 0 0 0 0 
Gunshots Into homes .....• •-·····-- · ······ 0 1 3 0 0 2 0 1 1 0 0 0 0 0 0 
Other property attucks.. . ·-·- · --·- --· ····· 2 4 2 2 3 1 0 1 1 0 0 0 0 0 0 

1 Includes 15 attacks by whites on other whites belleved to bo "friends ol Negroes"; 3 attacks on dark•sklnned laml!les belloved to be Negro nt tho time ol attack and 5 at• 
tacks on Interracial groups. 

1 Arsons committed by 2 Negro men on homes occupied by Negro !aml!los. Tho men claimed they were hired by a white man and did not know tho homes were occupied
by Negroes. 

1 Includes 1 incident of a.lterrntlon between white and Negro teenagers 1n Grand Crossing Park, persons Initiating attack undetermined. 
• White youth attacked egro adu lt and was shot to death. 

Source: R eports by the Chicago Oommtsslon on H uman Relntloos. 
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and race, and to some extent, ethnic and religious background. People are 
compatible to one another on the whole, and are satisfied with one another's 
company as neighbors. 

"When the homogeneity of a residential neighborhood is maintained, its de
sirability to the people of the neighborhood and to prospective buyers of similar 
social standard is preserved. The maintenance of its standards insures its social 
acceptance. Hence, the desirability of its properties and their value is pro
tected. Homogeneity makes for stability of the residential neighborhood. 

"Negroes are a. different group from the white people of a stable residential 
neighborhood of relatively good properties. Negroes are different both racially 
and in economic and social level. They are one of the low income groups. Their 
employment is not as secure as that of the white people. When Negroes enter 
an area, they break down its compatibility and hence its stability. 

"The white people do not want to have Negroes as neighbors. Already at 
the approach of Negroes to a stable residential neighborhood, its property values 
are threatened because the white market that existed for its properties declines. 
The neighborhood falls in the eyes of the resident and of prospective buyers. 
Values decline from the time Negroes begin to approach the area. When they 
enter, and even before, the white residents sell their homes and move away. '.rhe 
Negro drives the white man out. 

"As the best residents leave, and as people of lower economic and social 
standard take their place in the neighborhood, there is overcrowding, poor 
maintenance of property, and other ill effects, and the area declines. Its stand
ards have fallen. It is no longer the desirable place to live in that it was. It 
the area had started declining before Negroes entered it, their entry speeds its 
decline. 

"Racial residential segregation is best for the stability of property values in 
white residential neighborhoods. 'Natural expansion' or the moving of Negroes 
into street after street is best way for them to obtain more housi'ng. Further
more, Negroes and other racial groups prefer to live among their own kind. 
They would not be happy living where they are not wanted. All people prefer 
to live with their own kind. 'Birds of a feather flock together.' " 

Let us examine the myths contained in this ideology and refute them with the 
facts of the situation. This refutation is quoted from a pamphlet by the American 
Friends Service Committee." 

Myth.-Property values go down when minorities move into a previously re
stricted neighborhood. 

Fact.-Scientific studies prove that property values do not necessarily go down 
when the racial composition of a neighborhood changes. In fact, values more 
often go up. 

In October of 1953, "U.S. News & World Report" bad this to say in a full-page 
article on "Restricted Area: Does It Pay": "The value of 'restricted' neighbor
hoods is getting critical attention n:ow that the racially restricted covenants no 
longer stand up in court. Some appraisers are arguing that elimination of racial 
bars to owning property makes it more, not less, attractive. They are asking 
for a new look at the old belief that when minorities move into an exclusive 
area, values decline." 

Some tudies of this situation have shown tbat-
(a) Market prices in comparable all-white and mixed areas of San Francisco 

in 1950-52 were on the average the same or higher than prices for similar houses 
in all-white areas. This was true whether the sales in the mixed areas were to 
white or nonwhite. (This study was made by Luigi M. Laurenti, economist of 
the University of California, and was published in the "Appraisal Journal" of 
July 1952.) 

( b) Mixed neighborhoods may increase the desirability of a house as an in
vestment. Mortgage bankers are beginning to regard nonsegregated develop
ments as sound financial investments. (Source: Charles Abrams, nationally 
known housing expert.) 

(c) Assumptions that areas involved in changing racial patterns follow dif
ferent patterns in real esta te values than other areas were largely invalidated in 
a study in Chicago. The dictates of supply and demand were found to operate 
in these areas in essentially the same manner as they do elsewhere. (Source: 
An unpublished study of areas in Chicago for the years 1940-51, made by E. F. 
Scheitinger.) 

/U "They Say, That You Say," The Challenge or House and Race, American Friends 
Service Committee, Philadelphia, 1955. 
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(d) Colored occupancy increased value in a Philadelphia bl_ock of mixed
occupancy housing. (George E. Beehler, Jr., reported this fact m the October 
1945 issue of Realty Review.)

If prices do drop temporarily, it is because a ~arge number of houses in ~ block 
are put up for sale at the same time, thus gluttmg the market. In an article _for 
the Review of the Society of Residential Appraisers, Belden Morgan, an appraiser 
who made a study of areas in Los Angeles, said: "It is the mass exodus that 
temporarily gluts the market with offerings that depresses prices-not the influx. 
It is like a bank run engendered by fears. The fears produce an unwarranted con
dition that could be avoided if people would stay put." 

Myth.-lf one member of a minority group moves into a neighborhood a multi
tude will follow. 

Fact.-If present residents behave normally and stay put, the neighborhood 
cannot possibly change radically. 

If one lives in a neighborhood one loves, why move? Where people have 
taken rational attitudes such as this, well-integrated neighborhoods do exist to 
disprove the myth of invasion. 

It is unfortunately true that real estate men often try to urge people to move. 
Sometimes they actively encourage fears. Realtors may agree not to sell to non
whites until a block already has one or two nonwhite families. The logical effect 
of this policy is to increase racial pressure on the housing supply and to con
centrate it in a given area. 

Some groups have successfully resisted such pressures. In a block in a previ
ously all-white neighborhood near the edge of Philadelphia, old residents met the 
harassment of real estate men by putting signs in their windows saying, "THIS 
HOUSE IS NOT FOR SALE." Those who wished to start panic selling, in 
the hope of buying nice houses cheaply and reselling them at a higher price, were 
not welcome with their message of fear in these homes. This is the type of 
neighborhood which will keep its value-economic and moral-and in the 
process will gain some excellent new citizens. 

M-yth.-Minority-group members do not keep up their property. 
Fact.-Minority group members do keep up their property and sometimes do 

a better job than the former owners. 
Looking at neighborhoods which have become integrated is one of the best 

ways to challenge this myth. Another is to read reports such as one from a 
Human Relations Committee in an old exclusive area on the edge of Philadelphia. 
"Our most important evidence," it reports, "that Negro homeowners keep up 
their property well is right here in Germantown. We can think of many blocks 
where Negro homeowners have kept up their properties far better than the pre
vious white owners." 

Another basic way to explode this myth is to deal with the dangerous business 
of thinking in stereotypes. Often, when people think of Negro occupancy, they 
think only of slums, instead of nearby good neighbors. We allow ourselves to 
go on living with misinformation, or no information at all about a lar"'e number 
of our fellow citizens. And out of this lack of knowledge come stereotypes and 
prejudices and fears. It is a vicious circle, which must be broken by knowledge 
and experience. Many of us are gaining some of this knowledge and experience 
as job opportunities open and stereotypes about minority groups break down. 

As for slums, it is important to recognize the difference between owning a 
nice house in a well-serviced area of town or suburb, and being restricted, 
whether or not you can afford better, to an overpopulated, already rundown, 
poorly serviced center-city slum. 

As Belden Morgan says in the study previously quoted: "The advancing age 
of the structure, coupled with the lack of maintenance by indifferent or greedy 
absentee owners who knew it was not necessary to maintain the properties to
hold tenants when the shortage was so acute, was the primary cause of slum 
conditions-the dwellers were not. Whites observing Negroes living under these 
conditions are prone to blame the Negro for it, whereas the Negro was the victim, 
not the cause." 

The myths about upkeep do not recognize the fact the minority group person 
is seeking in his neighborhood the same basic values you yourself sought. His mo
tivation to live as a good, constructive citizen in it will certainly match yours, if 
not surpass it, because restrictions have made it harder for him to find such a 
neighborhood. 

Myth.-Minority group members will not be able to pay for their homes or keep. 
up their mortgages. 
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Fact.-Experience shows that minority-group members have buying power and 
are as good credit risks as anyone else. 

Census figures show that the nonwhite population is steadily advancing to 
better paid occupations and to greater security in jobs, as well as to higher edu
cational levels. 

Albert M. Cole, Housing and Home Finance Agency Administrator, says, "Re
cent studies in a large number of our cities indicate a very sub::,tantial waiting 
market for Negro housing ranging from $40 to $90 in rents and from $6,500 to 
$15,000 for sales housing, with a fair number of minority families able to enter 
the luxury market." 

Credit experience with Negro home buyers has been excellent. The president 
of one of Philadelphia's biggest mortgage companies has written, "Over the years 
a great segment of the Negro population has obtained the respect of lenders, 
simply and quietly, by paying their bills when due. Actually, there is no differ
ence in our delinquency records between white and Negro loaus and we take 
pride in our below-average mortgage delinquency record." 

This statement was made by Maurice R. Massey, president of the Peoples 
Bond & Mortgage Co., in the March 1954 issue of the Correlator, a publication 
of the National Association of Home Builders. 

Before a convention of this same group in January of 1953, Frank Horne, of 
the Housing and Home Finance Agency, said: "According to the reports by lend
ing institutions and surveys by the National Association of Real Estate Boards 
and the Federal Housing Administration, nonwhite families rate at least as well 
as credit risks and good maintainers of standards of private properties as other 
families of similar economic status." 

.Myth.-Social r elationships will create many problems. 
Fact.-Those who think of social relationships in a mixed neighborhood in the 

same terms as they approach them in a less diversified neighborhood have found 
no cause for alarm. 

By thinking of the new neighbors as individuals you can challenge the social 
myths. Stereotypes of those of another race, place of origin, or faith as all being 
inferior must be replaced by pictures of them as individuals, based on knowledge 
of them. 

Perhaps a series of questions can help you challenge the social relationship 
myths. 

Do you assume that a new neighbor of your own group will be uninteresting 
and incompatible before you know him? 

No. He will be allowed the same number of likes and dislikes as any other 
neighbor. He will not be considered a "representative" of any group, bound 
to accept the shortcomings or share the glories of every other member. 

Do you automatically assume that anyone moving into your neighborhood 
will become your best friend? 

No. You choose your closest friends after you have bad a chance to know them. 
Do you judge your new neighbor in terms of whether bis children would 

make a good husband or wife for your children? 
No. Rather, you probably wonder if his children will be just average playmates 

for your children-vigorous, sociable youngsters. 
The myths concerning social relationships all seem to ask you to apply a 

completely different set of tests to prospective residents of your neighborhood 
if they belong to another group. This seems unreasonable, unnecessary, and 
unrealistic. 

M11th.-Prestige will be lost if people from other groups live in your
neighborhood. 

Fcwt.-Experience shows that this is not necessarily true; that integrated 
neighborhoods do have prestige in the eyes of those who live elsewhere. 

Basically, a neighborhood gains prestige from its appearance and from the 
stature of those "ho live in it and the quality of its community life. We have 
found that appearance need not change in mixed neighborhoods, and the stature 
of an individual is ea rned by bis professional standing, his economic level and bis 
leadership in civic activities. The e things are not changed. ' 

A community ga ins prestige from varied activity, energetic and responsible 
citizens. A community which allows itself to be divided and negative will Jose 
prestige. A community which welcomes the participation in everyday life of 
persons of all <>roups will gain enduring prestige. 

In Ohicago, the policy concerning movement of Negroes was adopted by the 
Chicago Real Estate Board in 1917. Prior ,to that time, Negroes had moved into 
white residential neighborhoods in a somewhat scattered fashion. This new 



859 

policy called for ithe filling up of one block solidly before permitting Negroes to 
move into an adjoining block. This is documented in the minutes of the regular 
monthly meeting of the board, April 4, 1917, and contained in the Chicago Real 
Estate Bulletin, XXV (April 1917).

This practice continues down ·to the present itime. The growth of Negro resi
dential areas in Chicago and suburbs occurs only by accretion to the periphery 
•of the established ghettoes. 
Membership in real estate ,bowrds 

The National Association of Real Estate Boards is the spokesman for the white 
real estate broker. It is an organization with a long history and tradition in 
the profession. It sets standards of conduct for individual members and local 
boards with respect to professional conduct. There were 1,229 local boards with 
60,875 members in1957. The Chicago Real Estate Board, one of the largest, had 
1,136 individual active broker members. This represented only 14 percent of 
the 8,000 registered brokers in Chicago. Despite this fact, the leadership of the 
OREB is accepted by most white brokers. 

Today, ithere are no Negro broker members of the Chicago Real Estate Board. 
With the exception of eight boards in the United States, Negro brokers have 
been excluded from membership on local boards. Those which had Negro mem
bership as of 1957 were Pittsburgh, Gary, South Bend, San Diego, San Francisco, 
Pasadena, New York, and Brooklyn. There is an unconfirmed report that the 
Philadelphia board recently accepted a Negro member following a court action. 

Within the past several years at least six qualified Negro brokers have made 
:11ormal application for membership in ,the Chicago board on several occasions. 
These applications have never been accepted. 

GOVERNMENT HOUSING POLICY 

The Federal Government exercises broad and far-reaching influence on the 
operations of the housing market. As a matter of fact, there is no segment of the 
housing industry which does not rely on some form of Federal participa
tion. The Housing and Home Finance Agency, through its constituent agencies, 
maiterially affects the housing developments in every community in America. 

The important fact to note in discussing Federal housing policy is that this 
policy has only advanced to one of laissez faire from an earlier position of en
couraging and supporting segregation and discrimination in housing. The 
Federal Government regards the issue of freedom of opportunity in housing as a 
strictly local matter, to be decided by local public and private officials. The Su
preme Court has made it abundantly clear that the Federal Government has an 
obligation to insure equal protection of all citizens under the Constitution. The 
HHFA on the other hand, is very specific in most other considerations when 
dispensing everyone's tax dollars for housing programs. FHA demands high 
building standards before builders may receive Government mortgage insurance; 
Federal aid to conservation and renewal is provided only when certain conditions 
are met by the local community. But t he question of providing an absolutely 
free access to the benefit of Government aid and subsidy is left to the will of the 
local agencies or private builders and lenders. The Federal Government makes 
no prohibition in granting its assistance, to local discrimination and segregation. 
Only in New York and a few other States do we have examples of a lower govern
mental unit-the States-making explicit under what basis the Federal agency 
will be permitted to operate in that State. These States specify the basis under 
which FHA must dispense the benefits of ,the mortgage insurance program on 
a nondiscriminatory basis. This is indeed incongruous that a Federal agency 
must follow the advanced lead of States that are clearly under its jurisdiction. 
There is no r ational excuse for a Federal agency, responsible equally to all citi
zens, dispensing its benefits unequally to a whole group of these citizens. 
Government at the Federal level must assume more than a laissez faire attitude. 

What has been the experience of the various Federal housing policies in 
Chicago? 

The ptiblic housvng program 
The public housing program in Chicago is more than 20 years old. Nearly 

20,000 low-rent family units have been built by or for the Chicago Housing 
Authority. This number is less than 2 percent if compared with the total hous
ing of the city; but it is a substantial addition to the supply of new rental 
housing available to low-income families. 
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Based on their relative need for low-rent accommodations in 1950, it was esti
mated that about 60 percent of all units then planned would be allocated to 
low-income white families and 40 percent to nonwhite families. The actual oc
cupancy of units by race in 1959 is 85 percent for nonwhite and less than 15 
percent for white families. Moreover, white families enjoy access to a wider 
housing market for all income levels than is true for nonwhite families. But 
these facts alone cannot explain Negro occupancy in more than three-fourths 
of all the low-rent units constructed to date. 

The normal economic need for low rent public housing by Negro families has 
been distorted by a variety of public and quasi-public operations in areas of 
prevailing Negro residence. These have been operations for development, rede
velopment and sometimes overdevelopment-all responsible for the displace
ment of Negro families. Their displacement has n·ot been accommodated 
by a compensatory reduction or removal of restrictions on their residence 
in other areas of the city that would provide a freer market in which they 
eould buy or rent. The displacement on one hand and the restrictions on the 
-other, have together inflated the nonwhite demand for low-rent housing. One 
byproduct of this program is that it discriminates against low-income white 
families. Another is that it reinforces existing patterns of residential segre
gation for Negro families, and creates new sources of racial tension and prob
.able friction. Yet this process continues without effective expression of either 
public or private concern in Chicago. 

The present program of building low rent public housing is exclusively 
confined to Negro neighborhoods. This practice must be viewed in terms of 
the fact that in 1957 there were 100,000 substandard units in Chicago occupied 
by white families. The only apparent explanation seems to lie in the practice 
of public officials to contain the Negro population in proscribed areas. The 
program is therefore confined to Negro-occupied areas and increasing difficulty in 
locating suitable sites in such areas is encountered by the Chicago Housing 
Authority. The most graphic example of this concentration can be seen by 
looking at "public housing row," a 3½-mile stretch of public housing units, from 
22d Street to 55th Street. Except for a half-mile break, between 30th and 35th 
'Streets, public housing developments extend the entire distance. This con
·centration accounts for 7,213 units, 2.6 percent of all units presently occupied 
or planned in the city. 

Although no officially stated policy exists which gives evidence for "contain• 
ment," it is apparent that practice by the Chicago Housing Authority and the 
dty council results in this end. If the present practice prevails, therefore, ad
ditional public housing construction will be undertaken only in terms of a 
program which builds such housing within ghetto walls. 
The Federal Housing Administration 

The Federal Housing Administration has a fundamental influence on the 
direction and scope of housing programs in Chicago. 

Through its credit aids made available to builders and the house-buying 
public, the FHA. has strongly influenced racial patterns, mainly in the direction 
ot increased segregation. In its earlier years, the FHA operated on the policy 
that mixing of the races in neighborhoods was socially undesirable and a threat 
to financial stability. It strongly recommended that all land in the vicinity of 
a mortgage-insured development be covered by race-restrictive covenants. This 
urging contributed, in large measure, to the spread of such agreements (until they 
were declared unenforceable by t he Supreme Court in 1948). 

In the postwar era, FHA retreated from that policy and declared for "equality 
of opportunity to receive the benefits of the mortgage insurance system * * * 
irrespective of race, color, creed, or national origin.",. 

Open occupancy developments are now officially approved by FHA.. However, 
it does not withhold credit aids in an attempt to discourage or halt the practices 
of segregation and discrimination by builders or lenders. Thus, the role of the 
Federal Government remains a major factor in the maintenance of segregated 
housing patterns in Chicago. 

"Federal Housing Administration, message from FHA Commissioner to be read by
lnsurinl! office directors at NABB local meetings relating to providing homes available to 
minorities, July 16, 1954. 
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Urban renewai 
This subject is consideroo at length in the report, "Urban Renewai and the 

Negro in Chicago," published by the Chicago Urban League in June 1958. This 
document is appended to ·this statement. 

THE URBAN LEAGUE'S CONCEBN WITH THE CHICAGO URBAN RENEWAL PROGRAM 

The purpose of the Chicago Urban: League, broadly stated, is to strengthen the 
democratic way of life through improvement of race relations, and to establish as 
a living reality the American creed of "equal opportunity for all." 

A basic part of the Urban League program, therefore, is the establishment o:f 
the principle that the right to secure a decent home in a decent neighborhood is 
a universal right possessed by all-Negro and white alike. 

The Chicago Urban League believes that the fulfillment of this principle is not 
only essential to those Chicagoans who are now disadvantaged, but is vital to 
the health and welfare of the entire city. 

The league is, therefore, entering upon the preparation and publication of a 
series of housing studies which will present and correlate the essential data 
for a wholesome and democratic approach ,to solution of Chicago's housing 
puzzle. 

This first report in the series deals with urban renewal, one of the most 
critical and most widely misunderstood phases of the overall housing problem. 

Statement of purpose 

For many years, Chicago has been faced with an even more severe housing 
crisis, centered particularly in certain areas and affecting, for the most part, 
certain groups of citizens. 

In its attempt to meet this crisis, the city has not only failed to find a general 
eolution, but even worse, has not been able to keep the crisis from becoming more 
serious, year after year. 

In this report, the Chicago Urban League is assaying one of the major imple
ments which Chicago has employed in its attempt to alleviate the housing crisis 
by the clearance of the most seriously blighted areas-the urban renewal process. 
We are considering here the balance sheet of gains and losses which urban 
renewal has thus far given the city, with a view to making it more wholesomely 
productive. 

Like other large cities, Chicago, faced with an unprecedented ra te of decay 
in its housing, has been making increased use of the "tear-down-and-rebuild" 
technique to try to clear away its slums. This method has been almost uni
versally accepted as a necessary process for saving our cities from the decay, 
deterioration and potential death caused by blight, outmoded transportation 
and decreasing tax revenues, and is quite generally considered as a necessary 
basic step in rebuilding our cities. 

The Urban League concurs in this general evalution of urban renewal. 
However, the Urban League must retain a critical point of view on the specific 

methods which Chicago employs in its urban renewal program. The league 
must ask whether urban renewal, as now practiced in Chicago, may not actually 
be creating new slums faster than it is tearing down old ones. The league 
must consider whether gains made by 'building the shining new areas may not 
be more than offset by the hurt which they create in terms of human values, 
The league must ,assay very carefully the far-reaching effects of urban renewal 
on the lives of the many families it displaces, especially the Negro families, 
who most often become the D.P.'s, and who, on the whole, have been hurt far 
more than they have been helped by urban renewal. 

Facing these questions, the Urban League can only conclude that urban 
renewal, as conducted up to now, in Chicago, is working great and undue hard
ships on the Negro population, and, on balance, is working more and more harm 
on the city as a whole. Basically, this conclusion arises from observation of 
the results of the pattern of r acial segrega tion which Chicago now practices 
to an extent unmatched by any other large American city, North or South. 
So long as this pattern persists, urban renewal cannot achieve its great poten
tial for good because residental segregation distorts the fundamental purpose 
of urban renewal by making it function within artificially restricted limits, 
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and without the necessary utilization of citywide resources. Thus the principle 
of "land clearance" is perverted to "Negro clearance," and the great principle 
of renewing the city's physical structure, and rebalancing and increasing its 
housing supply is inevitably defeated. With residential segregation, and the 
consequent ghetto-ization of the fastest growing segment of the city's popula
tion, slum clearance tends to spread blight, rather than to cure it-and urban 
renewal, despite its good intentions and its great possibilities, becomes a dis
tortion and a false promise.

In this report, the league analyzes urban renewal in Chicago from this point 
of view. 

The report will review the basic population trends underlying the housing 
problem, the patterns of Negro residential placement, the effects of residential 
segregation on Negroes, the effectiveness of the city's efforts to find housing for 
families displaced by urban renewal, problems of code enforcement, the admin
istrative structure of the responsible agencies, the responsibilities of govern
ment leaders, and related matters. 

Specific emphasis, here, will be on the development of "the workable program" 
in housing-and the related need for a comprehensive, master plan for Chicago, 
in which the solution of the housing puzzle will no longer be considered as a 
separate, isolated problem, but as a part of the larger problem of correlating all 
phases of the task of building a wholesome, prosperous, democratic community 
for all Chicagoans. 

