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Mr. Feur. May I say this: I think we require an expansion of our
urban renewal 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 HessureH. 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. Frrr. That’s correct.

Commissioner HespureH. Is that a fair statement ?

Mr. Feur. Yes.

Commissioner Hrssurea. One other thing I was wondéring about:
T 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.picture of the services confronting a large city ?

Mr. Feur. That is correct, because continual 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 HessoreH. 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. Feut. I concur completely.

-Commissioner Hespurer. 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
maké yourselves known because, all of a sudden, the Commission
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Remember, while we have 102,000 apartments, these 102,000 apart-
ments contain approximately 450,000 people and that is about 514
percent of the population of the city of New York. Now, I don’t
know whether I have answered your question, Father, or nét. :

Commissioner HrsBureH. 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 your 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. Rem. All right.

Commissioner HessurcE. We are very grateful to you for your
discussion so far.

Mr. Rem. Thank you.

Commissioner Hessures. Mr. Madigan, could I ask you a question?

Mr. Mapiean. Yes.

Commissioner*HesBureH. Do these housing units tend to become
nonwhite? Is this the general tendency or is there such a tendency?

Mr. MapreaN. T 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, T 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
general.conclusion.

Tt 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 HespureH. Let me put it another way: Is there a
tendency for the white occupants to leave after the nonwhite occupancy
getsto a certain level ¢

Mr. MapieaN. I would say that would be so——

Commissioner Hessuorea. What would be the normal——

Mr. Mapican. In many instances.

Commissioner HessureHE. What would be the breakoff point there?

Mr. MaprcaN. 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 Hrssures. Do you adopt. anything like a quota
system ¢ : i

Mr. Mapican. No; we donot.
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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 85,000 to 50,000 net per annum. By “net,” I mean that’s the net
residuum as a result of inmigrations and outmigrations from New
York. Most of the Puerto Rican influx comes to New York City.

Persons of the Jewish faith are estimated by the American Jewish
Committee to number about 2,400,000 in the State, and slightly over
2 million of these are in New York City: There are also sizable Jew-
ish communities upstate—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 time 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 prestige, no threatened loss to monetary values
as a result of their living nearby—and you can find the same pattern
in areas of 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 1950, 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 of 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 Natlon The result is that there is
fear now of any Negro movement into any white ‘area, and this is, one
of the problems which has sparked all sorts of discriminatory and ex-
clusionary activities, which is part of the problem facing New Yorl
State and other States. )

The nonwhites are becoming, partly due to these restrictions, in-
creasingly concentrated in the older central areas of the cities, and
there has been a sharp extension of these older Negro ghettos, so that,
they are now of substantial size. For example, an area of Syra,cuse
which was about one-fifth Negro in 1940 had become almost two-
thirds Negro by 1957. Areas in Brooklyn which were partly Nefrro
are now very substantially Negro.

Partly because of the fact ‘that the minorities are concentrated in
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












152

can guide and inspire Negro youth, are not going to come into the
city because of the absence of housing—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 proeper aspirations, without leadership, without inspira-
tion, without guidance, with these communities developing into a
kind of social and economic limbo, from which there will be no es-
cape, and the prize of equal opportunity and the right to advance on
the basis of one’s merits may 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
housing.

Now, we have laws in New. York in housing. We have probably the
best catalog of laws in.the country. I wouldn’t say “probably.” We
have. We have outlawed discrimination in.urban renewal; we out-
lawed discrimination in public housing; we outlawed discrimination—
the first-State to outlaw discrimination—in VA and FHA housing, but
laws, themselves, while they are helpful, while they are symbolie,
while they set the pattern for a moral approach 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.

X favor unequivocally a bill which we call the Metecalf-Baker bill,
which would outlaw discrimination in private housing. I believe a
statute like. this is implicit, at least in principle, in the Federal Civil
Rights Act, that is, the right to buy and sell real estate without
discrimination ; but this has never been implemented, andT would say
one of the most constructive recommendations which your Commission
can make is to. implement the Bill of Rights, which has been on the
statute books for almost 2 hundred years, at the Federal level.

Now, let menot underestimate the importance of these laws. They’re
slow, but gradually they prove something 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 diserimina-
tion in FHA- and VA-aided housing for some 38 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 owrers of
these developments accept Negroes into their all-white projects.
There are three Negroes living in New Rochelle, for instance, as a re-
sult 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 new ethical level, and because
it'also had teeth in it, the Negroes were accepted and there has been
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no outflux of tenants from these communities despite the fact that
they’re all-white proj ects, 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-
cumseribed ; 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. If 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
compliance.

« Of course, one of the problems that we face is‘that we haven’t the
right to initiate regulatory action, and this is difficult for us in hous-
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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 smaller
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. Overcrowding 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 migrants, 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 in
the United States, and more breaking up .of existing units, deterior-
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ation and substandardization of housing is inevitablé 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 193040, 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 law 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 ealculations which indicates that,
instead of having tenant projects, as you have today, 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 his home of $65 a2 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 recommendation is to strengthen Federal effort to end
racial inequities in training and in employment. I think you can’t
geparate 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 industry.

I do not believe the President’s Committee on Government Con-
tracts has done its job. The number of complaints filed with the
President’s. Committee on Government Contracts since its inception
in 1958 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 can eliminate discrimination in employment,
and it must eliminate diserimination in housing; because they must
go hand in hand, and T 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.

T believe there should be an executive policy prohibiting diserimi-
nation in housing receiving Federal subsidies or mortgage guarantees
or benefiting from the exercise of Federal power.

T 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 T 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.

1 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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are simultaneously-seeking to harness this. expanded. public. power
on the side of segregation and racial and social and religious
discrimination.

The United States, in my opinion, can’t afford to lag behind in the
solution of this problem. It must demonstrate the leadership and.
supply the example, and I know that if you give the facts to the Con-
gress and.if it realizes the urgency of the problem we will not falter.
. Commissioner Hespurea. 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
they are perfectly freetodoso. [Applause.]

I would just like to ask you two brief questions, and T am somewhat
going overtime in. doing this, but I think you have given us so many
things to think about. A
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 thinlk 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 housing ?

Mr. Aerams. When you say “open occupancy,” you mean allew any-
body to enter into the project?

. Commissioner HespurcH. Yes.

Mr Asrams. Without restrictions as to race?

Commissioner HrspureH. Yes, exactly what I think you meant when
you said it should be open or available to all who can afford it; in
other words, nondiscriminatory housing.

Mr. Aerams. 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 making?

Commissioner HrespurcH. Yes.

Mr. Aerams. 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, when 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, I felt that was the real answer. .
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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 figure
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 normal 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 areas represent the social cost we pay for them,

In Buiffalo, non-white-occupied dwellings in tracts with 250 or more non-
white families lack running water twice as often as the homes of fheir 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.

CAUSES OF SEGREGATION AND POOR HOUSING CONDITIONS

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 diserimination 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 diserimination 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 Rehabiliftation Commission found that 42 percent of nonwhite
residents made $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 frained Negroes who sought housing in accord with their eduecational
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 diserimination, many of the most important industries in New York State
have been recruiting Negroes with professional training in such fields as engi-
neering, chemistry, physies, accounting, and medicine. Many of these persons
have been recruited for.jobs in upstate 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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neighborhood,” defined in terms of safety, quiet, good schools, adequdte’ play
space for children, good property maintenance, and congenial neighbors.