The essential facts, in brief 
What are the essential elements of the situation which Chicago now faces in 

its efforts to make urban renewal provide maximum benefits in Chicago's efforts 
to provide housing in adequate supply and decent quality for all its citizens? 

The gist of the situation, stated as briefly as possible, is that the hundreds of 
millions of dollars which Chicago spends on urban renewal cannot produce the 
necessary results so long as the city has no adequate plans for the provision 
of replacement housing for the families it dislocates-and that urban renewal is 
critically handicapped so long as Negroes, who constitute the overwhelming 
majority of the displaced, do not have equal access to the entire housing market. 
Therefore, Chicago must face the fact that urban renewal as now practiced 
here is canceling out much of its great potential for good by forcing new slums 
to develop in place of those it clears. 

Supporting this view is the very clear chain of 11 basic facts which follow 
(and which are amplified and supported by more complete data in the body 
of this report) . 

1. Chicago has become the most segregated major city (over 500,000 popula
tion) in the United States. 

2. Negroes in Chicago live in much less satisfactory housing than whites, and 
this condition has become worse in the years since 1950. Moreover, Negroes 
pay more than whites for equivalent kinds of housing. 

3. There is a distinct geographic coincidence between Chicago's urban re
newal programs and areas of Negro residential concentration. (See accom
panying map.) 

4. An important element of the workable program is that its activity be part 
of an officially stated comprehensive plan for the development of the city. Such 
a plan does not now exist. 

5. In the period from 1948 to 1956, approximately 86,000 persons were dis
placed by various urban renewal projects. It is estimated that 67 percent of 
these relocatees were Negro. This means that over 11 percent of the Chicago 
Negro population of 1950 was forced to relocate in an 8-year period. 

6. Chicago's approved and planned (1958-59) urban renewal program en
visions the future additional displacement of 131,000 persons. Negroes will 
comprise approximately 86,000 persons of this staggering total (in addition to 
the other increments of increased demand for housing-the Negro population 
increase by excess of births over deaths of about 14,000 per year, plus the Negro 
immigration of about 18,000 per year). 

7. Program projections of relocation prospects have been based on a vacancy 
rate for the entire city. To Negroes, this is tragic hyprocrisy. Not being free 
to take advantage of the total available vacancies they double up in areas of 
transit ion, thereby facilitating the slum cycle through more extensive use. 

8. There is no substantial program, even in the formative stage, to provide 
the necessary homes available to Negroes, either by private enterprise or public 
action. 
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9. Negroes in Chicago who are able to buy or build homes are largely cut off 
from normal selection and normal financing. 

10. Chicago Negroes who seek to rent are limited to a restricted area, and 
within this ghetto must compete with each other for the artificially restricted 
supply, thus compounding the existence of overcrowding. 

11. The emphasis which urban renewal bas placed upon slum clearance bas 
resulted in no new housing construction on predominantly vacant land, except 
for some public housing units. This bas helped to create the overcrowding and 
conditions of blight in areas adjoining clearance areas. Moreover, no net gain 
in available housing units bas resulted from this emphasis on clearance, rather 
than vacant-land construction. 

These 11 points are amplified and supported by comprehensive factual data 
in later pages of this report. 

The Chicago Urban Leag1ie's recommendati ons for action 
Facing the conditions just outlined, the Urban League must now present 

specific recommendations for action. 
These recommendations are presented here, for the first time, in the form 

of statements of principle on each of the critical aspects of the situation. 
Following these statements of principle and policy, the league will subse

quently develop more detailed recommendations for the approach to specific 
areas, projects, and plans. 

Broadly stated, the league's recommendations aim to chart a path for both 
immediate and long-rang progress, on the basis of three fundamentals: 

(a) As to the housing problem, in general, we believe that the creation of a 
free housing market is an absolute essential without which there can be no ade
quate cure for the city's housing ills. 

( b) As to urban renewal as a cure for the slum evil, we believe that the focal 
difficulty in making urban renewal deliver its full potential for good is found in 
the fact that the overwhelming majority of those affected by urban renewal 
are Negroes and that, consequently, urban renewal within a pattern of residen
tial segregation can for the 1µost part serve only to compound the slum situation. 

(c) As to relocation, results of the program as it is now being carried out in 
Chicago fall far short of its assigned goals. Achievement of these goals cannot 
be attained without major reorientation of policy on an open-market basis and 
reorganization of administration based on new definition of authority and cen
tralization of administration. 

With these three points of basic policy in view, the league offers 11 governing 
points for improvement of the process of urban renewal and relocation in 
Chicago. 

1. The present urban renewal policy of building only in the areas where it 
tears down should be replaced by a policy which includes the use of available va
cant-land areas to provide decent housing for those displaced by clearance prior 
to demolition. To implement such a policy, the appropriate government agen
cies such as the Land Clearance Commission and Chicago Dwelling Association 
should proceed at once, consonant with established law, to assemble tax-delin
quent and other vacant lands for this specific purpose. 

2. In the selection of sites for public housing, the Chicago Housing Authority 
and the city council should plan and act in the interest of the city as a whole, 
without surrender to the demands of special-interest groups or organizations 
which seek to restrict the right of free movement of minority-group citizens. 
Thus, a major objective of public housing site selection mu t be to mininlize, 
rather than to intensify, the concentration of Negroes in line with the legally 
declared policy of the city as enunciated, by the city council itself, in the Mu
nicipal Code of Chicago, chapter 21, which reads: 

"The city council finds that prejudice and the practice of discrimination 
against any individual or group because of race, color, creed, national origin, 
or ancestry menace peace and public welfare. • • *." 

3. All public agencies engaged in seeking housing for relocation families 
should abandon their present policy of limiting the relocation of displaced Negro 
families to the so-called Negro areas and should proceed to utilize the total 
Chicago housing market for relocation of these families. 

4. Wherever government action involves redistribution of population, it should 
aim to make such redistribution help in reducing not only the population density 
but also the concentration of racial groups and the resultant preponderance of 
segregation in education and in other community activities. 
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5. The express intent and action of all government bodies and officials should 
be clearly aimed toward the end of residential segregation in the establishment 
of a free market, and the leaders of government bodies should assume full 
responsibility for enunciation and implementation of this policy. 

6. .A.s the public officials who have the responsibility for enforcement of the 
policy enunciated in the Municipal Code of Chicago, chapter 21, the mayor of 
Chicago and other appropriate leaders of government should declare and promote 
a policy of open occupancy and a free market in housing ; should assume leader
ship in calling upon such key groups as the homebuilders, the lending agencies, 
the real estate operators, and others to back the program of increasing Chicago's 
housing supply by demonstrating private housing developments with open 
occupancy in all areas of the city. 

7. Relocation activities in Chicago, now divided between several agencies 
within the city, should be centralized in one relocation authority. Because of 
the frequent lack of correlation as to site needs, timing of demolition and con
struction, and relocation of the families involved, Chicago's relocation activities 
should be systematically timed by this central authority, with all these elements 
in mind. 

8. In order to prevent relocation from causing further overcrowding of slums 
or the spreading of overcrowded slum conditions into presently standard adja
cent areas, the municipal housing code and the governing regulations set up by 
Federal authority should be strictly enforced. Such enforcement should be 
thoroughly policed by all responsible government agencies, at all levels, with 
resort, whenever necessary, to the powers of the U.S. Comptroller General's 
Office, which is directly charged by Congress with the responsibility for policing 
relocation expenditures to insure conformity to Federal standards and 
recommendations. 

9. When urban renewal involves the acquisition of owner-occupied homes, a 
large proportion of the displacements affect Negro homeowners, who are seriously 
disadvantaged in their search for and purchase of suitable replacement homes. 
Under the present practice of enforced sale, the appraised market value is 
grossly inadequate for these families to acquire comparable housing. These 
families suffer undue hardships. Hence, the acquiring agencies in such cases 
should apply the rule of "fair replacement value" in determining its purchase 
price, in order that its clearance actions may not hinder or discourage the highly 
desirable objective of continued homeownership among the families being re
located. If additional legislation is needed to accomplish this, it should be 
enacted. 
Ercplanatory note 

Officers of the league have ordered further study on recommendation No. 9 
only. The league recognizes the very serious extra financial burden placed upon
the Negro homeseeker in Chicago who, with rare exceptions, must pay an inflated 
price for shelter inside the ghettos and outside and both in terms of rental 
and purchase. 

When urban renewal involves the acquisition of owner-occupied homes of 
Negroes, these persons are seriously disadvantaged. Their homes are appraised 
and taken for a fair market price but they must pay for replacement (because 
they wear the badge of color), an amount well in advance of the fair market price. 

Specific recommendations for remedy of this unfair practice will await further 
Chicago Urban League board action. 

Therefore, item No. 9 as it appears above is not to be considered a part of the 
recommendations at this time. 

10. The Department of City Planning should give priority to the development 
of a comprehensive plan for overall physical development, of which housing, 
urban renewal, and relocation are integral parts. Progress reports on such 
planning should be publicly submitted, at least annually, and qualified citizens' 
groups should be encouraged to study and discuss developments with the De
partment of City Planning and the mayor. 

11. In connection with the above proposals, an official Citizens Committee on 
Urban Renewal and Relocation should be formed, for the purpose of examining 
the policie • and operation of all phases of the urban renewal and relocation 
program, advising the Government agencies concerned, and reporting its findings 
to the public. This committee should be organized by the mayor as a delegate 
body, such as the Mayor's School Board Screening Committee, with representa
tion from a broad range of civic organizations, organizations concerned with 
intergroup relations, minority groups, social agencies, business, and labor. 
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Population ancl Negro residential concentration 
The significance of population characteristics in discussing housing is a vital 

one. The pressure created by increasing population movements in and around 
the city demand an understanding of these characteristics. Moreover, the pic
ture for nonwhites, who constitute the overwhelming majority of this increase. 
exacerbates the problem. 

Housing will become an increasingly vital issue in the years to come. A glance 
at the expanding population which must be sheltered demonstrates this. (See 
population table in appendix.) 

The total population of Chicago was estimated to be 3,789,000 in 1955."' The 
nonwhite population of the city approaches the one million mark. By 1965 it is 
estimated that the city will contain 929,000 and the entire metropolitan area 
1,119,000 nonwhites. This will be out of a total estimated 1965 population of 
nearly 4 million in the city and 7 million in the Chicago metropolitan area. 

Nonwhites as a proportion of the city's total population has increased 
greatly. In 1900 nonwhites were 1.8 percent of the total city population; in 
1950 they were 14.1 percent of the total; in 1956 they were 19 percent; and by 
1965 it is estimated that they will be 23 percent-almost one-fourth. 

In the suburban area the proportional picture has been more static than in 
the city. In 1900 nonwhites were 1.3 percent of the total population; in 1950 
they were 5.1 percent of this total; in 1956, 5.7 percent, and by 1965 it is 
estimated that they will be 6.4 percent of the tota l population. 
Negro r esiclential conce-ntrn,tion in Chicago" 

Between 1898 and 1950 there was a steady rise in Negro residential concen
tra tion, which leveled off between 1940 and 1950, because of a rapid transition 
of neighborhoods from white to Negro occupancy. 

Chi cago's concentration r elative to other cities " 
In an index of segregation , conducted by Willis and Bell, which examined 

Negro re identia l ·egregation in metropolitan areas, Chicago rated highest 
in citie over 500,000 population. 

This trend (unle rever ed ) toward increased metropolitan concentration 
indicates that four-fifths of the Negro population will be concentrated in the 
city by 1965, while only one-half of the white population will be left in the 
city, the remainder having been diffused to the suburbs. 

R easons for incr easecl concentrat i on of Negroes " 
While 1 verty and self-segregation have some effect on the increased con

centration of egroe , restrictive action, or manipulation, is the key factor in
volved, accordino- to Wallace. 

Although the income structure of the Negro popula tion is less than one-half 
that of the white, there are still a significant number of Negroes who are 
economically capable of moving out of the concentration. 

Some suggest that the desire to "be with their own kind" applies to Negro 
segregation patterns as well as to European groups. However, after the initial 
entry of Italian and Polish born into Chicago, they had a tendency to diffuse. 
Negroes experienced an opposite trend. Self-segregation, where it exists, is 
the r esult of re trictive action. 
Crowding in dwelling 1mits occ1ipiecl by Negroes 10 

During the 1940-to-1950 decade the total population increased 6.6 percent 
and the unmber of dwelling units 14.5 percent. However, while the white popu
lation actually decreased 0.1 percent, whites occupied more dwellings in 1950 
than they did in 1940. The nonwhite population increased 80.5 percent while 
there was an increase of only 72.3 percent in the dwellings that were Negro 
occupied. 

15 These are l1igh projections, of population done by the Chicago Community Inventory
and the Scripps Foundation. The 1955 nnd 1965 projections are based on Donalcl J. 
Bogue's, "An E t!mnte of 111etropol!tan Chicago's Future Population: 1955 to 1965,"
University of Chicago and .Miami University, 1955. 

'" David A. Wallace, Unpubli shed thesis, "Residential Concentration of Negroes In Chi
cago," Bnrvarcl UniYersity, 1953. (On microfilm at University of Chicago Library,) 

37 Wendell Bell and Ernest M. Willis, "The Segregation of Negroes In American Cities: 
A Comparative Analysis," In "Social and Economic Studies." Institute of Social and 
Economic Research, Unive rsity College of the West Indies, J amaica, British West Indies,
.March 1957. Based on studies conducted at Northwestern University, Evanston, Ill. 

,. Wallace, op. cit. 
1• Otis Dudley Duncan and Beverly Duncan, "The Negro Population of Chicago," Univer

sity of Chicago Press, 1957, p. 79. 
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While the nonwhite population increased, the dwelling units occupied by 
them failed to increase at the same rate.20 Whites, on the contrary, decreased 
in population but increased their number of occupied units. Stated statistically, 
whites occupied 419.7 dwellings per 1,000 adult population in 1950, an increase 
of 32.5 dwellings from the previous decade. Negroes, on the other hand, occu
pied 372 units per 1,000 adult population in 1950, which was a decrease of 11.1 
units from 1940. Thus, what was unequal in 1940 was increasingly unequal 
in 1950. 

Between 1940 and 1950 overcrowding and rent rates increased considerably 
faster for nonwhites than for whites, and nonwhites got less desirable housing 
than whites. This did not seem to be entirely a function of income, since non
whites apparently can pay a rent nearly equal to whites for this inferior hous
ing, in spite of the fact that it takes a disproportionate share of the Negro's 
income. 

Fifty three percent of Negro housing was substandard or dilapidated, while 
15 percent of white housing was of this nature. 
Residential succession by race related to changes in housing characteristics, 

1940-50 
Residential succession of race takes place when one racial category of the 

population replaces another as residents of an area. The concern here is, of 
course, with Negro-white relationships. 

The expansion of the Negro residential concentration never quite kept pace 
with the population growth. Once a small area had 10 percent of its residential 
,occupancy reported as nonwhite, it tended to increase this proportion at various 
rates of increase from a low to a high. When a small area reached between 
25- and 75-percent Negro occupancy it rather uniformly experienced a large 
increase (20 percent or more) in its proportion of nonwhite occupancy. 

Studies indicate that as Negroes enter an all-white residential area, the resi
<lential density increases. However, the increase j.s slower than in subsequent 
stages of transition." Crowding is most severe in the middle stages, and levels 
off at the later stage, having reached some sort of saturation point."' Rent in
creases are highest in the early stage of transition, and decline in subsequent 
stages.23 Competition between Negro and white is strongest in the earlier stages. 
The migrant •• 

Most Negro migrants to the Chicago area enter areas of established Negro 
residence. The movement of Negroes into formerly all-white areas is led by 
those who have lived some time in the city. 

These studies of the nature and extent of increasing Negro residential segre
gation suggest an implication relating it to the impact of urban renewal. With 
Negroes not being able to avail themselves of the normal selective process for 
housing, and the consequent doubling up, the development of the slum cycle is 
facilitated. Urban renewal, because of its primary impact as presently im
plemented in areas of Negro concentration aids in this process. 

URBAN RENEWAL AND THE WORKABLE PROGRAM 

Urban 1·enewal and Negro residential segregation 
The increase in nonwhite population in the city and the consequent increase 

in residential segregation has special meaning and impact on the workings of 
urban renewal. And since urban renewal has, up to now, had primary impact 
upon the communities of high Negro density, the Chicago Urban League has a 
special concern for understanding urban renewal and its implications. 

This section of the report will be concerned with probing the workable pro-
gram and these elements of it: 

Codes and enforcement. 
Housing for displaced persons . 
.A. comprehensive physical plan for the general development of the 

community. 

30 Otis Dudley Duncan and Beverly Duncan, op. cit., p. 77. 
P1 Ibid., p, 245. 
"" Ibid. , p. 246. 
23 Ibid. , p. 252. 
'" Ibid., p. 13. 

https://stages.23
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Deftnition of renewal 
The definition of urban renewal to be used here ls roughly the one implied 

by the map in the appendix. The map includes not only projects supported by 
Federal funds, but all major projects falling under this definition: 25 

"• • • the revision or replacement of an existing land use and population dis
tribution pattern through the acquisition of a predominately built up area, and 
the clearance and rebuilding of this area • • *" 

We accept the above definition of urban renewal tentatively in order to 
establish an operational basis for analysis of urban renewal. The Metro
politan Planning and Housing Council of Chicago is the source for urban re
newal project information on the map.

In summary, the map indicates the location of such items as expressways, 
major developments, slum clearance areas, public housing, and publicly assisted 
middle-income housing as being urban renewal. Conservation areas were sep
arated out as projects to stem the growth of blight and are not necessarily total 
renewal under our definition. However, they a re presented because conserva
tion programs seem to be intimately tied to the general renewal program. 

The worlcable p-roura1n 
The workable program was devised to assure that certain aspects of the urban 

renewal program aided by Federal funds would be safeguarded. In other words, 
that slum clearance would not, in effect, cause more slums. The workable pro
gram when certified by the Federal Government for an area is a necessary 
prerequisite for the granting of Federal funds. 

The President of the United States included in his message to Congress recom
mendations now embodied in the Housing Act of 1954 which said in part: 

"In order to clear our slums and blighted areas and to improve our com
munities, we must eliminate the causes of slums and blight. This is es entially 
a problem for our cities. However, F ederal assistance is justified for com
munities which face up to the problem of neighborhood decay and undertake 
long-range programs directed to its prevention." 

The workable program which was implied in the above quota tion from the 
President is explained in a report entitled, "How Localities Can Develop a 
Workable Program for Urban Renewal." This Government document is an 
excellent frame of reference with which to understand the impact of renewal.'" 

Codes and, enforcement 
One of the keys to the success of any renewal program is the enforcement of 

codes and standards set up by local public agencies. Pressures by certain 
private interest groups (owners of slums or near-slums) to break down the 
enforcement pattern must always be dealt with. Following is some evidence 
of the breakdown of code enforcement. 

The Comptroller General of the United States has issued a report on the 
efficiency of local public agencies in the control of slum generation in Chicago. 
A few quotes on these findings are illuminating :" 

"URA (Urban Renewal Administration) officials also expressed concern 
regarding the inadequacy of the city's code enforcement and conservation pro
grams which fa iled to fully (a) protect racial transition areas from over
crowding through code enforcement, ( b) encourage conservation programs for 
more of the racial transition areas, and (c) prevent further overcrowding of 
areas adjacent to slum clearance areas. URA officials recommended, as a pre
requisite to the execution of capital grant contracts for these projects, that the 
LPA (Local Public Agency) submit full information on the city's plans and 
programs for correcting the previously mentioned adverse condtions." 

One more piece of evidence indicated that code violation reporting was not 
being followed up. The Comptroller General of the United States reports 
further: 28 

"Our review of the relocation records of the Michael Reese Hospital project 
showed that some families had voluntarily moved from the project area into 
accommodations, near or immediately adjacent to the project area. These
accommodations did not meet the LPA standards for decent, safe, and sanitary 

f"' Based upon F. Stuart Chapin, Jr., "Urban Land Use nnd Planning," Harper & 
Brothers, Publishers, New York, 1957, p. 231. 

20 Published by the Housing and Home Finance Agency (December 1955).
"'These quotes are from Report on Audit of Chicago Regional Office, Office of the Ad

ministrator, Housing and Home Flnnnce Agency. For the Fiscal Year ended June 30, 1955. 
Comptroller General of the United States. 

29 Ibid. 
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permanent housing. No evidence was found in the LPA's relocation records 
to indicate that the substandard condition of the dwellings had been reported 
to the city's code enforcement units. 

Further inquiry on the subject produced a statement that verbal reports 
were made to local code enforcement officials, but that nothing else was done. 
An exchange of letters between the office of the Comptroller General, the Act
ing Commissioner of the Urban Renewal Administration and the Regional Ad
ministrator of LPA programs failed to r eveal any real plans for notifying in 
writing code enforcement officials when relocatees were housed in substandard 
dwellings. 

The above data at least indicates that code enforcement is not one of the 
more important tools being used to create standard housing for the people of 
Chicago. The important questions that we must ask and get meaningful 
answers to are : 

1. How many dwellings in the city of Chicago are standard (including occu-
pancy) in terms of city codes? 

2. How many dwellings are substandard? 
3. What is the r ate by which dwellings are becoming substandard? 
4. What penalties have been imposed in the enforcement of the city codes? 
5. How many dwellings have been brought up to standard through code en

forcement? 
6. What has been the trend toward substandardness in the Negro residential 

concentration relative to the white areas? What picture do we get in terms of 
residential areas in transition from white to Negro? 

7. Vi'here answers are available to these questions are they in a form so that 
interested agencies may use them for r eferences in their day-to-day work? 

While these pieces are just fragments of the total picture, they are sample 
enough to encourage a full-scale investigation of the problem. 

H ousinu for displaced, persons 

Nmnber of persons displaced by progra,m 
One of the most dramatic aspects of the renewal program deals with the 

displacement of persons living on clearance sites designated for public improve
ment of one kind or another. The mere description of the number of persons 
involved indicates the magnitude of the problem. 

Based on a report by the Office of the Redevelopment and Housing Coordi
nator, it is estimated that 23,894 families and 7,101 individuals had been dis
placed from 1948 through 1056 in the total physical renewal program. This 
includes the programs from 1948 of the Board of Education, Chicago Dwellings 
Association, Chicago Housing Authority, Land Clearance Commission, Chicago 
Park District, De La Salle Institute, Department of Buildings, Highway De
partments, Illinois Institute of Technology, Medical Center Commis ion, Michael 
Reese Hospital, and the Veterans' Administration. This conglomerate of 
organizations, with varying standards for the relocation of persons displaced 
by their individual programs, have displaced an estimated 6,000 persons. 
A number of persons equal to or greater than the 1950 population of the capi
tal of Illinois-Springfield.

Of this number, approximately 58,000 or about two-thirds are estimated to 
be nonwhite. Exact figures on the proportions that are nonwhite are not avail
able from the organizations doing the displacement and relocation. 

One big question is whether these figures are correct estimates in terms of 
total numbers and the proportion that is nonwhite. Certain sources state that 
an area that has been designated for clearance is emptied almost immediately 
by some residents. Generally, the person moves so quickly that he is not 
<:ounted as a relocatee but he is nevertheless a part of the displacement prob
lem. Some interpret this early evacuation as an indication that there is not 
too much of a housing problem. Others interpret this as being a case of 
recognition by some of the displaced persons that there is -a housing problem 
and they leave early in order to get the best of the available supply. In any 
event, there are grounds for thinking that the above estimates of the reported 
population displaced are less than the actual population displaced. 

Another big question is the allocation of resources for the proper relocation 
of displaced persons. Symbolic of this is the almost total lack of adequate 
reports on the characteristics of the relocatees. One exception to this is the 
report by the Chicago Housing Authority entitled "Relocation of Site Residents 
to Private Housing," November 1955. Relatively comprehensive reports like 
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the one cited do generate more public confidence in relocation activities of 
agencies. 

The current relocation load of all agencies will create a demand for re
housing greater than that of the period from 1948-56. It is anticipated 20 that 
between January 1, 1958, and December 31, 1959-a 2-year period, a total of 
36,000 families will be compelled to seek housing from sites that are approved 
or will be approved during the period. If the normal family size of 3.3 persons 
obtains, we can project the total to 119,000 persons. No estimates are available 
for unrelated single persons, however, past relocation experience indicates that 
these individua ls represent approximately 10 percent of the total relocation 
population load. Thus, 12,000 single person households will be similarly 
affected. This staggering total of 131,000 Chicagoans will be displaced and 
require housing. This is equal to the 1950 population of Gary, Ind. Of this 
131,000 relocatees, it is estimated by the Office of Housing and Redevelopment 
Coordinator that 55 to 65 percent are nonwhite. This means that between 
72,000 and 85,000 Negroes will require rehousing. 

The above facts support the need for an insistence on the most elaborate type 
of organization of both people and facts in order to satisfactorily effect the 
relocation of these displaced persons. They further support the need for an 
insistence on the presentation of the total facts to the people and their agencies 
so that a constant appraisal may be made of the renewal program in terms 
of population displacement. 
Symptoms of poor relocation policy and, practice 

The Chicago Plan Commission in a recent report plays up some of the signifi
cant aspects of the relocation problem. A summary of some of the ideas 
generated in this report are as follows :00 

A significant number of persons, who have been removed from areas because 
of the urban renewal clearance program, have not been relocated in satisfactory 
housing. 

Considerable economic stress has been laid upon a significant number of fami
lies displaced by the relocation process. This economic hardship has the poten
tial for creating serious problems, e.g., the doubling up of families to pay high 
rents. 

The great majority of displaced families were nonwhite, for whom the quest 
for adequate housing is nearly always a problem. 

There is substantial evidence that the relocation process is contributing to 
the further concentration, enlargement and institutionalization of the present 
Negro residential concentration.31 

One of the necessary elements of the workable program is that there be 
adequate rehousing of families displaced by urban renewal. This is a 
prerequisite to the di bursement of some federal funds for urban renewal. 

Further problems were revealed in the Comptroller General's report previ
ously cited. In a section of the report entitled "Adequacy of LPA's [local public 
agency's] Relocation Activities Not Determined by URA [Urban Renewal Admin
istration ]" the following fa cts were revealed: 

1. The Comptroller General's office was concerned with getting some sort of 
sample of the situation. 

2. Examination of eight families which were designated as self-relocated and 
in private-rental standard housing uncovered errors in record. Five of the 
families were actually in substandard dwellings. 

3. The local public agency decla red that it was in error but declined to say 
a review of its program might be in order. 
The need, for a comprehensive master plan for the growth of the city 

Life in present-day America is very much predicated on the concept of plan
ning. Million dollar corporations market new products only after extensive 
research and planning. The Federal Government, in all its operations is 
involved in the planning process. Municipalities, large and small, conceive 
and execute rebuilding schemes after intensive planning. 'l'hus, planning as 
a means to the "better life," is an acceptable and essential tool. 

What have the planners-or, more correctly, those who control planning 
policy and direction-designed for the citizenry of Chicago? Chicago has not 

""By Houslnir and Redevelopment Coordinators Office, 1957. 
30 Based on Rept. N<Y. 2, Chicago Pinn Commission, A Report On Relocation, Chicago,

1()57. p. 22. 
31 Substnntlatlon of this will be found In the Comptroller General's report cited above 

nnd In the Chicago Housing Authority report cited In this section. 

https://concentration.31


870 

yet achieved a comprehensive city plan showing in outline form the future 
development, indicating how areas should be treated (clearance, rehabilitation, 
conservation), and showing the ways in which neighborhoods should be redevel
oped and renewed. In the meantime, decisions regarding urban redevelopment, 
public and private housing, commerce, industry, transportation, and community 
facilities are often being made without regard to the standards required for 
sound future growth and in a pattern which may not readily fit into the com
prehensive plan, if and when it is completed. Densities in public housing proj
ects, for instance, are so high and public open spaces so lacking that these 
projects will almost certainly be regarded as substandard 20 years hence and, 
in fact, are so regarded today by many. Also, the selection of sites on which 
public housing is built seems to be motivated by a de ·ire to contain Negroes, 
who occupy the bulk of public housing, within the walls of the existing Negro 
ghetto. This is not sound planning. 

Analysis of urban renewal project data shows that instead of a comprehensive 
master plan we are presented with spotty programs aimed at the alleviation of 
conditions within a given community and without adequate relation to their 
effect on neighboring areas or the city as a whole. Often the decision as to 
which neighborhood gets a program is dependent upon the concern of its loca l 
citizenry and the expression of that concern into a demand for action. Today 
in Chicago there are many commmunity areas with high concentrations of sub
standard housing which remain untouched by urban renewal or other programs. 

In order to document this lack of planning, the following excerpts of a speech 
by Dennis O'Harrow, executive director of the American Society of Planning 
Officials, are offered. This expert on planning spoke before the annual meeting 
of the South Side Planning Board on May 2, 1957. He said: 

"The w.illingness and desires of the citizens of Chicago to use planning to pro
duce a better city are about as clear as they could possibly be. In fact, I cannot 
think of any city in the United States in which there is one-half as much citizen 
activity along the line. 

"I said before that effective planning requires agreement by both citizens 
and the city government that they want it to be effective. It seems to me that 
the citizens have demonstrated their interest over and over agian. What about 
the city government? 

"I must confess that it has not been equally clearly demonstrated that the 
Chicago city government has either the desire for or faith in planning that the 
Chicago citizens have * • • there is no stated plan by the city government look
ing toward a greater Chicago. • • * 

"There must be a positive, aggressive, forward-looking interest, if Chicago is 
to grow by plan and not by chance. • • *" 

O'Harrow's concept is amply supported in a Public Administration Service 
report entitled "Reorganizing Chicago's Redevelopment and Housing." 3!? It as
serts "that organizational and administrative improvements hold promise of mak
ing accomplishment easier where the people of the city want the programs and 
where responsible public officials support them with informed and active 
leadership." 

In summary, there are millions of dollars that are being spent and are going 
to be spent for schools, roads, housing projects, and industrial developments for 
the declared purpose of renewing our central city-Chicago. However, there 
does not seem to exist what is needed most; namely, an officially stated, com
prehensive, long-range, general plan for the physical development of Chicago. 

Consonant with the need for sound, long-range, comprehensive physical plan
ning is the requirement for the same type of social planning. While much of the 
details of physical planning encompass elements of the social planning process, 
there is often a disregard for the effects of planning on the social fabric of 
the urban setting. 

In concluding comment on this section, it may be important to note why sound 
physical and social planning is important to the Chicago Urban League. In 
the first place, it would allow the league, along with other interested agencies, to 
make reasonable forecasts of the human consequences of the actions indicated 
by the plan. Secondly, it would enable the league to make constructive contri
butions to the solutions of the social problems generated. The league has a 
vested interest in the good organization of the urban renewal program. A 
better pattern of planning than we have presently would make it possible for the 
Chicago Urban League to use its resources and activities to a greater advantage 
than that of merely exposing symptoms of disorganization and faulty planning. 

30 A summary of a report to the Committee on Housing of the City Council ot Chicago,
Public Administration Service, Chicago, 1952. 
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TA.BLE !.-Population in the city of Ohicago, 011 color-En1imerations, 1900-1950; 
estimates 1951-51; and projecti-On.,, 1965-80 

Population 1 

Population group Year 
Total White Nonwhite Percent 

nonwhite-

1 Estimates ror 1951 through 1954, June 1956 press release Issued by the Housing Redevelopment Co

Enumerated population as of April•------------ 1900 
1910 
1920 
1930 

1,699,000 
2, 1 ,000 
2,702,000 
3, 376,000 

1,668,000 
2,139,000 
2,589,000 
3,137,000 

31,000 
46,000 

113,000 
239,000 

1.8' 
2.1 
4. 2 
7.1 

1940 3,397,000 3,115,000 282,000 8.3 
1950 3,621,000 3, 112,000 509,000 14.1 

Estimated population as or July•---------- -- ---- 1951 
1952 
1953 

3,637,000 
3,649,000 
3,656,000 

3,100,000 
3,083,000 
3,060,000 

537,000 
566,000 
596,000 

14.8 
15. 5 
16. 3 

1954 
1955 
1956 
1957 

3, 686,000 
3,701,000 
3,723,000 
3,746,000 

3,050,000 
3,039,000 
3,019,000 
2,997,000 

636,000 
653,000 
704,000 
749,000 

17.3 
17. 9 
18. 9 
20.0 

Projected population as or April•---------------- 1965 
1970 
1975 
1980 

3,973,000 
4,083,000 
4,213,000 
4,217,000 

3,044,000 
(')
(1) 
(1) 

929,000 

i:i 
(' 

23. -i 
(1) 

(ll(I 

1 Figures rounded to the nearest thousand . 
• From tho U.S. census taken every 10 years. 

ordinator's Office, City or Chicago. Revised estimates for 1955 and 1956 and first estimate ror 1957, "Po;>ula
tion Growth In tho Chicago Standard Metropolitan Arca," estimates and projections series No. 2, 
Chicago Community Inventory, February 1958. 

• 1965, high projections from Donald J . Bogue's "An Estimate or Metropolitan Chicago's Future Popula
tion: 1955 to 1965,'' University of Chicago and Miami University, 1055; 1070 through 1980 from P . M. Hauser's 
and 0. S. Neuman's "Projections or Population ror the Chicago Standard Metropolitan Area to 1980," 1955. 

• Not computed. 
Compiled by the research department or the Chicago Urban League, 2410 South Michigan Ave., Calumet 

lHl600, July 1958, revised from August 1057. 

TABLE 2.-Pop1dat-ion in the Chicago standard metropolitan area, by color
En11wierMions, 1900-50; estimates, 1951- 51; and projections, 1965-80 

Population 1 

Population group Year 
Total White Nonwhite Percent 

nonwhite 

Enumerated population as or April•----- -- ---- -- 1900 2,093,000 2,057,000 36,000 I. 7 
1910 2,753,000 2,701,000 52,000 I. 9 
1020 3,522,000 3,393,000 129,000 3. 7 
1930 4,676,000 4,392,000 284,000 6. 1 
1940 4,826,000 4, 491,000 335,000 6.9 
1950 5,495,000 4,890,000 605,000 11.0 

Estimated population as or July•----- - -- -------- 1951 5,593,000 4,949,000 644,000 II. 5 
1052 5,691,000 5,008.000 683,000 12. 0 
)053 5,789,000 5,067,000 722,000 12. 5 
1954 5,881,000 5,120,000 761 ,000 12.9 
)955 6,061,000 5, 267,000 794,000 13.1 
1056 6,208,000 5,365, 000 843,000 13. 6 
1057 6,348,000 5, 452.000 896,000 14. 1 

P rojected population as or April '---- ------- ----- 1965 6,956,000 5,837,000 1,119,000 16.1 
1970 7,440,000 (') (') 
1075 8,008,000 (1) (') ----------
1980 8,382,000 (') (') 

1 Figures rounded to the nearest thousand. 
2 From the U.S. census taken every 10 years. 
1 Estlmatr.s for 1951 through 1954, June 1956 press release Issued by the Housing Redevelopment Coordi

nator's Office, City or Chicago. Revised estimates for 1955 and 1956 and first estimate for 1057, "Population
Growth in the Chicago Standard Metropolitan Area,'' estimates and projections series No. 2, Chicago Com
munity Inventory, February 1958. 

• 1965, lllgh projections from Donald J. Bogue's "An Estimate or Metropolltan Chicago's Future Popula
t ion: 1955 to 1965,'' University or Chicago and Miami University, 1955; 1070 through 1980 from P. M. Haus
er's and 0. S. Neuman's "Projections of Population for the Chicago Standard Metropolitan Area to 1980,' ' 
1955. 

'Not computed. 

Compiled by tho research department or tho Chicago Urban League, 2410 South Michigan Ave., Calumet 
lHl600, July 1958, revised from August 1957, 

510547- 59--56 
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TAI!LE 3.-Po1mlation in the Chicago stand,ard, metropolitan area (ea:clud,inu 
Chicago). by color- Enumerations, 1900-1950; estimates, 1951-57; and, pro
jections, 1965-80 

Population 1 

• Estimates for 1951 through 1954, Juno 1956 press release Issued by the Housing Redevelopment Coordl• 

Population group Year 
Total White Nonwhite Percent 

nonwhite 

Enumerated population as or April•...... . ...... 

Estimated population as or July•................ 

Projected population as of April•................ 

1900 
1910 
1920 
1930 
1940 
1950 
1951 
1952 
1953 
1954 
1955 
1956 
1957 
1965 
1970 
1975 
1980 

394,000 
568,000 
820,000 

1,300,000 
I, 429,000 
! , 874,000 
I , 956,000 
2,042,000 
2, 133,000 
2, 195,000 
2,360,000 
2,485,000 
2,602,000 
2,983,000 
3,357,000 
3,795,000 
4,165,000 

389,000 
562,000 
804,000 

I, 255,000 
I, 376,000 
I, 778, 000 
I, 849,000 
I, 925,000 
2, 007,000 
2,070,000 
2,229,000 
2,346,000 
2,455,000 
2,793,000 

(') 

<'l(' 

5,000 
6,000 

16,000 
45,000 
53,000 
96,000 

107,000 
117,000 
126,000 
125,000 
131.000 
139. 000 
147,000 
190,000 
(') 
(')
(l) 

I. 3 
I.I 
1.9 
3.5 
3. 7 
6. I 
5.5 
5, 7 
5.9 
5. 7 
5.6 
5. 6 
5. 6 
6.{ 

1 Figures rounded to the nearest thousand. 
• From tho U.S. census taken every 10 years. 

nator"s omco, City of Chicago. Revised estimates for 1955 and 1956 and first estimate for 1957, "Population
Growth in tho Chicago Standard Metropolitan Area", estimates and projections series No. 2, Chicago
Community Inventory, February 1958. 

• 1965, high projections from Donald J. Bogue"s "An Estimate of Metropolitan Chicago's Future Popula· 
tlon: 1955 to 1965{ ' University of Chicago and Miami University, 1955; 1970 through 1980, from P . M. 
Hauser's and O . .:;, Nouman's "Projections of Population for tho Chlcago Standard Metropolitan Area to 
1980," 1955. 

• Not computed. 

Compiled by the research department of the Chicago Urban League, 2410 South Michigan Ave., Calumet 
6--0600, July 1958, revised from August 1957. 

TABLE 4.- Nonwhite population of the Chicago standard, metropolitan area, by 
major divisions-Enumerations, 1900-1950; estimates, 1951-57; and, projec
tions, 1965-80 

Total, Chicago Metropolitan area 
standard metro• City or Chicago outside or Chicago

Year polltan area 

Number Percent Number P ercent umber Percent 

1900... ••••••• ••••••••••••••••••••••••••••• 
1910.......• ••••••••••••••• •••••• •••••• •• • • 
1920..... · ············· .. •••••• •• ••• ••••••• 
!930............................ ........... 
1940............................ . .......... 
1950................ ..................... .. 

36, 000 
52,000 

129, 000 
284,000 
335, 000 
605,000 

100 
100 
100 
100 
100 
100 

31, 000 
46,000 

113, 000 
239,000 
282,000 
509,000 

86. 1 
88. 5 
87. 6 
84. 2 
84.2 
84.1 

5,000 
6,000 

16,000 
45, 000 
53,000 
96,000 

13. 9 
11. 5 
12. 4 
15.8 
15.8 
15. 9 

1051....................................... 644,000 
1052........ ...... .. .. .. .. .. .. .. .... .. .. .. . 683, 000 
1953.... ...... .. .. .... .. ...... ...... .. .. .. . 722, 000 
1054.................................. ..... 761 , 000 
1055...... ................................. 794, 000 
1056................................. ...... 843,000 
1957....................................... 896,000 
1965... . ................................... 1,119,000 
1070. ................................................. . 

100 
100 
100 
100 
100 
100 
100 
100 
100 

537,000 
566,000 
596,000 
636,000 
633,000 
704, 000 
749, 000 
929,000 

83.4 
82. 9 
82. 5 
83.6 
83. 5 
83. 5 
83.6 
83.0 

107,000 
117,000 
126.000 
125,000 
131,000 
139, 000 
147,000 
190,000 

16. 6 
17. I 
17. 5 
16. 4 
16. 5 
16. 5 
16.4 
17.0 

1075.................................................. . 100 
1080................................. ... ............. .. 100 

Source: See population tables I, 2, and 3 compiled by the research department or the Chicago Urban 
League. These tables show the population for each area by race. 
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TABLE 5.-White pop1aat-ion of the Chicago standard metropolitan area, by major 
divisions-Enumerations, 1900-1950; estimates, 1951--57; and projections, 
1965--80 

Total, Chicago Metropolitan area 
standard metro• City or Chicago outside or Chicago 

Year polltan area 

Number Percent Number Percent Number Percent 

1900. . .. .. .. ...... .. . . .. .. . .. ... . . .. . . . .... 2, 057, 000 100 I, 668, 000 81. 1 389,000 18. 9 
1910. ................... ................... 
1920.... .. . . . .. . . . . . .. . . ... .. .. ... .. .. . . .. . 
1930.... .. . .. .. . .. .. .. .. .. . . . ... . . ....... .. 

2, 701,000 
3, 393, 000 
4, 392. 000 

100 
100 
100 

2,139,000 
2,589, 000 
3, 137,000 

79. 2 
76. 3 
71. 4 

562, 000 
804, 000 

1,255.000 

20.8 
23. 7 
28. 6 

1940. . . ............................. ··•.. .. 
1050. . . . .. ... .. .. . . . . . .. .. . . . .. . .. . . .. . .. .. 
1951....................................... 

4, 491, 000 
4, 890, 000 
4,940,000 

100 
100 
100 

3,115, 000 
3,112.000 
3,100,000 

69. 4 
63. 6 
62. 6 

I, 376. 000 
I, 778, 000 
1,849,000 

30.6 
36.4 
37. 4 

1052............................ ·•·... .. . . . 5, 008, 000 100 3, 083, 000 61. 6 I , 025, 000 38.4 
1953. .. . . . ..... .. . .. . . . . ..... .. . . . .... ... . . 
1954....................................... 

5, 067, 000 
5,120, 000 

100 
100 

3,060,000 
3,050, 000 

60. 4 
59. 6 

2, 007, 000 
2, 070, 000 

39. 6 
40. 4 

1955................... . ········ .. ... .. .. .. 
1956....................................... 

5, 267, 000 
5,365,000 

100 
100 

3,039, 000 
3,019, 000 

52. 7 
56. 3 

2, 229, 000 
2, 346, 000 

41.4 
42.3 

1957..................... . .. ······ ·••·· ... . 
1965................................ •· ..... 

5, 4fi2, 000 
5, 837, 000 

100 
100 

2,997,000 
3,044,000 

55. 0 
52. 2 

2. 455, 000 
2, 703, 000 

45.0 
47.8 

1970.................................................. . 100 
1975. ...................................... . .......... . 100 
1980....................................... . .......... . 100 

Source: Sec population tables 1, 2, and 3 compiled by the research department or the Chicago Urban 
League. These tables show the population for each area by race. 

TABLE 6.-Number of families and single persons living on clea,rance liites as of 
Dec. 31, 1958 

Agency Total Families Ingle
households persons 

Total (all agencies)..................................... 25, 902 17, 008 8,894 
1-----1-----1-----

Chlcago Housing Authority... ... ............................. 3,656 2,295 1,361 
Chicago Land Clearance Commlsslon. ................ ........ 8,158 6,240 1, 918 
High way departments. .... . ... .. ............................. 3, 820 3, 075 745 

~~:;:ct~Mau~:m~::~~~~~.~~r.~::::::::::::::::::::::::::::: o, m 4, 3n '4, 7~~ 
Veterans temporaries. University or Chicago........... . ...... 253 253 
Department or Buildings. ..... .. . . ........................... 63 29 34 
Neighborhood Redevelopment Corp.......................... 711 674 37 

1 Includes 4,288 persons living 1n "group" households consisting of w1rclnted single persons. 

Source: Relocation tables; D. E. Mackelmann, Department or City Planning, January 1950. 
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TABLE 7.-Relocation of families (Ji') and single per.,ons (SP), 1948 
tlvrough 1958 

-----------1------------------------

1948-58 
Agency 

1957-58 1950-56 1948-49 

(F) (SP) (F) (SP) (F) (SP) (F) (SP) 

TotaL________________________ 30, 704 9,421 6,810 2, 320 21,954 6,321 1,940 

Board of Education .. ___________ ___ _ 889 346 530 169 359 177 -------- _______ _ 
Chicago Dwellings Association _____ _ 7878 16 ---- ---- ----- - -- 16 -------- --------Chicago Housing Authority. _______ _ 9, 822 2, 665 1.335 477 8,Hl4 2, 185 243 3

A. Permanent__ _____ ___________ _ 7, 464 ________ 1,385 477 5,836 2, 185 243 3
B. Veterans temporary _________ _ 2, 358 2,358 -------- -------- --------

Chicago Land Clearance Commis-
sion _______ ___ _____ __________ _____ _ 5, 750 2,127 1,142 538 4. 509 1,589 99 --------

Chicago Park District______________ _ 489 294 27 78 462 216 ------ -- --------
De La Salle Institute ________ _______ _ 60 11 ------ -- ---- --- - 60 11 -------- --------D epartment of Buildings__ _________ _ 407 181 229 128 178 53 ------ - - ----- - --
Highway depnrtments ______________ _ 9, 144 3, 133 3, 09t 911 5,460 1,445 590 777 
Illinois Institute of T echnology _____ _ 1,300 429 _ _ _ _ 1,080 429 220 --------
Medical Center Commission _. _____ _ 1, 934 86 384 8 1,250 78 300 --------
Michael Reese Hospital. . ___ _______ _ 367 122 -------- -------- 324 122 43 --------
Veterans' Administration Hospital. _ 445 -------- ------ -- -------- -------- -------- 445 --------
Corporatlou counsel•---------------- 19 11 19 11 -------- -------- -------- --------

1 Municipal parking lots. 

Source: "Status of Urban Renewal and Public Housing Projects as of December 31, 1958," by D. E. 
Mackelmann, consultant department of city planning, Jan. 22, 1959, and "1956 Relocation in Chicago,"
3d annual report by the Ofiice of the Housing and Redevelopment Coordinator, April 1957. 

Mr. JACKSON. Our next witness is Mr. Julian H. Levi, executive 
director of the South East Chicago Commission. 