The study found that these persons encountered many obstacles in finding
housing which met their requirements. At the time they were interviewed,
averaging 2% years after their arrival, more than half were still living in hous-
ing they considered inadequate. There was no doubt that racial diserimination
was the chief cause of their difficulties. On no basis other than race could
these well-dressed .and well-mannered persons, all of whom were in the upper 14
percent of the U.S. population with respect to education, be considered unde-
sirable neighbors. Yet, on innumerable occasions they would ‘make 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 Drices
‘they could ill afford for temporary, makeshift accommodations. Somé bought
or took leases at levels which seemed exorbitant. A number spent considerable
sums trying to make’ 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 factor preventing
Negroes, regardless of economic or social qualifications, from exercising freedom
of choice in the housing market.

NEW YORE 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 housing law forebade discrimination in all housing
coming under the law. Since then, the legislature has successively widened the
jurisdiction of antidiscrimination provisions, until toddy they cover all housing
receiving any form of Government assistance.

In 1950, the Austin-Wicks law extended the prohibition of diserimination to
‘cover housing receiving types of public assistance. This included direct finanecial
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
Metecalf-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 SCAD’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 accommodations 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 Diserimination, 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 discrimination. 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 policy of the State of New York in matters of discrimination
is éxpressed in the law against discerimination 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 diserimination threatens not only the rights and proper privileges of
IStf. inlz’abitants but menaces the institutions and foundation of a free democratic
ate.
THE COVERAGE OF THE LAWS

‘With all these laws on thé books, it may seem strange that New York stll
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 or 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 State 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 diserimination. It is important
to note, nevertheless, that 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, almost 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 canmot 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 technieally 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 fto 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 construe-
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.
‘I am confident that this day is not far away.

SCAD’S ENFORCEMENT PROGRAM

In enforcing the law, SCAD uses the same procedures as in cases of dis-
erimination 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 he 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 its decision through the courts of the State. Few
Tespondents 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 housing case in which
virtually all of the commission’'s enforcement 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 with one in a







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-which
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 absolute minimum of raecial 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 thé
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 civie
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 Divi-
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 high professional, eco-
nomiec, and social status. Over 10,000 copies of this study, which 1 summarized
earlier in my testimony, have been sent to representatives of the housing and of
church and civie 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 o be resisting de-
segregation, aud 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 pnvate housing covered by the
Jaw as well. 'While progress may sometimes seem slow when viewed from a short
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year, only 35,000 units were authotrized 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 program 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 stalke 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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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
assoclations into the current crop of savings-and-loan associations which shun
building has deprived the Nation of an important source of cooperat1ve 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 mythical average family of
husband, wife, and two children. It makesno provision for such nonmythical
and nonaverage types as transients, elderly persouns, 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 physies, 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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The cities are plagued today by overconcentration of low-income families,
critical traffic problems, heavy financial burdens,, 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 I'ederal 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 HHFA
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 funection, 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. HEach of the agencies administering the programs must be alerted to
the responsibility for relating its funection 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 7.
Howard, the built-up parts of our metropolitan areas will cover .almost 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 and. 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 Affairs with Cabinet rank is long overdue.

Btate land-rénewal 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 unfortunsately has so far followed
the public-housing formula and confined itself within urban boundaries. The
1;ormu1a 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. TLand
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 wonld be resold at market value.

This operation could prodmce a British-type ‘new towns” movement in the
United States. It would insure better use of the thousands of square miles
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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 prlvxlegai
of employment.

: (b) For any employer, licensing agency, or employment agency to print
or circulate or causé to be printed Or circulated any statement, advertise-
ment of publication, 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.

(¢) 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 complamt
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 mnotice 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 fto 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 his answer. 'The commission shall not be
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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 head 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.

TF'EDERAL, STATE, AND CITY LEGISLATION ON HOUSING AND DISCEIMINATION *
I

A. FEDERAL LEGISLATION

1. Housing Act of 1937 as amended by Housing Act 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 Act of 1949.—Title I authorizes Federal Government loans and
grants to localities to assemble land, clear slums, and malke 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 construection.
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 193T7.

3. Housing Act of 195,—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 granis are provided for
plans for voluntary repairs and rehabilitation of buildings and for clearance
of deteriorated structures, reconstruction of sireets 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 has 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-

2 The word “discrimination™ as used in this summary means discrimination by reason of
race, creed, color, or national origin.
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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.

7. 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. Privately owned housing having Government insured loans.—AIll housing
accommodations which are:—

a. Located in a multiple dwelling, the acquisition, construetion, 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 or
any agency thereof; or (2) a commitment, issued after July 1, 1955, is out-
standing that acquisition of such housing accommodations may be financed
in whole or in part by an FHA- or VA- guaranteed loan or by a loan guaran-
teed by the State or any of its subdivisions or any agency thereof.

STATE oF NEw YORK
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FUTURE INVESTMERT

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 fo well over a half-billion dollars in private ecapital
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
commitments for immediate assistance by VA and FHA. We therefore anticipate
at least another $2 billion worth of investment within the next few years in
gublicly assisted housing covered by the law against discrimination in New York

tate.

A list of banks assisting FHA developments in more than 1 county in the New
York metropolitan area

Bank Address Countles |Units per
county | units

COhase Manhattan Bank...c.ec....! 18 Pine St., New York City.._.. Kings.ccweee-- 552

‘Westchester__. 155 774
Community Fonding Corp......-- 89-48 164 St., Jamica, N.Y Bronx. 507

Queens_.__._.. 1,284
‘Westchester___ 62 2,962
County Trust C0uecmmmoecemnne 64 (N.) Broadway, Tarrytown| Kings._...... 64
Y. Queens.._ - 441
Rockland.._.. 121
Westchester___ 370 096
Dime Savings Bank ..ol 9 DeKalb Ave., Brooklyn, N.Y._

72] 1,426
Trankiin National Bank_ .. Franklin 8¢ No¥ oo ooeecemnen N

742 867
Guaranteed Title & Mortgage Co...| 80 IJ;I amz(ailca Ave., Jamaica, Long
and.

Home Title Guaranty Coovumuee - 180 Fulton St., New York City..

326 1,998
Intercounty ‘Title Guaranty & | 111 Broadway, New York City_- 287 ?
Mortgage Co.

48 349
Jamaica Savings Bank. o ooeeeoue__ 161-02 Jamaica Ave., Jamsics,

185 493
Lincoln Savings Bank ..-eoooo 531 Broadway, Brooklyn, N.Y__

718 887
The Bank for Savings__—__—_____ 280 4th Ave., New York City._. el 53
Title Guaranty & Trust Co.o_.___ 176 Broadway, New York City..| King
New York_.__ 859.
‘Westchester___ 132 1,175

55 165

Triboro Funding COrpo—ceeaaea_ 250 West 57th St., New York

y.
United Mortgage Servicing & | 25 West 43d St., New York
Capital Corp. City.

46 360
‘Willlamsburg Savings Bank...__.._| 1 Hanson P1., Brooklyn, N.Y.__

647 1,150
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TABLE 2—White and nonwhite population distribution by cily and suburbs,
1950 upstate metropolitan areas

Total popalation Percent In cities of Percent In rest of
10,000 or more metropolitan area
Area
‘White | Nonwhite | White | Nonwhite | White | Nonwhite

Percent Percent Percent Percent
Albany-Schenectady-Troyeemecou- 505, 409 9,081 67 95 33 5
Binghamton, 183, 79 899 65 86 35 4
Buffalo 1,041,444 47,786 69 3 31 7
Rochester 70, 385 8,247 68 95 32 5
%yrm‘n e, 335, 444 8,275 64 180 36 120
tica-Rome.. 281, 867 2, 595 50 88 50 12

1 Three-fourths 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 for Syracuse would ap-
proximate that of other areas.