TESTIMONY OF JULIAN H. LEVI, EXECUTIVE DIRECTOR, SOUTH 
EAST CHICAGO COMMISSION 

Mr. LEVI. Father Hesburgh, Dean Johnson, Dean Storey, my name 
is Julian Levi. I am executive director of the South East Chicago 
Commission, a voluntary citizens' organization. Because the time 
available has not permitted my board to clear this statement, I hope 
you take it as what I say to you personally, and I immediately dis
claim any particular expertness. 

I am neither a sociologist nor an expert in race relations. I am a 
lawyer, active in business. I have dealt with the problems that we 
are confronted with in one community for the past 7 years. 

The South East Chicago Commission from its very inception has 
been composed of citizens of all races and creeds. The members of 
that Board of Directors, incidentally, are members because of their 
personal distinctions and qualifications, not because of the accident 
of race or color. This is completely within the long established tradi
tions of our communities. The Hyde Park Council of Churches and 
Synagogues is the oldest interfaith organization in the United States. 

At its last Thanksgiving service choirs of children, young men and 
children, came into Rockefeller Chapel at the University of Chicago 
attired in the robes of five or six denominations of the Protestant 
church as well as several Jewish synagogues. The choir boys and girls 
were of all races and creeds. In many communities in this country 
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.an event o:f this character would be remarkable and noteworthy and a 
fact acclaimed as great evidence o:f good will. 

In the Hyde Park community a joint Thanksgiving service o:f this 
kind has been traditional for more than the last half century. These 
communities have been places of work and study for gifted students 
.and scholars the world over. The turban, the sari, and the robes o:f 
many :foreign lands are familiar sights on our streets and walks :for 
.generations. 

Community organizations within our community build their pro
grams around the goals of a stable interracial community of high 
standards. It is therefore a fair statement that if programs of com
munity stability do not succeed in the Hyde Park-Kenwood area, 
they probably will not succeed anywhere else at this time. 

I skip in the statement from a description of our urban renewal 
because I want to deal with what in the last 7 years certain aspects 
of our problem have become pretty clear. 

First, deterioration and obsolescence is not a racial problem. Com
munity deterioration by reason o:f the age of structures, their poor 
maintenance, the inadequacy of city housekeeping services, the lack 
o:f adequate public facilities such as schools, parks, and playgrounds, 
:and parking compounds :for automobiles will and does occur irrespec
tive of the race or color of those living there. 

In the Hyde Park A and B projects, the first of our slum clearance 
programs, of the 1,167 families in the area at the time of the proposal 
o:f the project, 1,032 were white and only 84 were Negro and 51 
Oriental, or classified as census does, otherwise nonwhite. 

In the larger urban renewal plan of the 4,371 families to be relocated, 
1,837 or 42 percent are white, 2,534 or 58 percent are nonwhite. 

Second, the problems of any one community are inevitably affected 
by events elsewhere. Our problems originate at least within the total 
Chicago metropolitan area, and an enlightened, understanding com
munity is inevitably touched and handicapped by bigotry elsewhere. 
The Board of Education of the city of Chicago in administering to 
the schools of our communities is enormously handicapped by the 
deficiencies in educational programs in the rural South. Deficient 
educational programs elsewhere in this country not only waste the 
talents of Chicago teachers in time of shortage, but even worse, handi
cap the youngster of skill and promise at a time when the national 
interest requires the encouragement of every child to the maximum 
of his ability. So long as our suburbs seek to sketch what Mayor 
Dilworth of Philadelphia calls the white noose around our central 
cities, we will be confronted by abnormal and often overwhelming 
problems. These problems are not all alike. The community that 
opposes an entrance of any particular group into its midst not only 
has problems of its own, but it generates a different kind of problem 
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for its sister communities, and I would like to note in passing, this 
was as true in the days of Adolph Hitler or Joseph Stalin as it is 
with their spiritual successors. 

Third, a generalized tolerance and good will accompanied by a 
willingness to say all of the right things in all of the right tones at 
all of the right times are not enough. The platitudes, speeches, and 
film shorts about brotherhood originating in suburbia and the gold 
coast during Brotherhood '\Veek of every year really make no con
structive contribution whatsoever. 

Fourth, our efforts to solve these problems are complicated by 
groups of people in this country today who delight in confusion and 
difficulty about race because of their dislike of our form of govern
ment. I do not believe that the Communist Party of Illinois appeared 
in opposition to the Hyde Park-Kenwood urban renewal plan because 
of a concern about the merits of the plan or an interest in those 
affected. Fellow travelers and their addlepated friends can be counted 
upon to keep the pot boiling at all times. Problems of housing put 
some strange bedfellows on the same mattress, worn with cliches,. 
rumors, and illogical views. 

Fifth, the solution of the problems of an open community within 
the Hyde Park-Kenwood context can be achieved only in terms of 
community excellence. We think, for instance, that the way to insure 
the success of an integrated school is to make that school a great 
educational institution. In all candor I sometimes think that the 
superb mathematics teacher at Hyde Park High School does more 
for integration in her training of scholars in an integrated school than 
a ton and a half of human relations experts. I think the best way 
to insure successful development of integrated housing is to provide 
values and finances comparable with the best found on the market. 
There is substantial evidence, some in our own community, that proves 
this. There is no substitute for effective law enforcement in all 
phases within a community. Many people today associate minority 
groups with the stereotype of the overcrowding of buildings and the 
lax enforcement of the law. 

The statement which I make to you which refers to the enforcement 
of single family occupancy standards in Kenwood, this has been done 
on a completely nondiscriminatory basis, and it has been effective, and 
it has resulted in a community being maintained as an integrated 
community. 

We do find that a blunt insistence upon community excellence in 
renewal and redevelopment and upon effective law enforcement can 
form the basis for long-term community improvement. Under the 
leadership of Mr. George Dovenmuehl, chairman of the Urban Re
newal Committee of the Chicago Association of Commerce and In
dustry, and the officers of the Cook County Association of Insured 
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Savings & Loan Associations, a fund of $30 million is being as
sembled to assist owners in the purchase, rehabilitation and improve
ment of properties in the Hyde Park-Kenwood Urban Renewal 
Area. Already 15 savings and loan associations have announced 
their desire to process these loans. This all occurs against the known 
fact that the Hyde Park community is and will be nondiscriminatory. 

The most valued help that our community can obtain in this re
gard at this moment would be for the Federal Housing Administra
tion to really implement section 220. It is a fact that over the past 
decades Federal mortgage loan insurance has been granted speedily 
and often as a matter of course for the developers of large-sen.le 
suburban housing projects. At the same time, owners of city prop
erties, when they seek Federal mortgage insurance assistance, are 
greeted like the character in Scott's "Quentin Durward," "But pa
tience, cousin, and shuffle the cards 'till our hand is a stronger one." 

From its inception the office of the South East Chicago Commis
sion has been the listening post and complaint box of our commu
nity. We found over the past 7 years that the residents of our com
munity on the whole have the same likes, the same dislikes, the same 
concerns, and the same aspirations. The long hearings preceding 
the adoption of the Hyde Park-Kenwood urban renewal plan made 
it abundantly clear that the people of our community were not deter
mining the issues on racial grounds. We cannot, of course, solve all 
the problems of community renewal within our boundaries. Given a 
chance, however, we might justify the wry comment of Aldous Hux
ley, "There is only one corner of the universe you can be certain of 
improving, and that is your own self." 

Commissioner llisBURGH. Thank you very much, Mr. Levi. We 
would like to ask you just a very few brief questions. 

What would you suggest in the way of really implementing 220 
of FHA? 

Mr. LEVI. That the underwriters in FHA, specifically in the Chi
cago office, have got to be instructed that these applications have to 
have top priority in handling and processing and that it is reason
able to expect an answer to a request for loan insurance in, say, 30 
days instead of much longer, which is what we are confronted with 
today. 

Commissioner HESBURGH. What is your experience in the way of 
time now? 

Mr. LEVI. Well, it is so discouraging that the private savings and 
loan associations, Father, are the ones who are filling the gap. We 
are told that it will take them anywhere from 90 days up to 6 months 
to indicate what they are and are not ready to insure. 

Commissioner HEsnURGH. The law is written, the money is avail
able. It is just a question of a judgment, isn't it? 

https://large-sen.le
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Mr. LEVI. Yes; that is right. 
Commissioner HEsnURGH. What do you think caused the delay, 

just bureaucracy? 
Mr. LEVI. I think it is partly that. I think it is partly the fact 

that the program is new, and I think also that there is a basic neces
sity for education of people in both the real estate and in the mort
gage and loan business as to what you can do in an excellent 
community situation. 

You may be interested, Father, in one detail. It will be announced 
rather shortly that the first of a group of houses totaling some 40 
in the Hyde Park A renewal project have been sold. Let me tell you 
a little bit about these purchases. The purchasers of these particular 
houses are people of all races and colors and creeds, but there is some
thing else that is even more significant, and in my way of thinking, 
furnishes the kind of solution to this problem. I don't know another 
part of the city of Chicago where you will find in this two blocks as 
many people in "Who's Who In America," as many people in "Amer
ican Men of Science," as many people who are making enormous 
contributions to the future of our civilization, and this is true, inci
dentally, not only of the white purchasers, it is true of the Negro 
purchasers. 

There was a meeting last night where they met to work with the 
architect. You know what they were talking about? Not any of 
this sociology or race relations or anything of that kind. They were 
talking about how the landscaping and the gardening could be most 
effectively done to reflect the greatest value on what they have 
achieved. 

I think these are the kinds of solutions you have to look to. You 
look to them in terms of excellence. 

Commissioner HEsmmoH. I will buy that. 
Dean Storey? 
Vice Chairman STOREY. Mr. Levi, I assume that the University of 

Chicago is within your commission area; is it not? 
Mr. LEVI. It certainly is, sir. 
Vice Chairman STOREY. You are familiar with the location of the 

American Bar Center and you know about it. 
Mr. LEvr. I certainly am, Dean. 
Vice Chairman STOREY. You may recall that a few years ago when 

some of us had the responsibility for locating the American Bar 
Center, there was a great deal of resistance even among the members 
of the bar, your professional brethren and mine, from Chicago, saying 
that it should not be located there because of the blighted area. You 
recall that? 

Mr. LEVI. I recall it precisely. 
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Vice Chairman STOREY. I think it is only fair to say from what I 
know about that area and your commission, you have made tremen
dous progress in the fields in which you are working. I think you 
are probably too modest to admit that, but your work discloses that. 

What I am getting at is this-I wasn't here yesterday. I have read 
some of the material, but throughout this testimony I continually 
hear about this group and that group, the religious groups and others, 
and nearly every one of them have made recommendations calling 
for some overall citywide solution of this problem, and that there 
should be leadership on the local level and dynamic leadership. 

In your opinion what should be done in the whole Chicago area 
to obviate some of these problems that have been discussed here, in 
light 0£ your experience in southeast Chicago~ 

Mr. LEVI. Well, the first thing, Dean, is this: This problem has got 
to be attacked on a metropolitan area basis. 

Vice Chairman STOREY. How would you do it~ 
Mr. LEVI. Well, I would do it in this way, for one thing. I would 

find a way to consolidate the Cook County Housing Authority with 
the Chicago Housing Authority, and I think I would begin by pretty 
well laying down as a principle that I was not going to locate very 
much public housing in the future in the city of Chicago, but I would 
begin to reach into suburban land. 

There is a reason for that. This land is far cheaper than land in 
the center of the city. 

Vice Chairman STOREY. It is available, too, isn't ilt ~ 
Mr. LEVI. It is available, and in addition to that, it permits then 

the kind 0£ thing which we now can't do with public housing in the 
city of Chicago. When you build public housing with high density, 
which is whrut we have to do today, the fact is, we are no longer build
ing lower income housing. What we are doing is we are building the 
equivalent of the Cook County Welfare Fund in which we aggregate 
families that are broken, in which we compound all of the problems 
together. This isn't good for the youngsters involved, it isn't good 
:for the schools, it isn't good for !the community. What we have to do 
is to find a way to eliminate city density on some of these things, and 
we have to begin to look at these problems on a complete metropolitan 
basis. 

Dean, I wonder if you will pardon one other comment I have ito 
make. I find that property owners who live in property behave much 
differently than those who do not. I find that property owners who 
live in Hyde Park behave much differently ·about their property than 
owners who do not live in Hyde Park, and I get very, very provoked 
at times at hearing our friends from Winnetka, Lake Forest, et cetera, 
saying all of the right things to us, while I know that they, them-
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selves, are contributing to lthe problem in the way that they manage 
and handle their own property. 

Vice Chairman STOREY. Thank you, sir. 
Commissioner fusmmaH. Dean Johnson? 
Dean JOHNSON. Just one or two questions. I gathered from your 

testimony and also from the material you submitted that you are very 
familiar with this Hyde Park area, and in your studies have you 
found whether or not there is any correlation between bad housing 
and crime or juvenile delinquency? 

Mr. LEVI. There is no question about that. One of the statements 
that I took out because we were pressed for time was that the bad 
area basically consists of about 20 percent. Now this 20 percent, 
which we are having to clear, contributes about 57 percent of our 
crimes of violence in the total renewal area and is the place of resi
dence for approximately ithat many of those arrested for that pur
pose. There is a definite correlation. It is so close, in fact, that we 
can take certain crimes, put them on a map, and speculate pretty well 
as to the character of housing which is there. 

Dean JOHNSON. One other question. To what extent do you think 
that Federal legislation is needed to help solve this complex problem? 

Mr. LEVI. I think that it is needed to this extent. We willingly 
and gladly have said that whatever assistance we get in urban re
newal, we pay the price for it in complete covenants against non
discrimination. I am shocked at communities which are built in out
side cities, complete FHA insurance, which end up with complete 
exclusion of certain groups. 

Commissioner HESBURGH. I might implement, Mr. Levi, by telling 
you that someone testified in New York that 1 percent of all federally 
financed housing, only 1 percent, goes to nonwhite groups, and in the 
consideration of this as public money, this is something that can 
really shock you. 

Mr. Tiffany, would you like to make a statement? 
Mr. TIFFANY. Since I wasn't here for the entire hearing, Father 

Hesburgh, I think it would be presumptuous for me to engage in 
questions. I would simply offer the comment, when I was younger, 
we used to be told that lthe largest room in the world was the room 
for improvement. It seems to have some special application in the 
field of housing today. 

Commissioner HESBURGH. Thank you, Gordon. 
Tha.nk you, 1'1r. Levi. We appreciate your coming and the in

formation you have left with us. 

EXCERPT FROM STATEMENT OF MR. JULIAN H. LEVI, EXECUTIVE DIRECTOR, SOUTH· 
EAST CHICAGO CoMMISSION OT I N CLUDED IN ORAL TESTIMONY 

These favorable factors within our communities have been constantly sup
ported and aided by the assistance of the responsible authorities of both the 
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Sta te of Illinois and the city of Chica go. Under the leadership of Governor 
St ra t ton, the Illinois Legislature led the United States in the enactment of 
-community conservation legislation such as the Illinois Urba n Commuuity Con
servation Act . Under the leadership of i\la yor Daley, the City Council of 
Chicago has enacted a seri es of essential ordinances culminating in the recent 
approval of the Hyde-Pa rk-Kenwood Urban R enewa l Plan. 

'l'he climate for t hough tful public discussion and legisla ti1•e considerati on has 
been in ured hy the rema rkabl e coverage which the Chicago metropoli ta n press 
has given to these projects. This is one of the few cities in the country wh ere 
-every newspaper ha a reporter ass igned to such news and hundreds of inches 
of copy ha ve been devoted to the subject. 

The resul t of th is effort is to channel in excess of $135 million of new public 
a nd priYate inve rments into the a rea . 

At a ll times these legislative measures have been supported by legisla tors, 
.assemblymen, and a ldermen of a ll races a nd creeds. 

'.fhe express terms of t he va rious redevelopment plans prohibit di crimina
tion by reason of race, color, and creed. 'l'hose making and commi tting fo r the 
new priva te investment do so wi th the full knowledge tha t disc1imination is 
f orbidden. 

These progr a ms have of course, been hi ghly controversial. The major prob
lems of city deterioration and obsolescence admit to no perfect or ea y a nswer . 
Al though only 20 percent of the a rea will be completely clea red nnd rebuilt, 
t hus preserving t he bal ance of 80 percent, there is a substantial displacement 
of people a nd busine-~s with consequent hardship and problems. 

The approval of the plan ca me after nine public hearings held in the neigh
borhood before t he local Conserva tion Community Council as provided by law, 
a nd a fte r prolonged hearings before the commi ttees of the Chicago City Council. 
More than 2,500 citizens of all walks of life, and again, of a ll ra ces, color, and 
creed, parti cipated in these hearings. The approval of the renewa l pl an in 
-c ity council, by a vote of 44 to 0 is indeed s ignifka ut. 

Mr. J ACKSON. Father Hesburgh, the concluding witness is Mr. 
Ralph D. Robinson, who is the first vice president of the Cook County 
Industrial Union, CIO. 

TESTIMONY OF RALPH D. ROBINSON, VICE PRESIDENT, COOK 
COUNTY INDUSTRIAL UNION COUNCIL, CIO 

Mr. ROBINSON. Father H esburgh, Dean Johnson, Dean Storey, Mr. 
Tiffany, my name is Ralph D. Robinson, assistan t di rector of region 
4, United Automobile ·workers and testifying in my capacity as vice 
president of the Cook County Industrial Union Council , which 
represents a quarter of a million union members in the Cook County 
area. 

We feel much encouraged from the fact that you gentlemen have 
<::ome to Chicago of your own will, and on your judgment, to study 
the experiences of Chicago citizens in the area of civil rights in 
housing. We believe you will find here, if you care to, the heart and 
mind of the professional denial of equal opportunity in housing, and 
the national leadership in this regrettable professional skill. 

Chicago was the leader in practice and application in the now out
lawed restrictive real estate covenants. That form of contract and 
neighborhood property covenant was not only more widespread in 
our city, but was more effectively used here than any place in our 
Nation that we know of. It effectively bottled up the nonwhite 
population of our city for generations, and lnid the foundations for 
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Chicago's present serious problems of slum removal, and upheaval,. 
incident to our need to replan a.nd rebuild so much of our city. 

With the death of the restrictive covenant, Chicago again leads the· 
Nation in its successor technique-the "gentlemen's agreement-with 
teeth"-which controls the area real estate industry and our political 
life as well. The objective and result is the same as in the old 
restrictive covenant; namely, containment of the Negro and other
nonwhites,. preventing some white racial and religious groups from 
invading some areas, and even the concentration of certain religious: 
and racial groups in given areas. 

Evidence of the existence of the condition we speak of is self
evident from a quick look at any map of Chicago, showing the racial 
or religious concentration of people in neighborhoods. 

I believe Mr. Berry's map there has made some indication to that 
effect, and therefore I will not read that portion of our statement. 

The Chicago gentlemen's agreement is well known, freely admitted, 
but so far as we know, it is not an official document available to us· 
to present to you. In essence it is an understanding that no real 
estate dealer will sell or rent to a nonwhite in any block, until the 
block has been "cracked" by the presence of a Negro family there by 
some other means. The real estate dealer who violates this agree
ment is punished severely by the industry. He finds his financial 
services leave him, and he may be driven out of business in short by 
what follows. Some few who have violated the agreement report 
that they are suddenly hit by insurance cancellations, rigid building 
code enforcement, sudden, fierce competition for their listings, and 
even social ostracism. Behind all this is a.n efficient gestapo-like in
formation gathering system that reduces to a bare minimum the 
possibility of sneak sales, or even private sales to nonwhites. Most 
such sales are known to the industry while they are in progress, and 
their completion interfered with in every way possible. 

So effective is this system that in Chicago·a nonwhite rarely if ever 
moves into a neighborhood of whites, other than at the border of the 
existing Negro neighborhoods, in spite of the fact that there are in 
our city many white owners who deplore our pattern of segreO"ation 
and would like to sell their own property in a manner to break it up. 
Instead, social pressures, political pressures, financial and business 
pressures, a.nd the incipient mob have proved so effective that Chicago 
has yet to experience successful practice of a free and equal real 
estate market. 

The "gentlemen's agreement" has to date effectively prevented the 
construction in this city of la.bor-sponsored housing projects. The 
Cook County Industrial .Union Council several years ago sought to 
secure a site for construction of nonsegregated housing, but insisted 
that the site not be in an all-Negro neighborhood. It has to date 
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failed to secure such a site. We are aware that a number of inter
national unions, which have contributed to the welfare of cities such 
as New York by building good housing for middle income people, 
have made official and unofficial inquiry in Chicago and have failed 
to find acceptable sites in our city for nonsegregated housing. They 
have had no cooperation from local government, but have had severe 
discouragement from neighborhood political leaders. 

An obvious example of the Chicago situation is the fact that in 
recent years, all public housing built in our area has been built in all 
Negro areas, or adjacent to all Negro areas. A current publication 
of the American Friends Service Committee, entitled "Trumbull 
Park," stated on page 11: 

On January 17, 1958, Alvin Rose, the present executive director of Chicago 
Housing Authority, addressed an open meeting of the Planning and Housing 
Committee of the City Club of Chicago. Among other statements, he said, 
"We are not going to use public housing as a wedge (to integrate all-white 
neighborhoods). Our role must be one of friend to the community." 

Mr. Rose, just quoted, is a public official in the city of Chicago, dif
ferent from many others only in his degree of tact. 

In 1954 a "Citizens' Committee," headed by the former chairman 
of the board of the University of Chicago, and having as members 
bank presidents, Chicago Real Estate Board officials, and utility com
pany presidents, reported to Mayor Kennelley as follows: 

The mayor's housing coordinator (James Downs) has often and correctly 
stated that the overcrowded Negro areas of Chicago must be "de-densified" by 
moving sizable portions of their ocupants to new sites both inside and outside 
the city. This calls for unrestricted access to land, both vacant and im
proved, in accordance with the functioning of a free housing open occupancy 
idea, which in turn must rest on widespread educational campaigns supported 
by an official city and suburban policy of removing, rather than fostering, 
discriminatory barriers. Local organizations working close to the people and 
guided by an enlightened new local leadership must assume a large portion 
of this task. But certain steps can and should be taken on a citywide level. 

The Committee recommends-
That the mayor call together leaders of industry, labor, and various civic 

groups to formulate a means of enlisting citywide cooperation in making land 
available for the housing needs of the nonwhite population. To the extent 
that the problem is a moral issue, the cooperation of the archdiocese, the 
Rabbinical Association., and the Church Federation of Chicago and other 
religious groups should be sought. 

Some of the signers of this document, which was presented to the 
mayor at a huge public meeting, were president of the Continental 
Bank, president of the Commonwealth Edison Co., president of the 
Illinois Bell Telephone Co., president of the Peoples Gas, Light & 
Coke Co., president of the University of Chicago, president of Sears, 
Roebuck & Co., and of five associations of mortgage lenders. 

It is significant that no move has been made to implement this pro
posal, though those who sincerely believed in it have urged action. 
No mayor has called such a conference, and no local government has 
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an active policy of aiding open occupancy or a free housing market. 
Instead, Chicago is rigidly ruled by the "gentlemen's agreement." 

One certain reason for the above situation is the fact that denial 
of equal opportunities to the consumers of housing in Chicago is a 
very lucrative business of the owners and operators of real estate and 
one of the basic tools of political leadership in this area. Residential 
and voting segregation is to a high degree the foundation of many 
local political organizations and fear, scientifically disseminated, the 
means of maintaining that stability. Overcrowding in nonwhite 
areas means many added dollars in the pockets of real estate operators. 