Source: U.8. Bureau of the Census, ““U.S. Census of Population: 1950.” Vol. II, ““Characterlstics of the
Population,” Pt. 32, New York. TU.S. Government Printing Office, Washington, D.C., 1952. Table 34.

TABLE 3.—Nonwhite dwelling unils in major cities outside New York City,
1950 census

Total number | Percent non-
Total number nonwhite white
dwelling units | dwelling units | dwelling units
are of total

Now York State 4,325,139 233,239 5.4
Alban: 42,444 1,537 3.6
Binghamton 23,834 189 .8
Buffalo. 166, 743 8,303 5.0
Mount Vernon._ 20,976 1,868 8.9
New Rochelle. 16, 426 1,625 8.9
Niagara Falls 26,202 773 3.0
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
Utiea 30, 408 382 1.3
Yonkers 44,909 1,209 2.7

Source: U.S. Bureau of the 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 wards or iracts conilaining 75 percent or
more of the city’s nonwhiles

10 NEW YORK CITIES, 1950

Percent of city’s | Population composition of
nonwhite popula- ward or tract
Ward or tracts tion contained in
ward or tract
Whites Nonwhites
Albany (19 wards): Percent Percent Percent
Y 17 74 26
B 16 84 16
8 8 85 15
7 28 71 29
8 9 86 14
12 7 92 8
Total (6 wards) 85
Binghamton (13 wards):
1 13 99 1
7. 58 92 8
11 el 99 1
Total (3 wards) 80
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Tasrm 4.—Population composition of wards or iracts containing 75 percent or
more of the city’s nonwhites—Continued

Percent of city’s | Population composition of
nonwhite popula- ward or tract
‘Ward or tracts tion contained in
ward or tract
‘Whites Nonwhites
Buffalo (72 tracts):
13, 7 75 25
14 34 10 20
15, 17 53 47
25, 12 73 12
32 14 72 23
Total (5 tracts)--. 84
Mount Vernon (21 tracts):
26, (] 77 23
2 1 65 35
28_ 17 29 71
29 34 31 69
32 9 62 38
33 6 80 20
‘Total (6 tracts) 83
New Rochells (13 tracts):
60. 8 83 17
61 7 82 18
62 7 87 13
63. 18 67 33
64 37 41 59
65 12 82 18
Total (6 tracts) 89
Rochester (88 tracts):
3 17 60 40
4 8 89 11
11 8 62 38
12 21 51 49
13 13 79 21
27. 8 85 15
Total (6 tracts) 75
Syracuse (61 tracts):
32 36 58 42
33 31 73 27
34 6 93 7
42 16 87 13
Total (4 tracts). 89
Utica (29 tracts):
1 7 80
2 61 68 32
3. 7 96 4
5 13 14
Total (4 tracts) 88
‘White Plains-Greenburgh (24 tracts):
88 6 86 14
90, 10 68 32
92 8 89 11
93, 21 53 47
109. 30 66 34
115, 5 90 10
Total (6 tracts)-. 78
Yonkers (24 tracts):
1 7 26 4
3 21 79 21
4 28 87 13
5 8 84 6
18 19 21 79
Total (b tracts) 83

Bources: U.8. Bureau of the Census; “U.S. Census of Population,” 1950. Vol, III, “Census Tract
Btatisties.” TU.S. Bureau of the Census: “U.8. Census of Housing,’” 1950. Vol. V, “Block Statistics.”

510547—569-




TABLE 5.—Characteristics of housing

8 UPSTATE NEW YORK CITIES, 1850

All dwelling units

All dwelling | in wards or census
units tracts containing
100 or more non-
white households
ALBANY
Condition and plumbing facilitles:
Number reporting.. 41,323 7,936
No private bath or dilapidated percent. . 8 38.5
No running water or dilapidated do 6.6 10.9
Persons per room:
Number reporting. 40, 948 7,830
1.51 or more percent__ 2.3 3.7
BINGHAMTON
Condition and plumbing facilities:
Number reporting. 23, 306 1,425
No private bath or dilapidated. oo Dercent._ . 10.0 2,9
No running water or dilapidated do.___ 3.8 8.7
Persons per room:
Number reporting. 23,196 1,420
1.51 or more percent__ 2.2 4.2
BUFFALO
Condition and plumbing facilities:
Number reporting 163,174 34,111
No private bath or dilapidated percent__ 12.5 23.5
No running water or dilapidated do 5.0 13.3
Persons per room:
Number reporting. 163, 957 34,100
1.51 or more percent 1. 2.6
NIAGARA FALLS
Condition and plumbing facilitles:
Number reporting 25, 860 3,314
No private bath or dilapidated percent._ 11.8 19.0
No running water or dilapidated -----do, 3.3 5.7
Persons per room:
Number reporting. 25, 582 3,202
1,51 or more...... percent 2.2 5.4
ROCHESTER
Condition and plumbing facilities:
Number reporting 98,362 6,881
No private bath or dilapidated 9,2 25.5
No running water or dilapidated 3.5 13.7
Persons per room:
Number reporting. 98, 074 6,882
1 51 or more percent._ L5 4.1
SCHENECTADY
Condition and plumbing facilities: !
Number reporting. 28,136 842
No private bath or dilapidated percent. . 9.1 35.8
No running water or dilapidated do. 3.7 28.4
Persons per room:
Number reporting. 28,101 851
1.51 persons percent__ 1.1 2.8
SYRACUSE
Condition and plumbing facilities:
Number reporting 63,075 4,408
No private bath or dilapidated pereent... 15.6 30.3
No running water or dilapidated do 6.3 17.4
Persons per room:
Number reporting. 62,415 4,330
1.51 or more. percent__ L5 4.3
TTICA
Condition and plumbing facilities:
Number reporting. 29,919
No private bath or dilapidated. . ceeeeocmmomnacaaa percent__ 16.3
No running water or dilapidated do 3.9
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Median monthly renial of renter occupied units
Census tract number and location Total Nonwhite | Difference
median median

60, New Rochelle.. $48.81 $29.75 $19.08
116, North Tarrytown 38.64 24.43 14.21

, Yonkers 44,29 31.91 13.682
48, Tuckahose. ... 40. 98 28, 47 12, 51
80, Port Chester___._- 37.68 26, 61 11.07
133, Ossining. 39.17 28,19 10.98
73, Mamaroneck. 42,90 32.60 10.30
62 New Rochelle. 37,56 27,27 10.29
27, Mount Vernon 48.34 30,98 8.36
109, Greenburgh 49.48 41,13 8.33
64, "New Rochella. 46,80 | 39,62 7.18
143 Peekskill 33.88 27.80 8.08
93, ‘White Plains 44,77 39,21 5.56
90 White Plains, 36.16" 31.01 5.156
3, "Yonkers.- 27.51 22.85 4.66
32 Mount Vernon 45.46 40.98 4,48
61, New Rochelle. 44,44 40.31 4,13
29, Mount Vernon . 35. 81 33.87 1.94
18, Yonkers 39.93 38,52 1.41
63, New Rochelle_ 46.78 45,88 1.10
28, Mount Vernon N 41.56 40.90 .66

W DR S AT B AT

Mr. Tiffany, would you introduce the next witness?

Mr. Twrany. The next witness is Justice Polier, judge of the
Children’s Court of New York City. Justice Polier has been justice
of the Domestic Relations Court of the City of New York since 1935.
She has also served as counsel to the Emergency Relief Bureau of
New York. She is 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 Porier. 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 the comse-
quences of inadequate and segregated housing on crime, on juvenile
delinquency, on interracial relations, and on public education.
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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 answers of: “I want to be a
teacher. I want tobea 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 monwhite 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.

T 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 te their own futures.