I will move down through this because I see I have only 5 minutes 
left. 

"Education" is no cure for the evil of our "gentlemen's agreement." 
That agreement is firmly entrenched in the profits that flow from it, 
and supported by the kind of morality that does not question the 
source of a dollar's income that is "legally" legitimate, Chicago's 
problem needs to be solved by the kind of governmental morality 
that put an end to child labor, and before it, human slavery, and which 
currently questions the right of a union officer to misuse the funds in 
his union treasury, and punishes manipulation of the stock market. 
No new level or morality is needed, but the broadening of the existing 
higher levels of governmental morality made applicable to this prob
lem are sufficient to solve it. 

The concern of Government in the prevention of race riots; the 
equality in the spending of the tax dollar; in equal preparation for 
citizenship; in equal opportunity to escape disease, and morality
destroying environment, give Government a "police power" justifica
tion to tackle the situation which exists in Chicago. 

While the Federa,l Government cannot supplant local government in 
Chicago, of course, it has in Chicago the opportunity to supply strong 
persuasion to the city to do its share to solve the problem. Chicago, 
a city making a desperate effort to match with rebuilding the speed of 
decay and slum growth, is inescapably dependent on Federal funds 
for its programs. Federal standards embodying mandatory fair 
practices as the condition for receipt of Federal funds is the most 
direct and immediate means of accomplishing the leadership we hope 
for from the Federal Government. We believe you can ill afford to 
do less. 

We cannot in this presentation offer our detailed suggestions for 
the manner in which the Federal Government may, by Executive 
order and legislation, accomplish the purposes indicated, but we offer 
to cooperate in planning such action if our assistance is wanted. 

Commissioner HESBURGH. Thank you very much, Mr. Robinson, 
and I am sure that your statement brings our appearance to a fitting 
conclusion. We are also delighted to hear that you and your organi-
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zation are willing to cooperate with all of the other good forces in 
this community to bring this problem to some more fruitful 
conclusion. 

Does anyone have a question? 
Vice Chairman STOREY. No. 
Dean JOHNSON. No. 
Commissioner HEsnunGH. Thank you very much, Mr. Robinson. 
If I might take about 2 minutes for a final summary of these hear

ings, since we have a meeting of our Commission imminently, I would 
first of all like to give very sincere thanks to all of the gentlemen 
who have taken time to prepare the testimony for the hearings that 
have lasted this past day and half, for all of the imaginative, con
structive ideas that have been brought to focus upon this problem, 
for the wonderfully frank discussions we have been enabled to have 
here to clarify the issues, and particularly I want to thank our staff 
who have worked long and hard to make this hearing as successful 
as it has been. 

I move around the table, Mr. Rufus Kuykendall, Robert Amidon, 
Harris Wofford, Mr. Eugene Jackson, and under the leadership up 
to this point of our good friend, Dean George Johnson, whom we look 
forward to be a Commissioner within the next week. 

We think that these people have worked really constructively and 
hard to bring to bear upon this problem all of the information that 
was necessary. 

In particular we wanted to bring to bear all of the agencies, all 
of the voluntary groups, all of the religious groups, all of the pro
fessional groups that have some bearing upon this problem. Par
ticularly we look for those that are concerned with the construction 
and the sale and the occupancy of homes. 

Fortunately we were able to have representation from the real 
estate boards and brokers, from the mortgage bankers, savings and 
loan associations. The only single group that did not respond to 
our invitation was the Home Builders Association of Chicago, and 
we feel we have had a lack here-perhaps that will be supplemented 
by the testimony we had from the homebuilders in New York City. 
• I think perhaps I could summarize our reactions to what we have 

found here in retrospect by recapping for you two paragraphs of 
what I said in my opening statement on behalf of our Commission. 

Congress has declared in the Housing Act of 1949 that a decent 
home and a suitable living environment for every American family 
is the goal of our national policy. We believe as a Commission that 
housing is central to the problem of achieving the goal of equal op
portunity so well and beautifully stated by our Constitution. 

We might well say that the justice involved in equal protection 
of the laws under the Constitution, like charity, must begin at home 
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and in local communities. If certain Americans, because of their 
color, race, religion, or national origin, grow up and live in condi
tions of squalor, crossed off from equal opportunities to have good 
homes and good neighborhoods, then all of America is the poorer 
for this, and the promise of the Constitution, the promise of our great 
American dream, is not really being fulfilled in its totality. 

One meaning of the constitutional rule of equal protection must be 
that the homeless shall have homes and equal opportunity to good 
homes. To the extent that racial discrimination in housing exists 
in our midst in this and other communities throughout the United 
States, the progress that is made on other problems such as protection 
of voting rights or the desegregation of public schools will be in 
great jeopardy, may even indeed create greater problems. For crowded 
racial slums threaten to turn our schools into blackboard jungles 
and to form a breeding ground for political demagoguery that can 
make a mockery of the right to vote. 

I think if one great factor has emerged from the hearing of the 
past day and a half it has been simply this; that we have seen here 
in your community of Chicago, first of all, some progress, and for that 
we are grateful. We have also seen some wonderful ideas, some imagi
native and creative leadership on the part of individuals, who have 
the desire and the willingness to move forward toward ever greater 
progress. 

We think it is your problem, rather than ours, to see that this lead
ership is somehow assembled and galvanized into action, and we feel 
that, if the leadership that has been apparent in the past days of this 
hearing is brought together, the effect will be tremendous for the 
whole community and its total metropolitan area. 

We would like to say in conclusion that we have found in our 
various hearings that the Commission has held here and there about 
the country that the problem of civil rights is indeed a total problem. 
One cannot segregate from this problem simply housing or voting 
or education or public administration of justice or transportation or 
any other single aspect. This is a total problem, because the problem 
is centered in an individual who is a person with the dignity and 
the rights and the spiritual nature that is not granted by our Con
stitution but by God and recognized beautifully in our Constitution. 

1Ve think that the duty fundamentally to promote civil ri o-hts, 
while it is buttressed by law and by custom within a community, 
must come from the hearts of the individuals that make up a com
munity, and we would hope that if any one impression endures from 
what you have heard here during the past day and a half, it will be 
that there is a great and anguished concern in your own community 
for this problem which is not simply endemic to Chicago but exists 
throughout the whole United States, and our wish to you in concluding 
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is that you may bring a,ll of your intelligence and all of your good 
will and all of the forces of your community to bear upon its solution 
because, insofar as we solve this problem, America becomes what the 
Constitution promises. 

That it might become that in its fullness as soon as possible is, 
I am sure, the wish of this community and this hearing. So, with 
this, the meeting is adjourned. 

(Whereupon, at 12 :25 p.m., the hearing was adjourned.) 

STATEMENT ON HOUSING BY AMERICAN JEWISH COMMITTEE 

The Chicago Chapter of the Amelican Jewish Committee is one of the 45 
chapters of this national educational organization which was represented by our 
president, Irving M. Engel, when he appeared before your Commission on Feb
ruary 3, 1959, in New York City. While our chapter has primarily focused its 
attention to civil rights problems in the Chicago area, our approach to these 
matters has been that outlined for your Commission by President Engel. 

Relying on our basic premise that the welfare and security of Jews are 
inseparably linked to the welfare and security of all Americans whatever their 
racial, religious, or ethnic background may be, we wish to focus our attention 
on the most critical area of discrimination as it exists in Chicago's housing market 
today; namely, that practiced against Negroes. 

The solution of the housing problems lies in the equality of treatment of all 
persons in a combined attack on every front, both public and private, and in the 
realm of governmental action on all levels, Federal, State, and local. Your 
Commission has already received a number of constructive suggestions of action 
to be taken at the Federal level. We join with them in recommending the 
following : 

1. Federal legislation guaranteeing free and unrestricted access for all 
citizens, regardless of race, religion, or national origin, to all housing 
assisted by the Federal Government. 

2. An Executive order establishing a policy of nondiscrimination and 
nonsegregation for all Federal housing programs. 

3. Strengthening of the racial relations service in the Federal housing 
agencies. 

4. Incorporation in all future Federal housing legislation of an explicit 
nondiscrimination provision. 

We endorse these proposals as methods of carrying out the basic principle 
that anyone who receives Federal aid for housing should be required to render 
service to everyone otherwise qualified to receive such service or product, without 
regard to race, color, or creed. We believe such action on the Federal level is 
necessary and must be accompanied by effective action also at the State and local 
level. 

Laws must be enacted also to set up proper enforcement or corrective machinery 
to eliminate discrimination in the rental or sale of privately owned housing, 
whether or not Federal or other governmental aid is involved. 

We look forward to the time when a family seeking housing will be offered 
accommodations based on its ability to pay and its ability to peacefully occupy 
such premises as good neighbors. 

ALBERT K. ORSCHEL, 
Chait-man, Chica.go Chapter. 

STATEMENT OF AMERICAN JEWISH CONGRESS 

One of the most difficult and pressing problems confronting all urban com
munities, and particularly Chicago, is racial, ethnic, and religious segregation 
in residential neighborhoods. Lack of a free or open market, particularly for 
Negroes, in the rental or purchase of housing in most neighborhoods and sub
urbs has resulted in the creation of a la rge Negro ghetto in Chicago. This area 
of high-density population with its overcrowding and high rents produces wide
spread slums affecting the entire city. The Negro ghetto creates communities 
of substandard unhealthful , and unsanitary living conditions which lead to 
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increased mortality, morbidity, juvenile delinquency, risk of fire, and intergroup 
tensions, among other evils. 

Numerous solutions have been proposed from time to time to alleviate the 
problem of racial and religious discrimination in housing. 'l'hese solutions 
revolve around the creation of "open occupancy" or a housing market un
restricted for all people regardless of race, color, or creed. Some of these 
solutions involve the instrumentality of local or State government. But the 
Federal Government can and must play an important role in ending the evil 
of racial and religious discrimination in housing. Toward that end we offer 
the following recommendations: 

All housing that is built with the assistance of Federal funds must be 
available to all people regardless of race, creed, color, or national origin. 

Racial discrimination has no part or place in any Jfederal housing program. 
This includes both the public housing program and private housing develop
ments built with Federal aid. In line with the 1954 decision ofthe Supreme 
Court of the United States outlawing public school segregation, the Federal 
Government must play a positive role in breaking down the false barriers of 
racial and religious discrimination in housing built with the assistance of 
Federal funds. 

One of the most important Government agencies in this respect is the Federal 
Housing Administration. The FHA is instrumental in providing private 
builders the initial money needed for land and preparatory operation and per
mits homebuilders and mortgage lenders to construct rental units or cooperative 
housing with little or no financial risk. The FHA today plays a dominant 
role in influencing the patterns of American neighborhoods and, being an agency 
of the Federal Government, it has a duty to positively act to break down dis
crimination by those who build homes with FHA .assistance. This also applies 
to the Veterans' Administration, the Federal National Mortgage Association, 
and the Home Loan Bank Board, all of which are Government agencies set 
up for the public purpose of Government assistance to housing. 

It is true that FHA has removed discriminatory requirements formerly 
contained in its manuals. However, FHA borrowers continue to practice racial 
and religious discrimination in fact. We believe tlwt the precedent of 
antidiscrimination Government contract clause should be followed in the 
housing field by FHA. 

Every Government contract must and does contain a provision obligating the 
contractor not to discriminate against any employee or applicant for employ
ment because of race, color, religion, or national origin. The contracting agency 
is directed to take appropriate action to obtain compliance with that non
discrimination provision, and many agencies have forced private companies to 
discontinue discriminatory employment practices. 

Following this example, the American Jewish Congress recommends that all 
FHA and VA mortgages be required to contain a clause proving that racial 
and religious discrimination in renting or selling units by the developer or any
one operating the housing thus built with a FHA loan shall constitute a default 
entitling the lender to accelerate payment of the loan and demand full repay
ment of the loan. Such a standard provision used in FHA and VA mortgages 
as uniformly used in Government contracts would go far to eliminate racial 
and religious discrimination in the housing field and would insure that Gov
ernment funds and Government guarantees are used to benefit all Americans 
regardless of race, creed, color, or national origin. 

Respectfully submitted. 
.All!ERICAN JEWISH CONGRESS, 

CHICAGO COUNCll,, 
By ELMER GERTZ, President. 

HOUSING FOR CHICAGO'S FUTURE-AN INFORMATION REPORT ON "OPEN OCCUPANCY" 
LEGISLATION AND THE PROBLEM OF SEGREGATED HOUSING, CoMMISSION ON LAW 
AND SOCIAL ACTION, AMERICAN .JEWISH CONGRESS. Sum,UTTED FOR RECORD OF 
COMMISSION ON CIVIL RIGHTS HOUSING HEARING, CHICAGO, ILL. 

INTRODUCTION 

One of the most difficult and pressing problems confronting all urban com
munities, and particularly Chicago, is racial segregation in residential neighbor
hoods. Lack of a free or open market for 'egroes in: the rental or purchase or 
housing in most neighborhoods and suburbs has resulted in the creation of a large 
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regro ghetto in Chicago. This area of high density population with its over
crowding and high rents produces widespread slums affecting the entire city. 
The Negro ghetto creates communities of substandard, unhealthful, and unsan1-
tary living conditions which lead to increased mortality, morbidity, juvenile 
delinquency, risk of fire, and intergroup tensions, among other evils. 

It is not difficult to appreciate that the problem of housing segregation 
concerns every citizen. Numerous solutions have been proposed from time to 
time to alleviate this problem. Many of the solutions revolve around the 
creation of "open occupancy" or a housing market unrestricted for all people 
regardle s of race, color, or creed. Numerous suggestions have been made as 
the means to achieving this goal, one solution being the enactment of a law pro
hibiting racial and religious discrimination in the rental or sale of housing 
accommodations. Last December, New York City enacted such a "fair housing 
law" prohibiting discrimination based on race, religion, or national origin in 
multiple dwellings (i.e., three or more apartments) and in: one- and two-family 
homes sold in projects of 10 or more contiguous houses. 

It has been suggested by several aldermen and numerous community groups 
that Chicago enact a similar law. Chicago has been called the most egregated 
city in the North; with only •a few southern cities having a more comprehensive 
segregation pattern in their housing facilities. 

On January 20, 1958, the Chicago Council of the American Jewish Congress 
endorsed the principle of "open occupancy" legislation and called upon Mayor 
Daley and the Chicago City Council to take the leadership in enacting such 
legislation. To date, no specific ordinance has been introduced in the city 
council. 

It is the purpose of this memorandum to provide American Jewish Congress 
leaders and members with the necessary background information and material 
to assist them in assessing the serious questions that will arise as they con
sider the problems of housing segregation, and to help reflect on any specific 
ordinances or other proposals that may be suggested for alleviating such segre
gation from Chicago. 
What are the effects of ho11-Si1l,{J segregation? 

"* • • Within the central cities the first result is the spreading of the slums. 
The Negro population always increases faster than the living space availal>le 
to it. The new areas that open up to Negro residence become grossly over
crowded by conversions of one-family houses to multiple dwellings and the 
squeezing of two or more Negro families into apartments previously occupied 
l>y a single white one. Though complete statistical evidence i lacking, it is 
likely that Negroes pay substantially more rent for given accommodations than 
whites, and the higher rent itself makes for higher density. Housing occupied 
by Negroes is always more crowded, more dilapidated, and more lacking in 
amenities such as private 'baths than housing occupied by whites with equivalent 
incomes. 

Income factors alone account in significant part for the slum conditions in 
which urban Negroes live. Negroes •are heavily overrepresented in low-income 
jobs, in menial service, in unskilled and semiskilled factory labor and in 
dirty work generally. In this respect they are not unlike some earlier immi
grants to our cities: the Irish and the Poles, for example, also settled mainly 
in slums. Aside from low income, movement into the unaccustomed city en
vironment tends to break down whatever stability of attitude iand habit the 
Negro brings with him from the rural South. Family disorganization among 
Negro city dwellers is high, as measured by such indexes as broken maTriages, 
families headed by females, and unrelated individuals living in the same house
hold. How does a mother keep her teenage son off the streets if an entire family 
must eat, sleep, and live in a single room? What opportunity for quiet or 
security is there in a tightly packed, restless neighborhood ? The slum en
courages rowdiness, casual and competitive sexuality, a readiness for combat, 
disease and crime rates soar. 

"The boundaries of the Black Belt are often sharply defined by the racial 
nntagonisms of its surrounding neighborhoods. These are usually inhabited 
by low-income groups whose condition borders on that of the Negroes them
selves. • • • 

"Studies have shown that the greatest animosity is found on the edge of the 
expanding Negro district, where whites live in fear of the "invasion". A young 
white resident of one of those neighborhoods recently beat a Negro to death with 
a hammer. 'I just wanted to get one of them,' he explained. 'Which one didn't 
1natter.' With the exodus of middle and upper classes to the suburbs, the white 
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population of the city is made up in larger part of low-income groups, who 
generally exhibit more racial prejudice. In consequence, racial passions are on 
the rise and find less community restraint." 

-"Metropolitan Segregation" by Mor
ton Grodzins, "Scientific Ameri
can," October 1957. 

"The elimination of discrimination and segregation in housing is long overdue. 
Discrimination in housing prevents persons from moving into desirable areas 
solely because of their origin. An evil in itself, this produces evil effects. 
Ghetto patterns in housing necessarily spread to other aspects of the com
munity, causing segregation in education, welfare services, public accommoda
tions, and community organizations. In addition, housing discrimination fre
quently forces minority groups to pay more for housing in the ghettos 
to which they are restricted than they would have to pay for similar housing 
in the open market. They are forced to accept substandard housing even where 
they are able to pay for the better housing that is available to others. Finally, 
the tension and overcrowding caused by these factors accelerate the creation 
of slums in the hearts of our cities; breed disease, crime, and delinquency; raise 
the cost of police, fire, health, and welfare services; and increase the burden 
of taxes on the community at large. Discrimination in housing is unjust, 
uneconomical, and indefensible." 

-"Statement of Principles on Equal
ity of Opportunity in Housing," 
adopted by Executive Committee of 
the National Community Relation 
Advisory Council, June 30, 1953. 

Can interracial neighborhoods succeedf 
Although the evidence in this respect is somewhat limited, yet there is some 

evidence of the social effects of interracial communities. 
"Evidence indicates that integration proceeds fairly rapidly in the area of 

childhood play activities. • • • This racial interaction continues in the schools, 
as evidenced by the high degree of integration achieved in Connecticut both 
in curricular and extracurricular activities. 

"Interaction on these age levels undoubtedly holds the greatest promise for 
the future.••• 

"Integration among adults varies in intensity according to the type of con
tact. On the exclusively conversational level, both Negro and white testimony 
indicated relatively frequent contacts, especially among very close neighbors. 

"Large proportions of the respondents felt that contacts in the preschool and 
grammar school years were desirable. These attitudes were consistent with 
the high proportion of their children who engaged in such activities. 

"White attitudes on the 'annoyance' questions showed definite, favorable im
provement after the respondents had had the opportunity to live in the neigh
borhood with Negroes. 

"Although a substantial proportion of white neighbors felt that property 
values bad decreased with the arrival of a Negro family in the neighborhood, 
there was evidence to indicate that this belief diminished in intensity accord
ing to the length of time that Negro families lived in the neighborhood. 
Furthermore, there was very little, if any, evidence that white neighbors felt 
that their Negro neighbors allowed their property to run down. 

"The fact that one-half of the white respondents had moved into the neigh
borhoods after Negro families were already in residence indicates that inter
racial stability can be achieved in p1ivate residential neighborhoods. The 
favorable attitudes implicit in their willingness to select nonsegregated neigh
borhoods became more explicit in their interracial attitudes revealed during 
the course of interviewing. 

"The fact that the sample of white respondents in this study showed rela
tively little deviation from the white tenant sample in public housing with 
respect to generalized attitudes toward living in interracial neighborhoods may 
indicate that different segments of the population move at approximately the 
same rate of speed in the direction of racial integration." 

-"Private Interracial Neighborhoods 
in Connecticut," Connecticut Com
mi ion on Civil Rights, Hartford, 
1957. 
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"• • • Although no records are kept of the race, religion, or national origin 
of the residents, it is the consensus of informed opinion that approximately 3 
percent of the households are nonwhite. ·while most of these are Negro, there 
are also a few oriental families. Approximately 75 percent of the white popula
tion is Jewish. • • • 

"• * • Several factors contributed to the success of open occupancy in 
Queensview. Fir t, the development was soundly conceived and well executed. 
Second, its ready accessibility to central Manhattan enabled it to draw upon 
an exten ive housing market area. 'l'hird, monthly carrying charges were 
from $20 to $40 less than rents of comparable apartments elsewhere. Thus any 
reluctance that a potential cooperator may have felt because of the open-occu
pancy policy was usually counterbalanced by the opportunity to obtain an 
excellent apartment in a well located development at extremely reasonable total 
hou ing costs. 

"Since the development was first occupied, only 35 families (34 white and 1 
nonwhite) have moved, principally because of change in employment, purchase 
of a new home, or for reasons of health. Only one family in this group left 
because of its dissatisfaction with the project. * • •" 

-"Report on the Queensview Coopera
tive," p. 10 of excerpts, gathered 
for -tudy in connection with pro
posed "open occupancy" legi la
tion, Chicago Commission on Bu
man Relations, January 1958. 

Are there positive benefi,ts frorn an "open occupancy" hous'in17 poUcy1 
"The most serious mischief of the homogeneous pattern is the group conflicts 

it engenders. The homeowners place undue emphasis on the importance of keep
ing minorities out, rather than on the real values which make a neighborhood 
sound. Bias is encouraged, violence often invited. Children cannot be happily 
raised where they are taught to hate or fear people who are different, van
dalize their property, or fight them with stones or fire. 

"Where minori ties are excluded, the psychological effects of the new homo
geneity upon excluders and excluded are equally harmful. Where there is 
participation between groups, mutual understanding and respect are apt to 
evolve. 'Two fiercely passive needs---property and sex-appear to be the final 
bastions of conservatism. In a life where mature adjustments in these regions 
are not worked out, and where anxiety dwells, there seems to be a higher 
probability of rigid, exclusive, suspicious character formation.' 

"A poll of leading psychologists and sociologists, eliciting 272 replies from 
the psychologists and 96 from the sociologists, showed that 92 percent felt 
that enforced segregation had detrimental effects on the segregated groups. 
Four percent had no opinion and another 4 percent did not answer the question. 
Eighty-three percent of the respondents believed that enforced segregation had 
detrimental psychological effects on the group which enforces the segregation. 
Only 4 percent thought it did not, 9 percent had not formed an opinion, and 5 
percent did not answer the question. Factors which play a disrnptive part, 
according to some of those polled, were f eelings of guilt, deterioration of moral 
values, the requirement to act according to an irrational and inconsistent 
moral standard, impairment of the grasp of reality, the distortion of sound 
perceptions, the illusion of security, and the frustrations which reality brings.'' 

-"Forbidden Neighbors," Ch a r le s 
Abrams, p. 283, 1955. 

"The integrated projects have demonstrated that if Negroes and whites live 
in self-contained communities without segregation, make daily contact with 
each other in the communal facilities, enjoy the same privileges and share the 
same responsibilities, initial tensions will tend to subside, differences become 
reconciled, and an unstrained cooperation ensues. 