The absence of tradition, certainly, of strong or stable family re-
Jations that exists in underprivileged areas is thus augmented by all
the pressures in our slum areas and the daily irritations that con-
4ribute 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 securs
‘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 undermined,
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






208

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-
dren 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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public housing into disrepute. You know, as a person who has
worked in the field of 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 somewhst
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 our 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 of broken families, of families in wheh 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 8 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 for 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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Commissioner HespureH. 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
on 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
far out ahead of our own aspirations and our own ethical level?

Justice Porier. Well, gs a teacher of jurisprudence, you know that
is 2 very difficult question to answer, but I would like to try.

Commissioner HessureH. It is a very loaded question.

Justice Porter. 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 way.

Certainly it is the responsibility of the Jixecutive 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 not 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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first, and one of the thingsthat 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 inevitably 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 & 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 in 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
téach 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 traditions
and customs are different from our own, there is a very great warm
relationship usually between mother and children, a good-deal 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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VerNooy is cochairman of the Block Organization Committee and is
minister of the Springfield Gardens Methodist Chureh.

Mis. Klavens.

Commissioner Hespurea. Will all three of you come up, please?

STATEMENT OF EVELYN KLAVENS, COCHATRMAN OF THE BLOCK
ORGANIZATION COMMITTEE OF THE NEIGHBORHOOD RELATIONS
COMMITTEE OF THE TRI-COMMUNITY COUNCIL, SPRINGFIELD
‘GARDENS, ROSEDALE, AND LAURELTON, QUEENS, N.Y.

Mrs. Kravens. Gentlemen, we’re here to tell you what happened in
Springfield Gardens when a group of unscrupuloas real estate dealers
began 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
Springfield 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 tolive 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 kind 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.

At 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 dealers would get out and kind of fan out in the area, geograph-
ically dividing up the houses amongst them. It wasenough to create
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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’sput 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 another? 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 ity 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 of
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 block 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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we in the three communities feel that we must be prepared for this
situation. '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 alittle
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 wasstep 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 if 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 Hessurer. 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 COCHAIRNAN,
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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working quite cooperatively in this thing, and the welcome is extend-
ing out in terms of getting people to be active with us also.

Chairman Haxnag. Is thissign that you have here something that
was developed in your neighborhood or is that sign used in your
neighborhood ¢

Mrs. Kuavens. 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 formulate a sign, which, incidentally, was printed free
of charge by one of the neighbors in as large a quantity as we wanted.
Thisis his contribution. What we did was put that in all our windows,
and, believe me, it was effective. No doorbell was rung the day after
that appeared, and it also had the solidifying effect of letting 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.
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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 Hespurer. Thank you, Dean Storey.

I would like to ask Mr. Tiffany to introduce our first speaker this
morning. We had intended to have Senator Javits 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. Trrrany. 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.
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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
cure.

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-feel 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 wéalthy, 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 them?” 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 Real
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 private 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 danger? 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, I think, chartered the Mort-
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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. Ihave been—

Vice Chairman Storey. But you are a member?

General Anxprews. 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
Interests?

General Anprews. 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 ANprews. Yes, sir.

Vice Chairman Storey. We construe that to include State laws and
municipal ordinances, et cetera.

General Anorews. 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 New:York?

General Anprows. Yes, sir.

Vice Chairman Storey. Speaking from a private viewpoint?

General Axprews. Yes, sir.

Vice Chairman Storey. For the reasons as indicated ¢

General AnNprews. 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? 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
correct?

General Axprews. Yes; the whites move out. That is right.

Vice Chairman Storey. Have you any statistics on actual instances
that would help usin factfinding on this?

General Anprews. 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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not driving business away. We 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 bottom ?

General Axprews. It was just modified—I don’ 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 hasno effect at all.

Vice Chairman Srorey. Thank you, General.

Commissioner Hespurea. General, I just had one last question.

General Anprews. Yes, Father.

Commissioner HessureH. 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 Anprews. Is this—what?

Commissioner -HesBureH. Is this considered unethical by the Real
Estate Board ?

: General ANprREWS. 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 Hespurea. That is right. _

General Anprews. 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 private-
house 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 HessurcH. 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 frankmess and co-
operation in coming here and giving it to us.

If you have any further statistics or studies that would be helpful
to the hearing, we would be very happy to include them in the record.
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themselves in their own communities 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 counfry 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 hundreds 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 communrities 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 tolive 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-
noysance in a neighborhood when a group of unrelated 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 found himself in, or whatever faith he professed.

Today novelists and social historians find abundant material in these com-
munities, 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 prestize 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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5. What State and local laws, policies, and programs8 have been adopted to
accomplish equal opporiunily to adequate housing on a nondiscriminatory basis?
What has been the experience under 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 Bstate 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 “Hobson’s choice.” We believe that the effect of
these laws has been relatively slight, prineipally 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 if, leads only to trouble. 'We offer for 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 Federal Housing and Home
Finance Agency—ithe Public Housing Adminisiration, the Federal Housing
Administration, and the Urban Renewal Administration?

In Manhattan and in the city of New York overall, most 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 FFHA, VA,
or other Government props. Xence, most of the Federal housing, and public
housing, 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.

7. What proposals should ihis Commission consider in appraising Federal
housing laws and policies and in making its recommendations 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.
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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 action and_construct housing
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, esgecmlly since we
observe that well organized and directed minorities often triumph over the
unorganized and unled majority.

Commissioner Hespurer. Ladies and gentlemen, we now have the
pleasure of presenting to you Senator Javits, who has come from:
Washington at a considerable effort in time as he has to return this
morning.

Good morning, Senator.

Senator Javits, 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 Javirs. 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 rewarding
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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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-
seribed 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 doeshave 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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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 we
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 Hessurea. 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 Javrrs. Please.

Commissioner Hessurer. Would that be agreeable to you?

Senator Javrrs. Oh, certainly.

Commissioner Hespurea. Yesterday there were a great many
depositions, if you will, from 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 providing
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 Javirs. 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 Hessurea. Surely.

Senator Javrrs. I omitted one thing in my testimony which X 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 1947 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 what 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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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, T 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 ¢

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’ 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 Javrzs. Dean Storey, I thoroughly agree with you.

T 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-
haps 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-
clated 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 econditions 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 ?

Senator Javrrs. 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.

Dean 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 Javirs. Yes.

Vice Chairman Storey. One of the most acute in the world.

Senator Javrrs. 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 HesBureH. 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 Javrrs. Thank you.

Commissioner HrspureH. Mr. Tiffany, would you please present
the next witness?

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. Trrrany. 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 management
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had absolutely no impact at all because our policy has always been
one of nondiscrimination.

Commissioner Hespurea. 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. Lows. 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 Heseurea. Have you had very good experience with
the kinds of families, you have selected in your developments?

Mr. Lows. We have had excellent experience.

Commissioner Hessurea. 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. Lows. Dean Storey, I might say this: 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 that the reasonable
return that we all anticipated has not arrived up to the present mo-
roent, 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. Lows. Only to the extent, Dean Storey, that it has been less
than 6 percent net yield.

Vice Chairman Storey. Lessthan 6 percent net per year?

Mr. Lows. That’s correct.

Vice Chairman Srorey. Could you give us any figure? 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. Lows. Well, our minimum has been down as low as one to one
and a half percent.

Vice Chairman Srorey. Could you give us the average?

Mr. Lows. I would say over the 20 years that I am familiar with we
possibly averaged slightly better than three points.

Vice Chairman Storey. Are you talking about New York City now ?

Mr. Lows. 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 ?
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Mr. Lows. 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 IT, I assume?

Mzr. Lowe. That iscorrect.