"The conclusion is supported by many reports from housing authorities that 
ha ve ventured into mixed occupancy. Children are found playing together with 
no consciousness of their di.fferences; community responsibilities are accepted 
by tenants without favoritism or discrimination." 

-Ibid. 314. 
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As the r"ational Executive Committee of the American Jewish Congress 
stated on June 17, 1957: 

"* • • the attainment of full equality for all Americans is a challenge for 
all parts of the country, North ,as well as South. The chief obstacle in the 
path toward that goal is di crimination in housing, which is also responsible 
for the segregation pattern that still exists in northern cities-in schools, em
ployment, recreation, and other activities. 

' 'Opponents of the fair housing bill have used threadbare arguments that 
stand refuted by the conspicuous success of the many antidiscrimination laws 
that have been adopted in the past 12 years. These arguments serve only to 
conceal an apparent desire to preserve the racial and religious homogeneity of 
'exclusive' neighborhoods." 
Why haven't private developments led to interracial neighborhoodsY 

"The crux often is financing. A Negro buying a house on which the mort
gage has been fairly well paid off may have to refinance it. He will have a 
hard time doing so, since a lender is unlikely to grant 'a mortgage for this 
"blockbusting"-or indeed to grant one on any property in a neighborhood in 
transition until a pattern becomes evident. (The average lender won't give 
a mortgage in such cases either to a white person or a Negro. In an area 
becoming integrated, he will wait to see what happens, or, at the least, will 
discount the mortgage.) 

"If a Negro is able to make a private deal with the white seller and take 
over an existing mortgage, it becomes a different question. But few can make 
that arrangement." 

-"Business Week", August 31, 1957, 
pages 32-33.) 

Mr. JACOBS (Dearborn Real Estate Board) . • • • Mr. Lewis, you mentioned 
that you had built maybe upward of a thousand homes. I sn't it possible for 
you as a builder and others of similar background to develop an integrated 
housing project in Chicago and set the pace? 

Mr. LEWIS (President of Park Terrace Corp.). Yes, very easily, all we need 
is the mortgage money • * • 

Mr. JACOBS. It won't be easy to do it. 
Mr. LEWIS. No, sir. I have been looking for it for 10 years and I haven't 

found one dollar of it yet. • • • unfortunately, we can't build without money. 
Money is the root of our problem right now • • • if we don't have land avail
able now, we go out and make some . . . We go out and take open IBnd 
and make our own rules. That is a very simple thing-all we need is the 
money." 

-Discussion from housing session, 
Conference on Solving the Prob
lems of Chicago's Population 
Growth, sponsored by Chicago Com
mission on Human Relations, May 
29, 1957. 

Also, see "The Myths of Racial Integration" prepared by the National Pro
gram Department of the American Jewish Congress, November 29, 1957. This 
study discusses each of the many fears and myths that exist regarding inter
racial neighborhoods. On the basis of sociological research the study proceeds 
to destroy the foundation of these myths. 

The continued existence of many of these myths have caused and resulted in 
large-scale flights and panic selling of homes in neighborhoods into which 
Negroes are moving. Too often real estate interests exploit these "myths" in 
order to profit by the change of the neighborhood and the resulting real estate 
sales. (Copies of this study are available at American Jewish Congress office.) 

What does the Neiv York Ci ty law pr ovide? 
Effective April 1, 1958, discrimination based on race, religion, or national 

origin in multiple dwellings that contain 3 or more apartments and in 1- and 
2-family homes sold in projects of 10 or more continuous lots is prohibited. 
Religious organizations that prefer to provide housing accommodations in real 
estate that they operate for members of their own denominations are exempted 
from the law. 

A procedure for filing complaints with the Commission on Intergroup Re
lations and then through a Fair Housing Practices Panel has been e ·tablished. 



893 

This panel can hold hearings and issue subpenas. If conciliation of the com
plaint fails and the board decides that discrimination exists, it may direct the 
corporation counsel to bring proceedings for enforcement of the law. (For a 
full report, see "A Study and Analysis of New York City's New Fair Housing 
Law" prepared by the Commission on Law and Social Action of the American 
Jewish Congress. Available at American Jewish Congress office.) 
Ts there a need, for s1ich legi slation in Chicago f 

In the city of Chicago there was an estimated total population of 3,745,000 
as of July 1956, with an estimated nonwhite population of 706,000 or 18.9 percent. 
It has been projected that by 1965, the percentage of nonwhites in Chicago will 
be 23.4 percent of the population. However, as to the suburban areas, it has 
been estimated that whereas in 1956, nonwhites composed 5.7 percent of the 
total suburban population, the estimate for 1965 is that the percentage of non
whites will be only 6.4 percent of the total suburban population, indicating a 
more static situation than in the city. 

As to the degree of segregated living in Chicago, statistics for 1950 show that 
over 78 percent of the Negroes in Chicago resided in neighborhoods where the 
population was over 75 percent Negro, whereas over 84 percent of the non-Negro 
population lived in neighborhoods with less than 1 percent Negro population. 

It bas been estimated that 53 percent of Negro housing in 1950 in Chicago 
was substandard or dilapidated, while 15 percent of white housing was of this 
nature. Homeownership of single family units was four times as great among 
whites than nonwhite families. 

The above statistics are contained in Duncan & Duncan, "The Negro Popula
tion of Chicago," where at page 83 the authors summarized some of their 
impressions as follows: 

"In summary, nonwhite housing conditions are less satisfactory than white; 
the difference appears to have increased, if anything, over the 1940--50 decade 
(though relevant data are scanty) ; and the difference is by no means accounted 
for solely by the relative economic advantage of the white population. Going 
somewhat beyond a strict interpretation of the data, one infers that nonwhite 
housing conditions reflect both the economic disadvantage of the Ne"ro and the 
noneconomic restrictions on his access to the housing market. Partly in order 
to pool incomes and partly because of the limited housing supply, Negroes resort 
to doubling-up of families and incorporation of nonfamily members into their 
households. By expending a larger proportion of its aggregate income for 
rent, the average egro household can pay a rent nearly equal to that of the 
average white household. But the quality of housing received for this expendi
ture is inferior, and the Negro household must more often endure a crowding of 
the dwelling unit to a degree that is generally recognized as undesirable. It 
does not seem farfetched, therefore, to attribute some of the irregularity in 
Negro family life and the social-personal disorganization related thereto to the 
predicament of the Negro engaged in the search for adequate living quarters. 
No doubt the casual relationships in this situation are complex, but it can 
hardly be doubted that the housing problem is integrally related to other 
problems of Negroes in the metropolis." 

The difficult aspect of a Chicago ordinance revolves around the power of the 
city of Chicago to enact any such legislation. Thus, while the State of 
Illinois would have no difficulty in enacting the ordinance, the problem is some
what different in Chicago. Power for the city to enact this type of law must 
be found in the provisions of the Cities and Villages Act ( chap. 24, Illinois Re
vised Statutes). Proponents of the "open occupancy" ordinance rely on the 
section of this act giving a municipality the power to do all acts necessary or 
expedient for the promotion of health or the suppression of disease. It is 
their contention that the passage of this ordinance would be valid as a 
health measure. 

There are some who favor the principle of the ordinance, who, however, feel 
that unfortunately the city of Chicago lacks the constitutional power to pass 
any such ordinance. Of course, such a decision cannot be finally decided until 
the enforcement of the ordinance is carried to the courts. We know that in 
the course of judicial history the courts have often changed their interpretations 
as to what are proper constitutinal powers. 

As to the enforceability of such proposed ordinance, experience has taught 
that most people, genera lly, obey laws. While the proposed ordinance prob
ably would not immediately change the neighborhood patterns of Chicago, pro-
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ponents feel that it could act as a positive force toward prov.iding greater hous
ing fa cilities for all residents. 

True, in the beginning, there would probably be some evasion and violation 
of the law-that happens to an laws. Although the problem of proving that a 
landlord has practised discrimination is not difficult to demonstra te in any 
clear and conclusive case. 

The immediate passage of an "open occupancy" ordinance could focus at
tention on the problems of Chicago as "America's most segregated metropolis." 
Proponents say that it could bring into play an the community and busin•ess 
forces and city agencies to take immediate steps to eliminate discrimination 
and toward having landlords change their discriminatory habits. A landlord 
who now wishes to rent to all groups, but does not through fear of com
munity pressure, would have the law to support his action in ending discrimi
nation in his renting practices. 
Does this ordinance have national and international effects! 

The proponents feel that every advance on civil rights in Chicago works for 
greater civil rights in this country and improves our relationship with peoples 
of the world. The world is two-thirds colored_ Denial of civil rights based 
on race, creed or color imperils our national position in the world by creating 
enemies and distrust abroad. It is important for this country to demonstrate 
that the incidents of Little Rock last fall are not the regular pattern of this 
country. 'l'he proponents believe that the passage of this ordinance would be 
a positive demonstration of the Nation's concern for the civil rights of all 
inhabitants. 
What about a State law for Illinois1 

A bill to outlaw discrimination in the sale or rental of an publicly assisted 
housing accommodations was introduced in the State legislature in 1957. It 
passed the House 152 to none but was defeated in the Senate. The Illinois Legis
lature does not meet until 1959. In addition, the severe problems caused by 
housing segregation are more pressing in Chicago than in most downstate areas. 
Therefore, many of the Representatives and Senators from other areas are not 
as concerned with this problem as are Chicago legislators and thus may not 
respond to the need for such legislation. 
Should not an "open occ1tpancy" law be limited to housing b1tilt with public 

ftmds? 
New York State and New York City have had such laws for many years. An 

attempt to enact a similar ordinance (Carey ordinance) in Chicago failed in 
1949. However, in the interval, nondiscriminatory conditions have been drafted 
into most of the State laws dealing with urban renewal and community conser
vation. It is the feeling of many at this time that a law limited to publicly 
assisted housing accommodations would not reach the crux of the problem. 
It is the feeling of many that the serious problem facing Chicago concerns 
the area of private housing accommodations. 

What io01tld the proposed Chicago "open occupancy" ordinance prov-ide1 
The aldermen who have suggested that such an ordinance be introduced 

have not yet agreed upon the definite wording or provisions of such a law. 
In the past few months they have been seeking the counsel and advice of 
numerous organizations concerned with these problems as to the terms to be 
incorporated. The extent and coverage would probably be similar to the New 
York law. The methods of enforcement may be somewhat different due to the 
different organization of our city government. 

WT~at will be the effect of the passa.ge of an "open occupancy" ordinance1 
Overnight, probably none. But the ordinance can become the basis for break

ing down the huge 'egro segregated community. In the long run such a law 
would tend to decrease the Negro ghetto. True, some people may move to 
the suburbs on the excuse of the "open occupancy" ordinance, but the move
ment to the suburb is caused by other powerful influences independent of 
the racial problems existing in the city of Chicago. The passage of an "open 
occupancy" ordinance could quiet the flight to the suburbs as the fear of an 
expanding ghetto would be removed. 

Remember, such a law would also prohibit discrimination again t members 
of religious and nationality groups who are often discriminated against in their 
search for housing accommodations. We must remember that the passage of 

https://passa.ge
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laws will not solve problems overnight. However, law, itself, is one of the 
great educational devices. Its passage would set public policy and all acts 
of the city in relation to housing and residence would be aimed at ending the 
segregated ghetto. 

Is such a law constitutional an.cL enforceablet 
It seems clear that an open occupancy law is within the police power of a 

state. .A.ntidiscrimination legislation has been repeatedly upheld by the United 
States Supreme Court and by the highest courts of numerous States. It thus 
appears that legislation prohibiting racial or religious discrimination in the 
sale or rental of housing accommodations is within the State's power and 
not violative of the "due process provisions" of Federal and State constitutions. 

STATEMENT OF JEWISH LABOR CoMMITTEE 

The Jewish Labor Committee in Chicago, as consultant to the organized labor 
movement in civil rights, helps labor bodies to initiate, carry on and to par
ticipate in programs on civil rights issues. The activities and program of the 
Jewish Labor Committee complements that of the .A.FL-CIO Civil Rights Com
mittee and the Department on Civil Rights. 

Each year our work culminates in a Chicago area Labor Conference on civil 
rights which has not only the endorsement of the Chicago Federation of Labor 
and the Cook County Industrial Union Council, but also the cooperation of the 
Illinois State .A.FL-CIO, the .A.FL-CIO regional office, and the four trades and 
labor assemblies in the far 'South Side. 

In 1958, nearly 100 local labor leaders worked with us to prepare the Fourth 
Labor Conference on Civil Rights, held on Saturday November 8, in the Hotel 
Sherman. More than 400 local union delegates from the Greater Chicago area 
participated actively in the conference itself. 

.A. fairly full report of this conference is contained on the following pages. 
The presentations, discussion, and recommendations of the discussion group, 
Equal Housing Opportunities, is reported on the following pages. The recom
mendations that were made to all the delegates in general session, and which 
were adopted, are directed mainly to future action by the labor unions and by
the Jewish Labor Committee. 

Some of the facts presented to the delegates were: 
"• • • there are still 165,000 substandard (housing) units • • • of which at 

least one-third were rundown, unsafe, or both." 
"The greatest need arises in that area of Chicago population which does not 

have enough income for new homes or apartments or luxury housing-those 
with 'middle income.'" 

"So far, private enterprise has not been able or willing to build micldle income 
housing.'' 

"There are two housing markets for the Chicago citizen. They are separate 
and distinct markets. .A. white person who goes looking for an apartment to 
rent, or a house to buy, either does not seek housing in 'Negro area' or if he 
does, he is steered elsewhere by Negro or white real-estate agents. The same is 
true of the Negro person. The two markets are like schools in the South
separate, and not equal." 

"Unequal housing opportunities also hurts the white section of the com
munity. Since the nonwhite market is expanding, and whites exclude them
selves from it, they are easily led to panic and flee from the entire area when 
nonwhite approach. The result is being forced to sell at a lower price than 
normal and facing rising prices for new housing." 

"Property values, however, are not adversely affected by integrated neighbor
hoods, they are affected by ghettos.'' 

The Jewish Labor Committee, therefore, fully supports the comprehensive 
housing program of the .A.FL-CIO as it relates to substantially increased housing 
supply, emphasis on middle-income housing, adequate public housing, nondis
crimination in housing, and loans for housing to the end that all persons have 
equal access to the kind of dwelling space that meets the needs of their 
families. 

These recommendations are included in the .A.FL-CIO 13-point program that 
the Illinois State AFL-CIO reported to its members in its "Weekly Newsletter" 
on January 31, 1959. One of the points urges the "Establishment of standards 
requiring that all housing built with the aid of Federal funds or credit or any 
other form of financial assistance or guarantee should be made available on an 
equal basis without regard to race, creed, color, or national origin." 
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DISCUSSION GROUPS VIEW DIFFERENT CIVIL RIGHTS PROBLEMS 

H 011.si.11 u 
Discussion Leader: 1 Maynard Wishner, attorney and consultant in the field 

of slum clearance and improved housing. Wishner is the former acting 
director of the Mayor's Committee on Human Relations. He discussed "Legal 
Tools in Chicago We Can Work With." 

Panel Members: Agnes Douty, assistant director of 'the Labor Education Divi
sion of Roosevelt University. She talked about "The Needs for Middle Income 
Housing and the Legal and Practical Methods Used Elsewhere for such Hou~
ing." Jerome Belson, co-ordinator of Housing Affairs for the Amalgamated Meat 
Cutters and Butcher Workmen of North America. His topic was "What has 
been done in New York for Middle Income Housing." Tom Nayder, business 
manager of Glaziers Local 27. He viewed "Labor Costs of New Housing and 
the Practical Aspects of Reducing Building Costs." Theodore Robinson, chair
man of the Housing and City Planning Committee of the Cook County Industrial 
Union Council. He discussed "Discrimination and the Need for Housing and 
the Problem of Relocation." 

Secretary: Harold Schwartz, assistant regional director, Ladies Garment 
Workers. 

Research for this workshop was handled by ,Jack Wann, professor from the 
University of Illinois Institute of Labor and Industrial Relations. 

Since 1950, according to the special U.S. Housing Census made in Chicago in 
1957, considerable progress has been made over previous periods in both the 
quality and quantity of housing. The total number of homes has increased 
by 5.3 percent, the overall population by 3 percent. Vacant units in 1950 were 
less 'than 0.8 percent; in 19'37 they were 1.7 percent. Of these, 17,000 were for 
rent and 3,200 were for sale. 

Nonetheless, there were still 165,000 substandard units; 155,000 of these for 
rent of which at least one-third were run down, unsafe, or both. In 1957 10 
percent of white families lived in 100,000 substandard homes or apartments 
and 32 percent of the nonwhite population till lived in 66,000 snbstandard 
units. The figures, however complete, cannot show the extent to which minority 
groups are suhject to on'rcrowcling- and slum conditions. 

Virtually no housing problem exisits for the wealthy or well to do. Planners 
feel that Chicago's housing program, for the time being at least, is adequate 
for the low income gronps. The greatest need arises in that area of Chicago 
population which does not have enough income for new homes or apartments 
or luxury housing-those with "middle income." 

Middle income has been defined for Chicago as the range between $4,500 and 
$7,500 family income a year. The definition ranges from city 'to city and from 
State to State. 

So far, private enterpri~e has not been able or willing to build middle 
income housing. Eleven States have passed laws designed to increase the 
supply of middle income housing. The basic approach has been throu"h State 
aid to limited dividend or nonprofit housing companies for such developments. 
Illinois is not among those States. They are Connecticut, Massachusetts, Mis
souri. Pennsylvania , Delaware, Michigan, New Jersey, Wisconsin, Minnesota, 
and New York. Between 1950 and 1958, 45,000 units of cooperative housing 
have been financed with federally insured mortgages, out of the existing total 
of 100,000 co-op units. 

Several international unions have gone into this field. Most of this kind of 
union activity has been in and around New York City, where city, State and 
Federal aid has been taken: advantage of to build moderate-priced hou ing. 
P ension and welfare funds have, in some cases, been used for such bttilding. 

As of 1957, union sponsor. of co-op housing include the New York Building 
Trades Council, Amalgamated Clothing Workers of America. International 
Ladies Garment Workers Union, International Brotherhood of Electrical Work
ers Local 3 and Joint Mediation Board, Carpenters District 9, Meat Cutters. 
New York H otel Trade ouncil. Brotherhood of P aintPr~. Bakery ·worker;:; 
(independent ), Textile Workers Union. In other States unions are beginning 
to start this kind of hon. ing activity. 

But Ch ica"o and Illinois are barren of such action. ·why ? Becau e Illinois 
laws on taxe and financing are considered too hard for this kind of pron-ram. 

1 .John Yance~,. representntl, from the AFT~ CIO regionn l offi ce . was scheduled to chn!r 
thi s work hop. but could not attend because of !llness. 

https://011.si.11
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Chicago unions have investigated the field and are said to feel that the situation 
is unworkable. 

Thus far, we have centered on the material and sta'tistical aspects of housing. 
The most important factor is the human being. The kind of housing he can 
afford, the kind of housing he is allowed to rent or buy, the neighborhood he 
lives in or is allowed to live in affect his life in all ways. 

The Negro is suffering from inadequate housing in Chicago. Whites have 
some difficulty; but not like that of minority groups. 

There are two housing markets for the Chicago citizen. They are separate 
and distinct markets. A white person who goes looking for an apartment to 
rent, or a house to buy, either does not seek housing in "Negro areas" or if he 
does, he is steered elsewhere by Negro or white real estate agents. The same 
is true of the Negro person. The two markets are like schools in the South
separate and not equal. 

In the Negro market, the most influential fact is that there are far more 
people seeking housing than there is a supply of suitable housing. The second 
most important factor is the fact that almost all of the housing is older, or is 
public housing for low income families. The result is prices are raised above 
true value and similar shelter for the "white market." People must double 
up and be overcrowded to keep within their means. This is readily een iii 
the population and housing figures presented above. The white market, on 
the other hand, has vacancies-source of supply-and while prices may be 
inflated above true value, they are not as high for similar units in the Negro 
market. 

The effect on those in the minority or Negro market is that ability and 
willingness to buy does not produce supply. The supply is artificially kept far 
below demand. Since most new superhighways, slum clearance projects ancl 
city renewal projects are designed to rescue the worst sections in the city, or 
they pass through these sections; and because they are near the central areas 
of the city, a disproportionate number of housing units in the most overcrowded 
sections are destroyed. We then get more overcrowding since some 60 percent 
of the people who have to be relocated because of housing and other projects 
are in the minority market and cannot go elsewhere. 

The city suffers from inequalities in housing and slums. Blighted areas turn 
into slums faster than redevelopment money can be found. The tax load on 
the citizenry grows. New slums grow through no plan but through the pressure 
of people finding and making do with the best housing they can afford. One 
effect of the two-market system is that city planning has been hurt. City 
planning, as we have it, accepts the existence of the two housing markets as 
basic factors, and statesmanship is absent from the resulting planning to a 
substantial degree because the need to accommodate race prejudices forces 
modification of the best physical, economic, and civic planning. 

Unequal housing opportunities also hurt the white section of the community. 
Since the nonewhite market is expanding, and whites exclude themselves from 
it, they are easily led to panic and flee from the entire area when nonwhite 
approach. The result is being forced to sell at a lower price than normal and 
facing rising prices for new housing. The white landlord in areas other than 
those to which flight takes place operates in an abnormally low pressure situ.'l
tion resulting from low pressure of demand on price levels. Property value , 
however, are not adversely affected by integrated neighborhoods. They are 
affected by ghettos. 

Report to conference 
On the ba is of the above opinions, observations, facts, etc., the Workshop on 

Equal Housing Opportunities found that equal housing opportunities cannot 
exist as long as any portion of the city has blighted or slum areas, as long 
as there exists segregation practices which limit the housing of racial groups 
to confined areas. The problem of relocation needs to be solved and adequate 
and proper housing provided for families whose homes have been destroyed in 
the process of slum clearance. 

Delegates in this workshop believe that each person should have the right 
to live where and in the manner be chooses; that it is common knowledge that 
this right is denied to many of the residents of Chicago. 

We feel it is unlikely that anyone would wish to live and rear a family in 
a slum; yet JO percent of white famili es in Chicago do liYe in sub. tandard 
housing and 32 percent of the nonwhite population lives in substandard housing. 
Mea n·while, there are more than 20,000 vacant units outside of the blighted 
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areas, safely outside, which are unrented or unsold beca use in mo t instances 
the owners, do not rent or sell to nonwhites. Even: if these vacant units were 
utilized, this would not fill the need for adequate housing. 

An intensive, ,vholehea rted slum clearance program is needed. This program 
should be combined with a likewise intensive program of new construction. 
In all these programs, the basi • should be on need, not race or religion-not 
only under civic law but under moral and ethic persuasion. This cannot be 
done through private inve tment. W'e are aware that a primary source of 
private funds in hou ·ing has been labor unions. We are also aware tha t labor 
unions in Chicago have thus far been unable to invest in cooperative housing. 
'l'aking all these things under consideration, the workshop recommends the 
following to the conference: 

1. That the Jewish Labor Committee appoint a permanent committee on 
housing; said committee to be composed of responsible delegated representa
tives of Chicago area labor. 

2. This committee should-
a. Make a thorough and immediate investigation of the legislation: of those 

States which offer an inducement to private capital to invest in middle 
income housing. 

b. Upon the completion of this investigation the permanent committee, 
in conjunction with the labor movement and the political arm of the labor 
movement, and with other citizen groups, draft, and propose to the legisla
tors of the State of Illinois such legislation as would most likely aid in 
removing slum areas and rebuilding with private capital and eliminating 
all discrimination in such housing. 

c. Make an intensive study of the problem of relocating families forced 
out of their homes and apartments by slum clearance, and thereafter make 
appropriate recommendations to the proper city officials and housing agen
cies; such recommendations to be made through and with the full force 
influence of the labor movement in the Chicago area. 

d. In concert with the Chicago Federation of Labor and Cook County 
Industrial Union Council make the same diligent efforts to eliminate segre
gation in housing. 

e. Urge upon the local labor unions in this area to enlist the aid of 
their international unions, to the end that the international unions shall 
invest funds of the union, and wherever possible, money from the pension 
and welfare trust funds in which they participate, in projects of non
segregated middle income housing in the Chicago area. 

The conference accepted the report of the Workshop on Equal Housing 
Opportunities and referred it to the Jewish Labor Committee of Chicago for 
consideration and action. 

STATEMENT OF CHICAGO SECTION, NATIONAL COUNCIL OF JEWISH WOMEN 

The National Council of Jewish Women, in its preamble to its resolutions, 
which sets the framework of our thinking and forms a living blueprint for 
our program, strives to protect our democratic way of life which carries 
with it, the responsibility to contribute our share in implementing the demo
cratic processes of efficient government, to safeguard the constitutional rights 
of the individual and to foster measures which insure full civil rights and 
provide greater social, economic, and cultural opportunities for all. 

We a re dedicated to promote an integrated program of educa tion, service, 
and social action, and to stimulate and educate the individual and the com
munity toward their responsibility in advancing human welfare 11nd the 
democratic way of life. 

It is this feeling of responsibility which leads us to this statement. 
The facts on discrimina tion in housing in Chicago virtually speak for them

selves. What remains for thoughtful citizens to do is to evaluate their meaning 
to the whole community and to determine what must be done. 

WHAT ARE THESE FACTS? 

While many groups in Chicago suffer the indignities of discrimination. the 
most intense, the most complete and longest continuing pattern of segregation 
a nd di crimination has been experienced by the egro citizens. 
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The vast majority of Negroes in Chi ago live in areas which are practically 
JOO percent Negro; the percentage of Negroes living in such areas has increased 
steadily in the last 50 years. 

With the increasing Negro population, inevitably new communities are made 
available to Negro occupancy, but the e area have rapidly become mainly or 
all Negro. 

Since 1950, all new areas of Negro occupancy have been adjacent to the exist
ing Negro areas and have been essentially merely extensions of the segregation 
pattern. 

Not only do the residents of these areas suffer from segregation, but they 
often inherit the most crowded and the most decayed housing. While Chicago 
had in 1950 an average of 17.2 people per square mile, three concentrated areas 
of the South Side Negro Belt ranged from 37.7 to 65.1 persons per square mile. 
Although 15 percent of the total dwelling units in Chicago were classified as 
sub tandard in 1957, 53 percent of the units in the Negro area referred to were 
so classified. 

What does the creation and the maintenance of these segregated slums cost 
the city? 

The largest share of the bill is borne by the residents of these segregated 
areas. Terrible slum fires; high disease and death rates; overcrowded and 
inadequate schools; shortage of play space; increase in tensions and emotional 
problems; disproportionately high rents for these "privileges"; increase in de
linquency and crime resultant from slum environment; but, above all, all 
Negroes, regardless of economic, social, and cultural level, are deprived of the 
right to choose where, how, and with whom they may live. 

All citizens, however, pay and dearly, through higher taxes to support 
increased need for public services ; menace to health and safety, as crime, 
disease, and decay do not respect the invisible barrier of segregation; the per
petuation of the disease of prejudice and the rearing of our children in an 
atmosphere which has seen race hatred explode into violence; and, above all, 
we are depriving ourselves and our children of the opportunity to associate in 
a democratic fashion with our fellow man. What can we do? Of course, as 
individual citizens, we can and should attempt to end this pattern of segrega
tion, and should welcome and encourage all efforts to establish integrated com
munities, such as in Hyde Park. 

But individual or community efforts need the reinforcement of public policy. 
While you cannot legislate human attitudes, the expression of such public policy 
through law does set conditions under which attitudes will change more 
quickly. 

STATEMENT OF THE AFL-C!O 

On November 7, 1958, the Executive Council of the AFL-CIO adopted a reso
lution on housing which dealt with discrimination in this field. This resolution 
flays in part: 

"Discrimination and segregation in housing because of race, creed, color, or 
national origin are contrary to the democratic way of life and should be 
eliminated as quickly as possible. To this end, standards should be established 
requlring that all housing built with the aid of Federal funds or credit or any 
other form of financial assistance or guarantee should be made available to 
minority families on an equal basis with all other families." 

The authority of this resolution affords a base for the views which we express 
on the specifics of the subject as they relate to Chicago. 

Chicago, the metropolis of mid-America, is not unlike many other urban 
centers that, by the very force of economic pressures, have found an increasing 
population far beyond their power of immediate assimilation. The thousands 
that are pouring into these urban centers to feed the demands of industry and 
to flee a declining agricultural labor market are not the poor and the down
trodden of an old continent; they are largely the economic indigents of our own 
Nation. They are of all races and creeds, but those of the Negro race are in 
the majority. 

What has this done to Chicago, with its socially restricted communities? The 
unofficial but well-defined boundaries of Negro neighborhoods have been over
run. There has been an accelerated movement of Negroes south, southeast, 
southwest, a.n.d west and to the near North Side. This has been matched by an 



900 

ever-increasing movement of white families to the limits of the corporate 
bounda rie and beyond. 

A special U.S. housing census was conducted in Chicago in 1957. This census 
recorded a 5.3 percent increase in the total number of houses and an increase 
of 3 percent in the population. It revealed a. change in the vacancy ratio from 
0.8 to 1.7 percent, but offered only a modicum of relief to Negro families living 
in communities which for many yea.rs housed more people per square mile than 
any other part of the city. 

Racial discrimination in housing is an ever-present spectre on the doorstep of 
every Negro family. If it continues residence in the old ghetto, it is subjected 
to all the evils of overcrowded living. If it seeks to better its environment, it 
it adroitly steered to another ghetto or to an area. with all the makings of a 
new ghetto by real estate agents who are participants, willingly or unwillingly, 
in the unofficial plan of containment. But whether a Negro family moves or 
reconciles itself to living in a deteriorated neighborhood, it is the victim of 
exploitation caused by a demand for which there is a minimum supply. 

For many years, beginning with World War II and until 1957 the vacancy 
ratio in Chicago was below 1 percent. When controls were lifted, materia ls 
were available for new construction but very few new homes were available for 
nonwhite families. Conventional mortgages were difficult to secure and FHA 
i11Sured loans practically nonexistent if the applicant was a Negro. 

For a renting Negro family, the situation was worse. Rent charges mounted 
each year. Illegal conversions became the order of the day for the u11Scrupu
·1ous, and kitchenettes increased by the thousands. The result is neighborhood 
deterioration which even Chicago's ambitious rebuilding and rehabilitation 
program cannot stem so long as discrimination in housing exists. 

The Chicago Housing Authority, administering the low-cost housing pro
gram, has been a haven for many a beleaguered Negro family. However, the 
Chicago Housing Authority, desperately trying to carry an open-occupancy 
policy against odds, has not been able to achieve this policy completely or to 
overcome the racial antipathy of certain neighborhoods. Witness the concen
tration of public housing in the so-called Negro wards, with others planned or 
under construction in the same neighborhoods, and one of its older projects 
that has never had a Negro occupant. 

The Chicago Planning Commission is a live and vigorous agency. Its plans 
for Chicago's growth are materially sound but socially unrealistic. It works 
and plans under the same unofficial unwritten neighborhood race restrictions 
under which every housing agency in Chicago labors. Without relief from the 
blanket of discrimination, its plans and efforts will in the end become self
defeating. Chicago cannot carry the growing tax burden for neighborhood 
rehabilitation unless a change in the housing policy is established. Neighbor
hoods are deteriorating more rapidly than they can be reclaimed. 

Testimony will undoubtedly be offered before this Commission which will, 
in its essence, attempt to show the problem of housing discrimination and dis
crimination in general in the city of Chicago is a phase through which every 
nationality or racial group entering the community must pass. This is a.n 
erroneous theory, an oversimplification of the problem. 

The casual observance of the facts will confirm its oversimplification. In 
the first instance, the Negro is not a newcomer to American life. In the second 
place, he does not have a language difference. He has a pigmentation differ
ence. Over a period of time, nationality and language differences disappear 
by process of evolution. When this occurs the group becomes completely a. -
similated and prejudices die. For those with a pigmentation difference, there 
is no expectation or any hope of an elimination of this difference by time. The 
identification is permanent and always remains as the real source of racial 
discrimination. 

There will be others who will testify before this Commission who will point 
out, through statistics, the number of new structures completed over a span of 
yea.rs in the city of Chicago. Such testimony will not show the very small per
centage of new structure ava.ilable for Negro occupancy. Neither ,vill it show 
that, in the process of building and rebuilding, relocation of per ons displaced 
has been made outside of the unofficial containment policy. 

It is our opinion that these things a re highly ignificant. We would not dare 
place ourselves in po ition of criticizing statistics which grow out of a sound 
base fonnula, but, in the day-to-day administration of the affairs of labor uniollS, 
members of this federation, we say without he itation the ba e formula is 
unsound. 
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The real problem of racial discrimination in housing in the city of Chicago 
and with other forms of discrimination, which are not presently under con
sideration by this Commission, grows out of an antiquated city governmental 
structure. This has been voiced many times because it has affected other phases 
of the administrative needs of this city. 'So long as the city of Chicago, through 
its corporate powers, operates on the responsibility of an alderman to his ward 
constituents alone, just so long we will have a tendency on the part of alder
men to ignore the total needs of the city of Chicago. The ward structure 
creates, by its very political nature, a feeling on the part of an alderman that 
he is, first, responsible to the wishes of the citizens of his ward and, secondly, to 
the interest of the city of Chicago if the two do not conflict. It is opposition 
from ward constituents which controls his vote as to the location of low-rent 
housing projects and controls the freedom of movement and relocation of dis
placed Negro families. 

The AFL-01O recommends-
!. State legislation and a city ordinance requiring open occupancy. 
2. The use of city or State bond issues for new housing, redevelopment, 

or rehabilitation only on projects of nondiscriminatory nature. 
3. That FHA and VA administer their program on a nondiscriminatory 

basis. 
4. The enactment of a Federal statute requiring all Government housing 

and lending agencies and any federally assisted housing plan or program 
to be administered on an open-occupancy basis. 

5. The Federal Government pass a comprehensive housing bill designed 
to provide aid in the development of housing for middle-income as well as 
low-cost housing. 

The picture we have presented is a bleak one, but it can take on a promising 
hue if there is good will and sincerity behind our efforts to correct it. 

We of the AFL-CIO are dedicated to the cause of human betterment, and 
discrimination in housing is an important phase of this ideal. 

We offer these views and these recommendations in the spirit of helpfulness 
and with the hope that this Commission can focus the eyes of Congress on a 
social evil that is undermining our communities and our Nation. 

TRUMBULL PARK, A PROGRESS REPORT, APRIL 1959--Pum.xc HOUSING, A CONCERN
SUBMITTED FOR REOORD BY AHERICAN FnIENDS SERVICE CoMMITTEE, HOUSING 
OPPORTUNITIES PROGRAM 

INTRODUCTION 

In March 1957, the American Friends Service Committee issued a progress 
report on Trumbull Park homes to acquaint Chicagoans with developments in 
this long-troubled area. This report reflected the impressions and evaluations 
of staff, based on weekly visits to the homes of Negroes and whites in the 
project and South Deering community since 1954. These visits grew out of 
AFSC's belief in the dignity of each individual and a concern to remove the 
indignity and injustice of discrimination based on race. Our staff has offered 
friendly support and tangible assistance wherever possible ancl has attempted 
to serve as a channel of friendship from people all over the city who hare these 
democratic and religious values. 

This small effort has been taken out of concern for the individuals caught in 
this troubled situation. But it has also been an effort to speed the day when no 
family would be excluded from a home because of race or creed. We believe 
that discrimination in housing is immoral. The evidence is clear that it is dan
gerous as well. It is apparent that crowding of minority citizens into restricted 
areas of the city has tragic effects on every aspect of life and growth of the city 
and on the people who live there. It is increasingly obvious that free access to 
housing is one of the essential keys to solution of the urgent problems of decay 
and rebuilding in our city. 

Weekly visits to Trumbull Park homes have continued. Our experiences and 
observations since the March 1957 report indicate the necessity for a review of 
the Trumbull Park homes situation. This review reveals many positive devel
opments, but also indicates some factors which seem to us to place these devel
opments in jeopardy. 

https://1959--Pum.xc
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We have grown increasingly concerned over the practices of the Chicago Hous

ing Authority regarding integration in Chicago's public housing projects. It is 
our judgment that, in respect to Trumbull Park homes and three other projects, 
the authority falls short of its minimum duties. We feel a sense of responsi
bility to share this judgment with other concerned groups and individuals, and 
to attempt to document our belief. 

We hope also to indicate several clear steps which lie within the power of 
CHA. These steps would provide the moral basis for establishing the leader
ship of the authority in a sounder and more effective program of public housing. 
They should have the full and vigorous support of elected officials, beginning 
with the mayor of the city, and of concerned citizens. If these steps are under
taken, the tragedy which Trumbull Park has come to symbolize all over the 
world may yet bear the fruits of freedom. 

CONTINUING PROBLEMS IN SOUTH DEERING 

The March 1957 report ended: "What exists now in Trumbull Park and South 
Deering is more or less an armed truce. In the event of an upturn in racial 
incidents this summer, it might be well to view these incidents in the context of 
the total situation. Those forces operating in the situation which seem positive 
are not static, of course. They can move either backward or forward, depend
ing on a complex of factors. But as time goes by and as increasingly Negroes 
and whites engage together in ordinary, normal activities and living, peace must 
become an actuality." 
Racial tensions and violence 

Summer, 1957.-The "upturn in racial incidents" during the summer of 1957 
culminated in the Calumet Park riots on Sunday, July 29, which spilled over into 
Trumbull Park homes. Mobs gathered in the project that evening (the fourth 
anniversary of the Donald Howards' move into the project) and attacked a 
Negro resident who was walking through the grounds. He escaped across the 
prairie after being severely stoned, requiring hospital treatment. The mob then 
broke into the home of the William Griffins, whose three small children were 
sleeping in an upstair bedroom while the parents were further down the block 
with another Negro resident who had been attacked earlier on his way to work. 
The mob broke all windows, destroyed most of the downstairs furniture, includ
ing a new television set and radiophonograph. They turned on the gas jets, 
blew out the flames, and set fire to the livingroom curtains. Police, who were 
called by neighbors, did not respond until much later. The entire area was 
aflame with incidents of mob violence against Negroes-busdrivers, workers in 
neighboring steel mills, autoists passing through the area. High tensions, ru
mors, and physical attacks continued for several more clays.' 

Racial violence spread to other areas of the city. Police and court action 
(with the notable exception of Judge Norman Eiger) was dilatory and indeci
sive, and at times prejudicial to Negro victims. Most of the rioters who were 
arrested, charged only with misdemeanors, were released after a brief court 
appearance or were fined $25. In many cases the fines were paid by local im
provement associations. Two park district policemen were finally given brief 
disciplinary suspensions after strong civic protest, for refusal to give adequate 
protection to Negro victims: 

In the project itself, the attacks were followed by a sober "morning-after" re
action, which had lasting and profound effects. White tenants, including many 
who were not previously sympathetic to their Negro neighbors, condemned mob 
action. Editorials and letters-to-the-editor appeared in the "Daily Calumet" 
and "Southeast Economist" condemning violence. Several local steel unions 

1 A Preliminary Report on Racial Disturbances in Chicago for the Period July 21 to 
Augus t 4, 1957-Chlcngo Commission on Humnn Relations (by permission).

2 William Ray, manager of News nnd Special Events Department, NBC Central Division 
and station WllfAQ. In his broadcast "Ray Views the News" on August 11, 1957, reported
these events and added: ''This all bad a familiar ring to It, so I reread the report that 
the Chicago Commission on Human Relations mnde on the Trumbull Park riots for the 
period August 4, 1953, to June 30, 1955. I found there were similar Indignation meet
ings then. That police were ordered to stop treating with kid gloves people who throw 
bricks at fellow citizens • • • and that municipal judges were exhorted, to stop letting
people off with mild admonitions. • • • Thus, we are going to hnve this violence every 
summer unless our authorities crack down. -The police will have to crack down. The 
corporation counsel will have to crack down. The State's attorney hnd better begin
charg;tng these people with the serious crimes their actions merit as violations of State 
Jnws. 
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called for an end to racial tensions and urged their members to practice democ
racy in their communities as well as in their union halls and shops. 

In Trumbull Park homes, the most damaging aftermath of the riots was the 
subsequent exodus of Negro families, who felt no confidence in the desire or 
ability of the city's law enforcement agencies to protect their persons or prop
erty. Nine families moved out of the project during the 4 months immediately 
following the riots. 

Fall 1957 to present.-Since this period, overt acts of violence against project 
residents have been sporadic but have abated to the degree that the police 
headquarters established in a project unit since 1953 was closed. Several times 
windows of apartments occupied by Negroes have been stoned. No arrests have 
been made, although tenants believe the culprits to be known to police. 

The only major racial incident since July 1957 occurred at Oglesby and 100th 
'Street on the evening of October 8, 1958, when two Negro tenants were assaulted 
by a group of teenagers as they attempted to buy groceries in a neighboring 
Jeffery Manor delicatessen. The two men were set upon with pipes and base
ball bats, suffering fractures and bruises, and their car windows were smashed. 
Members of the gang are believed to live in South Deering. Again, police were 
slow to arrive, and then questioned the Negro victims in an abusive and 
threatening way. No arrests were made. 

Aerial bombs 
During the early years of racial tension in South Deering, as many as 100 

aerial bombs were exploded in a night-shattering nerves and, occasionally, 
windows. These explosions have now virtually ceased. 

South Deering Bulletin 
This inflammatory newssheet was originally published on a weekly basis and 

distributed free in the area. It has now been reduced to a twice-a-month pub
lication and is sent only to subscribers, one of several indications of diminishing 
community support. Spokesman for a small hard core of organized diehards, 
the Bulletin still concentrates on illiterate editorials attacking Negroes as 
"savage and uncultured" and reprints excerpts from southern White Citizens 
Counncil newsletters. 

Only 4 days prior to the attack on the Griffin apartment, the Bulletin pub
lished an article reporting an incident in which this family had been involved 
with a white neighbor. The article made public the Griffins' address in the 
project, although it did not do so for the white family. 

The issue following the Calumet Pa1·k riots stated: "The recent riots oc
curring on the South Side of Chicago are causing much concern to our 'City 
Fathers.' They have a bull by the horns and don't know what to do with it." 
"Even after the bitter lesson they got in the Trumbull Park homes situation, in 
which the city of Chicago has spent more than $6 million for police protection 
for a few Negro [sic] families to reside in Trumbull Park . .." The Bulletin 
blamed Chicago's Negroes for inciting racial clashes by dema'llding their rights, 
and called for "one big Confederate camp.'' 
Vernon's Oommunitv OT111trch 

Another expression of this small diehard group is "Reverend Vernon's Com
munity Church," which was organized in South Deering as an "independent 
Protestant Church" in May 1957. Its pastor, William Vernon, is chaplain of 
the South Deering Improvement Association, which sponsored the church. Upon 
its organization, he was dismissed from the Methodist denomination, in which 
he had been ordained only as a deacon, having never received final ordination 
as an elder. He had previously served as a student pastor at the ·South Deering
Methodist Church. 

Neither Vernon, nor any of his church's officers, nor the majority of its small 
congregation live in or near the South Deering community which they purport 
to serve. The church presently meets in the headquarters of the Progressive 
Steel Workers Union (independent) and makes frequent use of the Bulletin 
for publicity and promoting its views. 
B 1is service 

Early in 1958, the Chicago Transit Authority rerouted its Jeffery buses to 
se.rvice the project (Bensley and 106th Street). This eliminated the long, in
convenient walk previously necessary for project tenants, one-third of whom 
are aged and all of whom have to do their major shopping out of the area. 

510547-59--58 
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Shortly thereafter, on March 13, 1958, the South Deering Bulletin printed the 
following article : 

"* * * It is for the general opinion of many that the bus route would be of 
better use if it would come down Torrence Avenue to either 109th or 112th 
Street, instead of its present route down Bensley Avenue. Torrence Avenue is 
the main street in South Deering, and we believe all transportation should be 
kept on this main thoroughfare ; in this way all can benefit and many in our 
factories, steel mills would have access to this fine transportation. Our sug
gestion to the OTA officials would be to route the bus down Yates to 103d Street 
east on 103d Street to Torrence Avenue, south on Torrence Avenue to a suitable 
stopping place. Eliminate Bensley Avenue and east 106th Street as it presently 
is.'' 

The OTA following a visit of a delegation from the South Deering Improve
ment Association, carried out the Bulletin's advice to the letter. 

Petitions signed by 500 project residents urging restoration of bus service 
were presented to the OTA board in September 1958 by David Fison. Repre
sentatives of the Commission on Human Relations and AFSC were also present 
to argue for restoration of the routes. The board promised to reconsider the 
matter. To date, it has not yet fulfilled its promise to communicate an answer 
to this delegation, nor has bus service to the project been restored. 

PROGRESS AND ACHIEVEMENTS 

Oommunications group 
In January 1957, representatives of most of the churches and agencies in the 

area began a series of informal monthly get-togethers. The group included 
the pastor of South Deering Methodist Church, the assistant pastor of St. Kevin's 
Roman Catholic Church, the principal of Bright School, the project manager, 
staff of the South Chicago Community Center and its Trumbull Park branch, 
officers of the East •Side police station, representatives of the Chicago Commis
sion on Human Relations, and the AFSC. The local park district superintend
ent (who attended once or twice), the local American Legion posts, the South 
Deering Improvement Association, the Southeast Lions, and the Progressive 
Steelworkers local were also invited to participate, but declined. 

The major purpose in meeting was the sharing of information and concerns 
as well as hopefully developing positive working relationships among these 
groups, all involved in the Trumbull Park situation in one way or another. 
The group met intermittently for slightly more than a year, and finally dis
continued meeting, feeling that its purpose of establishing communication had 
been achieved. It can be called together by any of its participants whenever 
they may feel that an issue requires its convening. 
South Deering Methodist Church 

Establishment of this church's first parsonage in the community (in a home 
purchased by the Rock River Conference) resulted from the eviction of Rev. 
David K. Fison and his family from a South Deering apartment in late spring 
1957. A new church building (the old one burned in December 1955) was 
completed and dedicated this Easter (1959). It is widely used by the con
gregation for its varied programs. Boy Scout and Girl Scout troops, adult 
and youth choirs, and a senior citizens group have been added in the past year 
by the indefatigable church staff to already functioning youth fellowships, 
released-time classes, Sunday school, and women's society. All these activities 
are integrated. Six Negro adults from the project have joined the church 
while others attend occasionally. In addition, the church ministers to al
most all the project's Negro children. A Negro was elected a trustee of the 
church board 2 years ago. 