Vice Chairman Srorry. Has your experience been along the same
line.in other cities or has it been less?

Mr. Lowz. 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. Ido feel that, very definitely.

Viee Chairman Storey. At least you have had no problem with ref-
erence to occupancy ?

I gather that you have even done away with your waiting list here
in New York?

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. Lows. That is correct.

Vice Chairman Srorey. Has that been a similar experience in other
cities ?

Mr. Lowe. Not tothe extent of New York City.

Vice Chairman Storey. Thank you, sir.

Commissioner HespureH. I have one more question.

Excuse me, Governor Carlton. Would you like to ask a question ?

Commissioner CaruroN. 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 call 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 Carrron. What is the average precentage of whites
and nonwhite occupants of your building?

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 Avenue in Harlem, has
1,282 apartments and most of those apartments are occupied by Negro
families.

Commissioner HessureH. Mr. Lowe, do you think there is a good
possibility of increased activity by private interests in providing
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Commissioner Hessurer. Will you please be seated, Mx. Robinson #

If Mr. Milgram and Mr. Montero would like to sit with you, they
are welcome.

Mr. RoeiwsoN. 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.

Mzr. 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 and,
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 & 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 employees, 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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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
children 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 Hespurea. Thank you, Jackie.

Do you have a question, Dean Storey ?

Vice Chairman Srorey. Mr. Robinson, I didn’t get your place of
residence now. Do you live in New York now?

Mzr. Ropinson. No, sir. I work here in New York, but I reside in
Stamford, Conn.

Vice Chairman Storey. That is your permanent residence ?

Mr. Ropinson. 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? Is yours just an encouraging organization or do
you take part in it or just what does your organization do?

Mzr. Ropingon. We take an active part in it, sir. For instance, if 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 project ?

Mr. Ropinson. 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 Srorey. So, you are beginning to be in the operation
field, are you not ?
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Mr. RopinsoN: Oh, yes. We have been from the start.

Vice Chairman Storey. Have those enterprises been profitable
financially?

Mr. Ropinson. 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?

Mzr. RopinsoN. Yes.

Vice Chairman Storey. As a whole? .

Mr. MonTEro. On two projects.

Mr. Roprnson. On the-two projects in New Jersey.

Vice Chairman Srorey. On the two projects?

Mr. RopinsoN. Yes.

Vice Chairman Storey. And you expect to expand it in the com-
mercial field?

Mr. MontERO. We are.

Mr. RopinsoN. We are.

‘We expect to expand it in the commercial field. As a matter of
fact, we have had meetings with people all over this country who
are tremendously interested in our organization and seeking our
help and guidance.

Vice Chairman Storey. This is not a nonprofit organization?

Mr. RoeinsoN. No,sir;it isnot.

Commissioner HessurgH. Governor Carlton.

Jackie, we thank you very much for coming today, and I think
the things you have had to say about housing and our 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 HesBureH. 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
wag arranged.

The 1959 president, Mr. Victor Sullivan of Albany, was also in-
vited, but has informed us that he is unable to attend, and joins in
and 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. XEEN, CHATRMAN OF THE PAST PRESI-
DENTS’ COUNCIL AND CEHAIRMAN OF THE.LONG-RANGE PLAN-
NING COMMITTEE, NEW YORK STATE HOME BUILDERS ASSOCIA-
TION AND DIRECTOR AND VICE PRESIDENT 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 been well presented
by Senator Javits 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 homebuilder since gur industry is, by its very nature, a creative
and progressive function in our 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. Asahomebuilder, 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 homebuilders 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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is, if not in their obvious economic seli-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 developments. 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’ committese 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 available 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 fiduclaries for their depositors or policy-
holders, 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 advance as unfactual
and perhaps hypocritical the suggestion that for the Federal 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, T 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, T 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 Hesgurea. Thank you very much, Mr. Keen.

Mr. Xeen, 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. Xeen. I don’t think T quite understood your question, Father.

Commissioner Hespurer. 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. Xeen. 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 HessureH. This would be stimulated by your sug-
gestion of getting more help from the Fannie Mae arrangement ?

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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Commissioner Hrspurea. I certainly have. Let me simplify it

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?

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’s have Government
direction. Thisis 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 -Dther
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 HessureH. 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 hasbeen 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 moere people: across
the board, rather than to complicate this by inserting the problem of
segregation-integration ?

Mr. Kzen. 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 be accomplished I believe in, and we in the building indus-
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Vice Chairman Srtorey. At least it would start it?

Mr. Kzen. It would overcome the initial inertia.

Vice Chairman Storry. So, it gets down to a question of a place
to sell your mortgages, doesn’t it? If you can sell your mortgages,
then you can do the job?

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?

Mr. Kuen. 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?

Mr. Keex. 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.

Viee Chairman Storey. Thank you, sir.

Mr. Keen. Thank you, sir.

Commissioner Hespurer. Thank you very much, Mr. Keen.

Mr. Kzen. Thank you very much, sir.

Commissioner Heseurer. Mr. Tiffany.

Mr. Trrrany. Mr. James Scheuer is the next witness, 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 Task Force on Moderate Income Housing.

Mr. Scheuer.

STATEMENT OF JAMES H. 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. ScervEr. 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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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 being 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 two-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 be a good thing. One of the problems with our
central cities has been, for a quarter of a century, middle-income
and upper-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 reasons. I think it would be an excellent thing
for the financial 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 deal 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 housing
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 Tmil 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 the 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.
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No community, no village, or town in this State has suffered 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 2 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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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 HespureE. 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. Scaeuer. 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 remewal 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 argument rests on the dollars and cents impact of dis-
crimination upon-<the cities and business community of America.

SBLUMS AND OUR ECONOMY

Perhaps no 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 country. The capital plant and equipment of our central cities is in
deplorable shape, and is getting worse by the day. The rapid spread of blight in
our central cities is placing an intolerable 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 dissue of discrimination and segregation in housing cannot
be separated from the great slum problems of our cities.

First, residential diserimination and segregation are important factors 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 at an economic disadvantage, and
the substantial public contribution required to bring the project into being does
not produce resulis commensurate with that contribution.
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the area, and the provision by the cities of protection against the encroachments:
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
“seatterize” 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 requiremeént 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 a4 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. All 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 2 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-
antg and buyers on its merits as atiractive 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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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
by practical 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 Hespurer. Thank you, Mr. Lewis.

Mr. Johnson, will you give us your statement ?

And then we will yield to questions.

STATEMENT OF REGINALD A. JOHNSON, DIRECTOR OF HOUSING
ACTIVITIES, NATIONAL URBAN LEAGUE

Mr. Jomxson. 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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Commissioner HespureH. Thankyou very much.

T would like to ask another question, of Mr. Lewis this time, if T
might.

Mr. Lewss. Yes.

Commissioner HessoreH. 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 your
opinion, to having some kind of a group working on the direction of
migration?

I think particularly of migration of, say, Negroes from the South
up into New York City or this particular area.

Mz, 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 Hessurer. 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 dilutiom
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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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 July 1958 Urban Renewal bulletin of that agenecy’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 reloeation 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 a2 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 5,000 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 coordinate and
administer the program of its constiftuent agencies in such a manner that the
families involved are not inconvenienced, or suffer because of race or income.

3. The Commuhnity 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 hounsing 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 agenc1es 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 housmg
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 raecial relations policy which
will permit this organization to not only reduce conflicts between the constituent






312

until we undertake a housing program which embraces the resources
of the American community—I am afraid we will be a long time in
solving the ugly problem of discrimination in housing. After 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 of 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 of
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 of the United Housing Foundation in the
field of 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 of 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 cooperai',lve 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 famjilies. Monthly charges run
from about $70 to $100 a month, including utilities, for a 2-bedroom,
415-room apartment. The downpayment ranges from $1,200 to $2,800.

I would strongly suggest that the Commission devote part of 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 problems. I suggest that this idea is a serious and suc-
cessful approach, one which has worked in our city and could well






314

Commissioner HespureH. 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
shelpful thing to know the trade. unions, themselves, are bringing
heir resources to bear upon this problem.

Dean Storey, would you like to ask a question #

Mr. Vax Arspare. I would like to say everybody likes to place the
blame with everyone else. Our experience is—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 Hesporea. Thank you, Mr; Van Arsdale.

Governor Carlton.

Thank you very much, Mr. Van Arsdale and Mr. Schafer.

* This concludes our witnesses for this morning.
. This afternoon we are going to begin promptly at 1:45, and our
first speaker this afternoon will be'Cardinal Spellman.

The meeting is adjourned for this morning,

(Whereupon, at 12:25 p.m., the hearing was recessed, to réeconvene
at-1:45 p.m., of the same day.)
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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 prayerfully hope may not be only discussed, but
also resolved. Once more I revert to the Declaration of Independ-
ence. This time it is the very last ‘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 tinie, 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 decades, 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, color, 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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stitution, then we must confess that democracy has failed. Ameri-
cans who unconstitutionally discriminate against their fellow 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 to stand before the peoples of the earth as
a shining example of 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 coffinless beneath the seas
or sacked in graves in the soil of alien lands? Will we, counter-
manding the commandments of God and the Constitution of America,
continue to betray our fellow men who fought and bore the terrors
of warand the agonies of death ?

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,
the challenge of brute force and keep America, their home, safe for
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 the measure of our victory won
by our martyred dead, our soldiers’ blood, our country’s'tears. Again
we prayed: Oh God of justice, make us an instrument of light, de-
fending all men’s rights, Thy rights, given unto each babe aborning.
Help us, we pray Thee, 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 2 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 Unitéd 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.

P
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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 race 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
accent or religious practices, find the greatest difficulty, because of
irrational prejudices in escaping the ghettos in their quest for better
living conditions. Also, the oldest housing falls to those least able
to pay for 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 Nation.

Those outside the slum area fear the alien monolith represented
by the ghetto and libel and label as inferior or dirty or violent all
who live on the racial or religious reservation; but this is only one
side. The residents of the ghetto, on the other hand, develop angry
and bitter and often irrational resentments toward those who live
beyond their ragged, rundown borders, all of whom, they feel are
somehow responsible for the conditions 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. Tt'is an open secret, however, among minorities
that the suppliers of private housing 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, is made available to minorities.

The great rush for the thin supply inevitably ‘means that over-
crowding and excessive purchase price doom the area to blight, if
it is not already blighted by the time the minority families securs
occupancy. In such an area, crime increases at a frightening rate.
A few years ago the New York Academy of Medicine reported that
the 214 million people living in substandard areas, and comprising
90 percent of the metropolitan residential area, accounted for 45 per-
cent of our crimes, 55 percent of our juvenile delinquency, and 60
percent of our disease. An overcrowded living condition inevitéibly
strains family life, induces frustration, encourages immorality,
breeds violence and cripples the minds and bodies of growing children.
This, indeed, is a form of infanticide.

" In junior high schools whose population is composed of minority
groups it has been ‘established the percentage of substitute teachers
is 80 percent highér as compared to areas whose school population
is not ‘drawn from minority groups. The facilities are often the
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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 derlvatlve 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 111
afford the loss of this potential.

A certain gasp and shiveér rightly went 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
launching.

The city of New York is aware of the problems. TUnder the leader-
ship of Robert Wagner and the City Council, this city has begun an
honest, forthright, war on discrimination in housing. 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 areas mut be
devised.

Almost invariably ithe slum-clearance area is unbelievably over-
crowded. Often there have not been dwelling units available for
those who are compelled to move. By throwing a number of evicted
people into an already inadequate housing market larger than the
number for whown 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 they 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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continue to be disadvantaged because they have not had the advan-
tages.

It’s this kind of vicious cirele which is established.

Commissioner HespurcE. Would you say that this is one of the
really great and necessary things that faces us, to somehow get rid
.of these ghettos ?

Dr. Tayror. 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. Tt 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 these
ghettos.

Commissioner HrspureH. Thank you very, very much.

Governor Carlton, did you have a question ?

Commissioner CaruroN. No;no question. Thank you.

Commissioner HessureH. You have helped us a great deal, Dr.
Taylor.

STATEMENT OF THE PROTESTANT COUNCIL OF THE Ciry OoF NEwW YORK, BASED
UroN THE SEVEN QUESTIONS ON Housineg

Rev. Gardner C. Taylor, president
. Rev. Dan M. Potter, executive director

Department of Christian Social Relations

Arthur A. Atha, chairman
Rev. Paul W. Rishell, executive secretary

I. THE QUANTITY AND QUALITY OF HOUSING NOW OCCUPIEDP OR AVAILABLE 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 faet 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 additiom, 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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IV. THE EFFECTS OF INADEQUATE OR SEGREGATED HOUBING IN TERMS OF CRIME, JUVE-
NILE DELINQUENCY, DISEASE, INTERRACIAL RELATIONS, PUBLIC EDUCATION, PROP-
ERTY VALUES, THE MUNICIPAL TAX BASE, AND THE GENERAL SBTANDARDS OF CITY
LIFE 1

Our comments will be confined to the effects of inadequate and segregated
housing upon the moral standards of city life; particularly crime, juvenile
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 214 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 delinguency, 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 (984 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, that is the judgment of our Board of Education, as stated December 28,
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. Board of Education,
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
are 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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8. Under the 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-ecity
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
diserimination .(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 HOUB-
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, ete. 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 amnual report to Governor Harriman on January 26, 1956, Joseph P.
McMurray, commissioner of housing, stated as follows:

“The shortage of new housing available to middle income families is, of
course, receiving increasing attention. Various 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 eleetricity
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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During the past two- decades there has been consistent progress in:
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 directly 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 tos
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 segregation.and other forms of racial discrimination..

Our Government has a firm policy of nonsegregation in its armed
services and in ifs 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 b'u'rler to a nationwide-
emergence of a wholesome and democratlc 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.
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rows. V. Jackson- Kach of these decisions affirmed the applicability
to the housing field of the constitutional guarantees of due process
and equal protection of the laws.

In the recent case of Ming v. Horgan, involving the refusal of a
private developer to sell FHA and GI mortgage-insured homes to
Negroes, the Superior Court of California in a Sacramento litigation
ruled against the legality of such discrimination.

Now, gentlemen, notwithstanding this judicial spirit, the executive
arm of the Federal Government, through its Housing and Home
Finance Agency, continues to approve, to participate in and to
finance the construction, operation, and maintenance of 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 Federa] 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 of Columbia and has certified programs in
Alaska, in Puerto Rico,and in Hawaii.

Through Federal subsidy to compensate for losses incurred because
of condemnation and through mortgage assistance and tax benefits
to 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 spreading. In various parts of the country interested citizens are
working toward the goal of open occupancy.
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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 housing 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.
 What then becomes of the property and business values, the capital
investment and the equities from which depend the very jobs of the
suburbanites, themselves? 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 American democracy, many expert commissions and
groups have submitted recommendations. Much of this effort rep-
resents the study and research of professional leaders in the housing
industry. Groups such as the National Committee 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 urgently 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, themselves, should
have constant reappraisal to insure that the operations of the agency
not lead to slum and ghetto renewal instead of sound urban renewal.
Serious consideration should also be given to the wider use of pre-
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mix the housing Jegislation with civil rights—nevertheless, the Negro
citizens of this country look with a good deal of resentment and frus-
tration on the spectacle of hundreds of milliéns of dollars of the
public tax money 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 4 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 money, 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 segregatéd feel that if the
Federal Government -chooses the legislative road it must run the
risk, and those who believe in housing and ¢ivil rights, like Senator
Javits, will haveto make a choice.