The Fisons have in the main been accepted as a permanent part of the 
community, despite an occasional snub by some South Deeringites. Ground
breakini? and cornerstone ceremonies at the new church were marred by 
some harassment, and the church remains under 24-hour police guard because 
of bomb threats made last summer. Pastor Fison feels that "a new build
ing has given us status in the community." Its construction, half a block 
from the project, has extended interracial activities into the community itself. 
The steadfast presence of the Fisons and the church's ever-expanding activities 
are a great source of strength and support to both Negro families and friendly 
white families in project and community. 
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Oommunity center 
The Trumbull Park branch of the South Chicago Community Center continues 

to be one of the major factors in the development of constructive and normal 
relationships. Negro and white children and parents are brought together in 
a wide range of activities for all age groups, from nursery to oldsters. A library 
depository, completely manned by a parent committee, has been in existence ever 
since our last report, and is widely used. 

Approximately one-third of the participants in center programs are South 
Deering youngsters, primarily Mexican-American, who live outside Trumbull 
Park Homes. A number of their parents are also involved in adult activities. 
Considering the jibes and threats of the South Deering Bulletin, which calls 
the tall' "race-mixing social workers" who "must go", this is no small 
achievement. 

Over 500 youngsters are involved in projects like Easter egg hunts, Valentine 
parties, Christmas tree-burning ceremonies (the last was featured this year 
on the front page of the formerly hostile Daily Calumet). Adult groups which 
included Negroes played several baseball games last summer in the prairie 
behind the project. In addition to the nursery, social clubs, library depository, 
men's basketball team, movie benefits, teenage dances, athletic events, the center 
has organized a scholastic achievement group and a weekly study den to en
courage educational efforts among local parochial and public school young
sters. Adult and youth groups also write and issue their own monthly 
newsletter. 

A parents committee was set up 2 years ago, with its hoped-for goal the 
increasing a umption of responsibility for planning, organizing, and super
vising activities. The parents have hel<l periodic bake and rummage sales, 
have sold chicken dinners and Mexican tacos to raise funds for these pro<>rams. 

While only a mall percentage of project adults are involved in these affairs, 
it is among these individuals that the ground was broken for normal personal 
relationships. A far larger proportion of Negro women are active than are 
white women, and nearly all the Negro children are reached by one or more 
aspects of the programs. For the first 2 years after the center's inception, these 
relation hips were scarred by fear of provoking violence, by suspicion on both 
sides-at worst, by tension, and, at be t, uneasy tolerance. But change has 
become mo t evident in the past year, and this has been verbalized by both 
Neo-ro and white women. Many homes which were once closed to Negro chil
dren are now freely visited, and white children often visit Negro homes. While 
relationships may not be the most natural in an absolute sense, in the context 
of this area's history they must be seen as miraculously warm and constructive. 
Bright Ptiblic School 

The special stresses and tensions which once characterized this school have 
been relaxed to a great extent. Nonetheless, occasional discriminatory and 
humiliating incidents occur from time to time in classroom and playground, just 
as they do in most situations involving Negro-white relations in this ambivalent 
society. 

Approximately 40 Negro children now attend the school, the first having 
graduated in June 1958. Tensions rose among her classmates shortly before 
graduation when some of them threatened to boycott the ceremony. She was 
subjected to physical bullying and intimidation twice during this period, but 
firm handling by the principal deterred incidents during the ceremony, which 
went ofl' quietly. This youngster now attends Chicago Vocational High School 
and has traveled back and forth by bus since September without difficulty. 

The parent-teacher club (not affiliated with the parent-teachers' association) 
holds meetings in the school auditorium which are increasingly attended by 
white and Negro project women. Representation on the board or on com
mittees by project residents, however, is firmly discouraged by the present 
leadership by a variety of methods, for fear of permitting greater Negro 
participation. 

An evaluation of the total situation in the area would have to conclude the 
following: Considering the unparalleled duration of the tensions, which began 
on July 29, 1953, with the move-in of the Howard family; considering the 
periodic recurrence of violence and the threats made to whites in the area who 
"transgressed" racist practice in one way or another ; considering the absence 
of a strong and unwavering policy by the city administration at any point in 
these 5 years, and the role of the police, which was more often sympathetic to 
the white mobs than not • • • considering all these factors, the present im-
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proved situation is a tribute to the innate decency of most white residents in 
both project and community; to the steadfast courage and forbearance of the 
Negro tenants; and to those agencies and groups which refused to compromise 
their principles in the face of violence and intimidation. 

Given these indications of progress toward normal human relationships in 
the area and the strengthening of the forces of good will, it is a matter of 
great concern, not only to the AFSC but to other human relations agencies 
and church groups, that these gains are being jeopardized by the present policy 
of the Chicago Housing Authority, which is falling short of its moral and legal 
responsibilities to move toward complete integra tion of all its facilities. These 
responsibilities have been clearly recognized in the policy statements of the 
authority. 

OHIOAGO HOUSING AUTHORITY POLICIES 

These policies were stated in 1946 in regard to the veterans' temporary 
housing projects. At that time, the authority in conjunction with a citizens 
advisory committee composed of representatives of all veterans organizations, 
determined that these units would be made available to all veterans on the sole 
basis of need, without regard to race, creed, or color. While most of these 
projects were integrated peacefully, serious rioting broke out upon the housing 
of Negroes in Airport Homes (60th and Karlov) in: November 1946 and in 
Fernwood Homes (104th and Lowe) in August 1947. 

Following the Fernwood Homes period of violence, a legal opinion was re
quested by the authority of their general counsel, the late Edward J. Frucht
man, concerning eligibility requirements for all public housing projects in 
Chicago. This opinion called "attention to the legal obligation of the authority 
to maintain a strict policy of nondiscrimination based on race, creed, or color. 
Section 128k of the Illinois Criminal Code provides in substance (1) tha t no 
officer or employee of the Chicago Housing Authority 'shall deny or refuse to 
any person, on account of race, color, or religion, the full and equal enjoyment 
of accommodations * * * facilities * * * or of any property under his care.' 
I interpret this section to mean that compliance therewith cannot be had by 
adoption of a policy of segregation. This section cannot be satisfied by housing 
whites in one project and Negroes in a separate distinct project. Such segre
gation would be a denial, based on race or color, of the 'full and equal enjoy
ment' of the accommodations under the care of the Chicago Housing Authority." 

On January 11, 1950, the commissioners of CHA formally adopted a resolu
tion (No. 50-CHA-17) stating that: "In the selection and admission of families 
to the projects now and to be operated by the authority, families shall not be 
segregated or otherwise discriminated against on grounds of race, color, creed, 
national origin, or ancestry.'' 

On October 27, 1952, in Resolution No. 52-CHA-234, the commissioners 
reaffirmed this policy and added the following: "This policy envisions the prac
tice of granting the applicant first in order on the list the choice of whatever 
vacancies may exist in the project where he wishes to live. If no vacancies 
are available in such projects, he is entitled to know where vacancies of suitable 
size do exist. * * * In no instance must an applicant be discouraged from or 
encouraged to move into any vacancy submitted to him.'' 

At their August meeting in 1953, following the outbreak of racial violence 
at Trumbull, the Commissioners were advised by the legal firm of Tenney, 
Sherman, Bentley & Guthrie that: "It is our conclusion from the Illinois de
cisions and the enactments of the Illinois legislature that our courts will not 
susta.in a policy which denies to anyone because of his race or color, admittance 
to public facilities.'' 

As a consequence, the CHA Commissioners "resolved that families of minority 
groups who apply for housing in four CHA projects heretofore occupied solely 
by white persons shall be admitted. The projects affected are Julia O. Lathrop 
Homes * * * Trumbull Park homes * * * Lawndale Gardens * * * and Bridge
port Homes.'' 

A resolution was passed by the CHA Commissioners on September 14, 1953: 
"Be it resolved by the Chicago Ho1tsinu A1t thorit11, That the Executive Secre-

https://susta.in
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tary be and is hereby directed to move families of minority groups into the 
four projects which have heretofore been occupied solely by white persons." 
(No. 53-CHA-197) It should be noted that this resolution followed the move-in 
of the Donald Howard family in Trumbull Park by 6 weeks. 

On August 24, 1953 (in Res. No. 54-CHA-174), the Commissioners stated: 
"The commissioners of the Chicago Housing Authority hereby reaffirm its basic 
policy that race is not a determination of eligibility for residence in public 
housing. Further, that public housing must be made available to all eligible 
citizens purely on the basis of need. It is contrary to both the laws and spirit 
of the laws of the city, State, and Country to enforce racial covenants. There 
shall be no racial barriers to a home in public housing." And : "The commis
sioners of the Chicago Housing Authority condemn the use of mob violence 
to protest the occupancy of a home in Trumbull Park homes by a Negro family. 
The Commissioners are opposed to this display of undemocratic and unAmerican 
activity and refuse to be pressured by this kind of rowdyism from its duty to 
the people of Chicago to administer the public housing program in a lawful 
and unbiased manner." 

On January 11, 1954, the CHA Commissioners resolved that "* • • it is 
imperative that the support of the Chicago Housing Authority in the imple
mentation of this policy ("a tenant selection policy of nondiscrimination") 
be maintain·ed and that as a public body the action of Chicago Housing Author
ity in its selection of tenants under this policy be submitted to public scrutiny." 

On October 15, 1954, Gen. William B. Kean, who became Executive Director 
of CHA on October 1, issued a statement to the press "dispelling any doubts 
on this policy matter. • • • The 22 Negro families already in the project 
(Trumbull) will continue to live there. Others will be given apartments in 
the regular order of application." This statement, made at the height of the 
disorders, concluded: "I am confident a way will be found to provide integrated 
housing." 

On J anuary 17, 1958, Alvin R ose, the present executive director of CHA, 
addres ed an open meeting of the Planning and Housing Committee of the City 
Club of Chicago. Among other statements, he said: "We ar e not going to 
use public hon ing as a wedge [i.e. to integrate all-white neighborhoods]. Our 
role must be one of friend to the community." Is this ·tatement a depa rture 
from the re olution of Augu t 24, 1953, in which the commi sioners publicly 
stated that CHA would "refuse to be pressured by this kind of rowdyi m from 
its duty to the people of Chicago to administer the public housing program in 
a lawful and unbiased manner"? 

CHICAGO HOUSING AUTHORITY PRACTICES 

Let us see how the resolution to move Negro families into the four all-white 
projects has been implemented: 

Lawnaaie Gardens.-This project, at 25th Street and South California, received 
its first Negro family about 2 years ago. Out of a total 128 units, there have 
never been over a tota l of 2 Negro families in occupancy. 

Lathrop Homes.-The first Negro families were admitted to this project at 
Clybourn and Darnen in November 1954. Out of 925 total units-twice as many 
as at Trumbull Park homes-there are (in April 1959) 21 Negro families. There 
has been little turnover among these families, and the number has remained 
static for the past year and one-half. 

Br-idgeport Homes.-This project of 141 units is at 31st Street and Lituanica, 
near the home of Mayor Daley. Negro families have never been admitted to 
this project. 

Lathrop Homes Extension.-This first "housing for the elderly" to be built in 
Chicago, will be ready for occupancy by this summer. This means that families 
must be interviewed and processed now. In the light of CHA practice at 
Lathrop Homes, questions must inevitably be raised as to what the policy of 
tenant selection will be for Lathrop Extension. If this project begins on an 
all-white basis, or with ouly token integration, it will be twice as hard to develop 
meaningful integration in the future. 
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Trumbull Park Homes.-The following figures are based on AFSC staff ob
servations and records, and may be considered reasonably accurate. They in• 
dicate the rates of Negro occupancy in this project since 1953: 

Total num• 
her 'egro

Date Mo veins Moveouts fnmil!es (at
end ol 
period) 

Endol-
1053....................................................... +4 0 4 
1054........ . . . . . . . . . . .. . . . . ...... . . . . .. . . . . . . . . . . . . . . .. . . . +24 -2 26 
1055........... ........... ........... . ...... ............... +o -6 20 
1956........................ .......... .. .. . . . . . .. . . . .. . . ... +o -10 25 
1057.......... ......... .... .................... ............ +s -11 22 
1958... . . .. . ...... . . . . . . . . . . ... . .. .. .. ... ... . . . .. . . . .. . . .. . +3 -6 10 

.As ol .April !959............... . ...... ......................... +3 -3 19 

Since the Calumet riots, 18 Negro families have left the project; 7 have been 
placed. At the time of the riots in July 1957, approximately 30 Negro families 
were in residence. Two months later, when the present executive director of 
CHA took office, the number was 25. One month later, the figure was 22. By 
March 1958, the number was down to 19, and the level of Negro occupancy has 
fluctuated around 20 families (less than 5 percent of the total number of 454 
dwelling units) since that time. At the date of this report's publication (April 
1959) the number is 19 families. 

The significance of these figures lies not only in their effect on the morale of 
Negro tenants, which diminishes with each succeeding moveout. It is a fact 
that all elements of the local population engage in this "countdown" * * * the 
community is sensitive to each moveout or movein. It is intensely number• 
conscious. To the Negro families, each moveout is more than a number on a 
chart. It means one less family to share whatever burden still clings to Negro 
residency in this project It may mean one Jess pre-teenager in a lonely group 
which bears the major brunt of social isolation. It is among the teenage chil· 
dren that the tensions set free in this community so many years ago are most 
manifest, and CHA's practice of not housing families with teenagers in Trum· 
bull Park homes works great hardship on those few who have grown up in the 
project. 

The significance of these figures to South Deering residents is indicated by 
conversations overheard by AFSC staff or directly reported statements to the 
effect that "no more Negro families will be placed in the project, and the im· 
provement association thinks it can sit back and wait for all the ones who are 
still here to leave. They feel they've won the fight, so they don't need to raise 
cain any more." Or, "there's no problem here any more. We have them on the 
run. There are only 19 families left, and CHA isn't going to put any more in, 
so why should we make trouble?" 

Rumors have always abounded in this tense community. The significance of 
the present situation is that an uneasy truce exists in the Trumbull Park area 
which apparently rests on the belief of the organized segregationist forces that 
only token integration will be permitted at the project In the absence of posi• 
tive statements of policy by CHA and in the apparent maintenance of the status 
quo, advocates of violence can believe that their tactics work. 

The Chicago Housing Authority is a public agency. Its practices are a symbol 
of public policy. In addition, these practices are of crucial importance in de
termining whether or not our city makes steady progress in removing the bar• 
riers of discrimination in the private sector of the housing market. The written 
policy statement of the CHA are, as we have seen, unequivocal. It is legitimate 
and necessary that citizens consider the implementation of those policies at the 
precent time. 

On February 3, 1959, staff of AFSC met with Alvin Rose to present our con• 
cern over this question, and to ask clarification of the authority's position on 
integration. The following is a summary of this meeting as authorized by Mr. 
Rose: 

"Mr. Alvin Rose, in an interview with an AFSC staff member on February 3, 
pointed out that Trumbull Park homes is presently integrated and will continue 
to be integrated. He said that Negro occupancy at this project has continued 
at approximately the same level as existed when he assumed his present position 
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as executive director at CHA. Mr. Rose spoke of the tenant selection policies
of the authority based on eligibility requirements, priorities and stated prefer
ences of applicants for particular projects. In this regard, he noted that eligible
families were very reluctant to move out to Trumbull Park and therefore there 
has been no occasion to increase significantly the number of Negro occupants at 
this project. He further stated that the history of racial violence at Trumbull 
Park homes and the lack of acceptance of public housing by the community are 
contributing factors to this situation and further integration of the project at 
this time." 

According to authority figures, there is a waiting list of 20,000 applicants for 
its projects. Between 80 to 85 percent of these are Negro. It seems unlikely 
that although "eligible" families could be found for Trumbull Park Homes at 
the height of the disorders, in the present normalized situation none can be 
found from among a waiting list of 17,000 Negro families. Nor can the lack 
of vacancies at Trumbull Park Homes be given as a reason for the diminishing 
number of Negro families, for the fact is that two-bedroom units are often 
vacant at the project for as long as several weeks, which is unusual for CHA 
projects. 

The authority still maintains its artificial "special criteria" for selection 
of Negro tenants for Trumbull, Lathrop Homes, and Lawndale Gardens. 
These criteria in regard to Trumbull Park include: families who (1) do not 
have children of high school age (despite the fact that both local high schools 
have integrated student bodies), (2) have both husband and wife in the house
hold (despite the fact that a high percentage of white and Negro applicants 
for public housing are without one parent in the home); (3) are employed in 
the general Southeast Side industrial area ( despite the fact that many of the 
white families at the project are employed in other areas of the city).

It is our judgment that while mature and stable families who have been 
thoroughly oriented before placement, in the special problems inherent in the 
Trumbull Park situation will have a better chance of adjustment, necessity for 
other criteria is obsolete. 

A study of the list of 30 housing developments operated by the authority 
reveals the following approximate occupancy pattern: 11 projects or extensions 
have all-Negro occupany; 2 (Bridgeport Homes and Lawndale Gardens) are 
all-white or practically all white; 16 have integrated occupancy patterns to one 
degree or another. These figures reflect a number of factors: That because 
of economic discrimination against Negroes, and the disproportionate pressures 
for housing created by segregation, 85 percent of the total tenants in public 
housing are Negroes, and that n·ew projects are being built in segregated Negro 
communities which do not attract more mobile white applicants. 

CONCLUSIONS AND RECOMMENDATIONS 

It is not our purpose here to develop a detailed analysis and program for 
public housing.' ,v hile there are complex problems involved, requiring thought
ful study, the problem of racial segregation is a key one, and tends to forestall 
action on all the others. It seems clear that the present policies of the author
ity in respect to tenant assignment in some of its projects and in respect to 
sites proposed for new public housing promote segregation, rather than progress 
toward the democratic ideals of equality.

Any public administrative agency has a clear responsibility to convey to the 
lawmaking body-and thus to the people-the basic facts and needs regarding 
problems within its jurisdiction. Its role is to recommend program on a non
racial basis, according to these facts and needs, and not to anticipate the nega
tive response of the lawmakers. In the case of site selection, the authority 
surrenders its power of choice to the city council by anticipating a veto in all 
but segregated Negro areas. By concentrating its projects in these segregated 
areas, the authority is perpetuating segregation when it should be providing 
leadership in ending it. 

We know the situation at Trumbull Park homes best. The patience and 
determination of people of good will has triumphed in that troubled community 

• For two recent excellent studies and proposals !or public housing, see: (1) "A New 
Look at Public Housing," "Issues," November 1957, published, by the Philadelphia Housing
Association, 1717 Sansom Street, Philadelphia 3, Pa.; (2) "A New Look at Public Hous
ing," Issued In 1958 by the National Federation of Settlements and Neighborhood Centers; 
226 West 47th Street, New York 36, N.Y. 



910 

to create the present situation of relatively normal relationships. These hard
won gains stand in jeopardy if official practices do no more than maintain 
present token integration. 

We recommend that the Chicago Housing Authority relax any special criteria 
for selection of Negro families for Trumbull Park homes as a sound and 
practical step toward the full implementation of existing policies of 
nondiscrimination. 

Be believe that steps should be taken in respect to Lathrop, Lawndale, Lathrop
Extension, and Bridgeport, so that tenant assignment to these projects would 
be free of the artificial limitations of token integration or segregation. Care
ful, well.planned steps should have the full backing of the city government
and would have the complete support and cooperation of voluntary human 
relations agencies. 

We urge the Chicago Housing Authority to exert its rightful leadership in 
proposing sites for public housing in the most feasible and desirable locations 
without regard to race. 

We make these recommendations humbly, mindful of the heavy responsibili
ties carried by the officials who must make these decisions. The problems 
of housing in Chicago, complicated as they are by the widespread practice of 
discrimination, will not be easy to resolve in any case. They will be harder 
to resolve if delays and compromises halt progress toward full integration 
which is the inevitable final solution. Consistent, principled action is required 
of all of us; we must require it of our public agencies. 

SUPPLEMENTARY STATEMENT OF SAUL D. ALINSKY, PERTAINING 
TO HIS PROPOSAL FOR RACIAL QUOTAS AS A MEANS TO 
STABILIZE NEIGHBORHOODS 

Criticisms of the "morality" of my proposal of opening white neigh
borhoods to quotas of Negroes overlook or ignore its basic principle of 
achieving a nondiscriminatory, open occupancy in housing everywhere. 

The issue is the means of implementation of the principle. This 
is the purpose of the proposal. Today the white residents assume that 
the appearance of the first Negroes moving into the community means 
that the neighborhood will shortly become all Negro. The whites 
leave the area, which consequently does become all Negro, and so the 
restricted, segregated pattern continues and expands.• 

The proposal attempts a realistic approach whereby whites can be 
assured that the entrance of Negro families will not result in this total 
community change, and that therefore the whites will remain. The 
quota proposal further attempts to secure a non-tlu·eatened, nonhostile 
situation where Negro and white families would have the opportunity 
of getting to know each other as human beings rather than as faceless 
racial symbols. This would open the door to a situation where integra
tion would become more than a word. 

There has been significant reaction to the use of the word "quota". 
All proponents of integration accept the £act of controls in what they 
choose to call achieving a "balanced population". The limited inte
gration in schools and rare residential islands is rooted in various 
selective devices, includino- redistricting to maintain a certain balance 
or proportion. Whether we call it ratio, percentage, balance, propor
tion, or stabilization it all comes to the same; a quota by any other 
name spells the same. 
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The Supreme Court of the United States, in its decision against 
segregation in the public schools of the land, held firm on the principle 
of desegregation, but realized that implementation required a realistic 
acceptance "with all due and deliberate speed" of a gradual compliance 
with the law. The lower courts became the control points and the 
process of integration in the southern schools has now begun by a 
selected number of proportions, ratios, percentages, or just plain 
quotas, of Negro students. This is accepted as a realistic approach 
towards the fulfillment of the basic principle of non-segregation. 

Do the critics of the "morality" of the quota proposal regard the 
Supreme Court decision as immoral? Those who carp about the 
"morality" of the proposal offer no alternative. They cry "let there 
be open occupancy" and there is no open occupancy. They say the 
quota is r estrictive, when the situation is one of total restriction, and the 
quota system would open closed communities. 

The passage of a local open occupancy law would still confront us 
with the same issue, of securing compliance, as faced the Supreme 
Court. Implementation of such a law would demand the use of a 
"ratio", "percentage" or quota device, just as does the desegregation 
of schools. Those who state a moral principle and avoid the hard, 
grimy reality of implementataion have a museum mentality where 
morality is nothing more than a show piece. It is well for us to reflect 
on the words of Edmund Burke, "The triumph of evil is possible only 
when good men do nothing." 

0 
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CHICAGO RESIDENTIAL CONSTRUCTION, 1956 
Where does Chicago build? 

MULTI-FAMILY UNITSThese new Urban League maps represent 
the extent and location of new residen
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In these maps, Chicago is divided into its sharply 
defined all-white and non-white areas. ~ 

Population in the white areas in 1956 continued to 
decrease. Yet 10,225 new units of housing were 
built here. 

The non-white areas had a 1956 population increase 
of about 30,000. Yet the number of non-government 
home units built in these areas was only 794. 

(Public housing, which supplied 2,706 new family 
units in 1956, is ovailable to only a small portfon of 
the population,) 
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