‘Commissioner HeseurcH. He mentioned that he had tried on oc-
casion to write:inte these bills some clause which would cover. discrimi-
nation, and in almost every case he had——

Mr. Wmgins. It hasn’t been successful. ’ *

Commissioner Hespurea. Yes. )

I think Governor Carlton has to leave to get back to Florida, and T
think he might have a question.

Commissioner Carcron. I don’t have any question, but I appreciate
very much your statement. I am sorry I have to ledve so suddenly,
but I am behind in catching my plane now. I appreciate very much
your statement.

Mr. Wrins. Thank you, Governor.

Commissioner Hespurer. Mr. Wilkins, wé have s few more minutes
and Fd 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 more housing, espe-
cially for low-income and middle-income people. "This means drawing
people out of what have been called ghettos into better housing in
ather 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
T know that the emotional response to this approach might easily
impede a solution. It might be far better to cast the solition in terms
of open housing, open opportunity for all Americans, rather than in
terms of integration or segregation. Other commodity markets are
open—why not housing ¢

This sort of approach—-open market, open opportumty ‘to compete
on equal economic terms with other, especmlly in regard to housing
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The same thing goes for housing. If we had an oper-occupancy
housing, it wouldn’t say that every apartment house or every neigh-
borhood had to have this many Negroes or that many Negroes, and so
forth, but it simply means there will be no barriers 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 Hespures. 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”—I don’
mean you—-—

Mr. Wirins. Yes; surely.

Commissioner Hzseurea. 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. Wokins. Of course, you realize the one method is practically
as difficult as the other.

Commissioner Heseurer. I can see that.

Mr. WiLxins. So, we ought to be under no 111us1ons -as to which is
the easiest. In one you ha,ve to create the climate of 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 Hesgures. That is right.

Mr. Wisns. Tt is six in one hand and half a dozen in the other as
“far as the difficulties-are concerned.

Commissioner Heseurea. Dean Storey.

Vice Chairman Storey. Mr. Wilkins, as we' lawyérs say, laying. a
predicate for some 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 areas of the United States, if not
the world.

As T undérstand, you have been with the NAACP since about 1930
or 1931, have you not? ’

Mr. Winkins. That’s right.

Vice Chairman Srtorey. And you have been with it continuously
since that time?

Mr. WiLkins. Yes.

Vice Chairman Storey. Giving your full time and energies to it?

Mr. Wmrins. That’s right.
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Mr. Wokins. Oh, there are several in Greater New York and
there are several elsewhere.

Vice Chairman Storey. You mentioned Chicago. Are there any
there?

Mr. Wirins. I would say yes; definitely.

Vice Chairman Storey. All right. Tell us some of the other cities
in the Nation where you found similar conditions that you would
describe and define as ghettos.

Mr. Worins. Oh, I found them in South Carolina and I found
them in Texas. I found them in Dallas.

Vice Chairman Srorey. I was going to get to that, because you
mentioned it awhile ago.

Mr. Wrins. Yes.

Vice Chairman Storey. But, if you don’t mind, in South Carolina
would you mind telling us where they are and about how many?

Mr. Wosrns. 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. Worins. Yes.

Vice Chairman Srtorey. You mentioned some seven or eight in
South Carolina.

Mr. Worins. I mentioned the towns where I had seen these
housing—— -

Vice Chairman Storey. Yes. Those towns you indicated. Now,
going along with the geography in that area, are there any others
you know of before you get over to southwestern Dallas in my
home city?

Mr. Wmrmns. There is, of course, the industrial city of Birming-
ham.

Vice Chairman Srtorey. You wouldn’t designate the entire city
as a ghetto, would you ?

Mr. Wikins. No; no. I am saying only the cities in which they
exist.

Vice Chairman Storey. I see.

Mr. Wigins. 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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Mr. Wmrimns. 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 Dowling in Dallas?

Vice Chairman Storey. I think so, but I don’t identify it myself.

Mr. Wousins. Sir, if you, who live there, can’ remember the
streets, how about me?

Vice Chairman Storey. I am not talking about the streets. I am
talking about the areas, whether in northeast Dallas or downtown
Dallas. Iam trying to locate them.

Mr. Wmgins. 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. Wmgns. Right in there.

Vice Chairman Storey. Yes, sir.

Mr. Wirxins. Well, sir, there’s some 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 Storey- I don’t want to-labor the details; but, of
course, right beyond that is a very fine housing development——

Mr. Worins. That’s right, in south Dallas.

Vice Chairman Storey. Where they are breaking out——

Mr. Wirkrins. 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 true?

Mr. Wizrins. 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?

Mr. Wrkmns. This would be, then, a rebuilt ghetto? [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 ?

Mr. Wmrmns. 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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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. Wigins. Yes.

Vice Chairman Storey. Iam justasking for information.

Mr. Wikins. Yes. Iknow. Iappreciatethat.

Vice Chairman Srorzy. Is there any organization giving special
attention to that? 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. Wikins. Exclusive attention ?

Vice Chairman Srorey. Attention to this problem ?

Mr. Wikins. Not that I know of. That includes the Puerto Rican
organization. That is not exclusive attention on their part.

Vice Chairman Storey. I understand, but it is looking after——

Mr. Wikins. Yes; that’s right.

Vice Chairman Storey. The immigrants primarily——

Mr. Wmkins. 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. Wikins. 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?

Mr. Wiukins. Indeed it is.

Vice Chairman Storey. I believe that isall.

"We could ask a lot more questions, but thank you very much.

Mr. Wmkins. Thank you, sir.

‘Commissioner Hrespurer. Thank you very much, Mr. Wilkins.

Mr. Wisins. Thank you, sir.

Commissioner HessureE. Mr. Tiffany, will you introduce the next
witness?

Mr. Trrrany. 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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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, for 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 for 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 of 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-Baker 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 for the
New York State Committee, but for the National Committee, and we
are particularly concerned 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.

If I may read it, though, part of it, the New York State Com-
mittee on Discrimination in Housing is concerned that Federal au-
thority 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
which 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 where the Government touches
‘the industry and its policies.
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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?

Mr. Brack. Iam 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 along, as I say, in the
Armed Foreces 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
bélieve, 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. Rosmnson. May I add just two things to what Mr. Black has
said?

Commissioner HespureH. Yes, Mr. Robinson.
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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 biasand 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 &
special responsibility. If builders are left free to discriminate, the
economics 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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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
Tecommendations 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 housing.

We have also proposed for you here regulations for the eiimination
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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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 which 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 in new neighborhoods.

In conclusion, let me say the American Jewish Congress believes
that diserimination 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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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 langunage 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 program 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 nof 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. 1If 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.

Conclusion—Negro and Puerfo Rican children are not biologically less intelli-
gent than white childen. Segregation and discerimination, 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 will 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 erime 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 erime and delinquency. Such slums, peopled by those who are denied edu-
cational opportunities and discriminated against in employment, do produce

a7 #A Guide to School Integration,” cited above, p. 24.
8 “A Guide to School Integration,” cited above, p. 22.
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genersl, 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 8 years continues to drop as a result of the drop in job oppor-
tunities.

In the year 1956 52,815 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 387,704, 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
ijs 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
rolling. 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 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 areas to be improved.

The Council of Puerto Rican and Spanish-American Organizations
has continuously felt that a program of urban renewal could never be
greatly effective unless it considers the accepted principles of 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 complex 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 publie 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 that as 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 Fast 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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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 Fast 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 for
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 Heseorea. Thank you very much, Mr. Canino.

I think Mr. Tiffany, our staff director, would like to ask you a
question.

Mr. Trrrany. Mr. Martinez, as you spoke, I considered myself as
how I might act if T were in a land among strangers. I thinkI 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?

Mr. MarTiNgz. 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 différent from the homogeneity of a
certain neighborhood ?

Mr. Tirrany. 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. MagTinez. 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. Trrrany. This, then, would be a natural tendency on the part
of most minority groups upon first coming to the country ?

Mr. MarTinez. Well, the same thing would happen not only on
first coming to the country. Of 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 anywhers
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. Tirrany. My only point is: This is a natural tendency and a
human tendency which we might find among all minorities; is that
not so?

Mr. Marrinez. Well, I wouldn’t deny it. Yes,itis. 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 HeseureH. Thank you very much, Mr. Martinez and
Mr. Canino, and we hope something can be done about these conditions.

Mr. Canivo. Yes, sir.
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gell 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 mnearest
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 at Westchester County, New York, United States of
America. So much for New York City. What about other places?
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 practices pre-
vail in 14 areas. Here on this map are represented those areas. Note
the northwest quadrant of Washington, reported to 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 Westmoreland Hills.

Now, the large ones have been numbered here. Here’s Colony Hill,
very close to the downtown section of Washington; No. 2 here is
Wesley Heights; No. 3 is Westmoreland Hills; No. 4 is Wood Acres;
No. 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 that 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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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 diserimination 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 illegal), 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 ecalled attention to its proximity to church facilities.

Other language of restriction, which is still in vogue, began at about 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 walues 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 Bast Side north of 59th Street.

The discriminatory policies of buildings when they were rental housing have
tended to become frozen into the new cooperative form. When converting to a
cooperative, the then occupants are given first priority to purchase 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 ithe 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 professionally 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
ig required to use confine him {0 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 4 condition precedent to Tesale 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 suburbs of New York City where restrictions
against Jewish homeownership prevail. Although restrictive covenants based
on race or religion have been unenforceable since the U.S. Supreme Court's
decision in 19487 other methods 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 bylaws or policies which exclude Jews from becom-
ing members. Thus, the purchase of 4 home by a Jewish family relegates it to
a second-class status in ithe absence of the privilege of sharing with others the
recreational facilifies in the community. This, it will readily be conceded, can
scarcely be described 'as a wholesome living situation, and consequently it ac-

8 These are Kenwood, Hamlet, Spring Valley, Wesley Helghts, Crestwood, and Sumner.
T Shelley v. Kraemer, 334 U.S. 1
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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 Manhattan 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 Westchester County where there is complete housing infte-
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 those 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 of 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,”
but 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, Northbrook, Wilmete, and Deerfield


https://estchest.er

405

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 diserimination 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 OQakland 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 diserimination 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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‘B'Nai Brith in response to your kind invitation to present the Anti-Defamation
League’s views on a number of questions respecting diserimination 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
PB’rith to attempt an equation of the diserimination 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 fragic lot of most of the 25 million Americans
of the Negro race.

Nonetheless, it is an unhappy truth that islands of senseless housing diserimi-
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 fo 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 miles from the site of 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
County has earned a reputation for admitting to its precincts as homeowners
or renters only those who profess to be Christians. According to informed
observers, 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 nondisesriminatory 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. Hven in the apartment buildings located in Bronxville
there are no known Jewish 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, Bastchester, 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 Uniied States
reside, is not free of anti-Jewish housing diserimination.

In many cases where aparfments 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 role 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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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
Bast Qrleans the agent of a colony wrote: “Owners will not allow us to rént
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: “Stirictly 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
will 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
Tield Club areas.

In New Jersey, restrictive communities include: Indian Liake, Lake "Arrow
Head, Lake Mohawk, Lake Shawnee, Sparta Hills, Summit Lake, Seneca Lake,
Lake Trorest, 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 diserimination
against Jews, Italians, and Negroes in the sale of property in areas where real-
estate boards carry maultiple listings.

In Pennsylvania, some residential areas reportedly closed to Jews are located
in Bethlehem, Butler, Erie, Lancaster, McKeesport, Uniontown, Wilkes-Barre,
York, and Pittsburgh suburbs. And complaints of diserimination against Jews
have come from those seeking homes in new housing developments on the out-
skirts of Philadelphia, notably the Main Line area.

TAKING STOOK

These findings of the Anti-Defamation League in nowise constitute a national
survey of diseriminafion in housing against Jews. But they do represent an
accumulation of sufficient information to show that the whole country is dotied
by innumerable islands of religious housing bias. They reveal a pattern of
diserimination which should have been disconfinued even before the Supreme
Court, in 1948, ruled that discriminatory restrictive covenanis 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. Repeatedly, 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 Defroit 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 (‘{I}Ee people they served in order to give substance to their own real prejudice
and fears.
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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 disecrimination 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 diserimination 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 diserimination in private housing differ in minor details from State to
State. Some undertake to bar disecrimination in all private housing. Others
are directed against diserimination 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 assuring 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, a4 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 diseriminator 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 diserimination, 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 PRACTICES ACT

The following model State legislation was drafted by Sol Rabkin and Paul
Hartman, of ADL’s legal staff:

AN ACT Prohibiting practices of discrimination and segregation in housing accommoda-
tions because of race, color, religion, ancestry, or national origin; creating a Fair
Housing Practices Commission; defining its functions, powers, and duties; providing
for its procedure, enforcement, and judicial review; imposing penalties; making an
appropriation therefor; and for other purposes

The Legislature of the State of ———._._ hereby enacts as follows:

SecTioN 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 instifutions 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-
erimination 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 erime, and other anfisocial 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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Sko. 8. Procedure: Any 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. Any 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. Any 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 verified 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 malke, 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 eomplainant 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
has 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-
ligation 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. AIll 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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.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.

T was interested in the stress Iaid by several of the speakers on the
family and the relation of the home to'the family. In fact, the Puerto
Rican speaker, Mr. Martinez, and Mr. Sugarman, too, and Mr. Engel,
put stress-on this point. I would like to note, too, that the question of
the family and—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 point, which I think is 2 very simple, homey one, but very often
forgotten in these discussions, that we don’t say you must mix. Tt
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. Ithinksome 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-
sélves, 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 in different parts of the coun-
try—real-estate agents have deliberately cultivated the attitude of
fear. I know one very prominent real-estate agent in the Middle
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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
forfpositive integration. Otherwise the whole slum clearance program is doomed
o fail.

Federal law now provides that families relocated from tifle 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,” If 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 sitnation 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) ZXatherine W. Strauss
Mrs. JEroME L. STRAUSS,
President.
(S) Mrs. Elnior G. Black
Mrs. ALGERNON D. BLACE.
Chairman, Housing and Relocation Commitiee.

CITiZENS’' COMMITTEE FOR CHILDREN OF NEW YORK CitY, INC.,
New York, N.XY.,January 15, 1959.

Crvit. RicETs COMMISSION,
Washington, D.C.

GENTLEMEN : We are pleased to enclose 4 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.

Diserimination 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 likke to help in any way possible.

The Citizens’ Committee for Children has been particularly concerned with the
effect of discrimination in housing on low-income families. It contributes to
family problems and adds to the reasons which offen 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 tenanis 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 diserimination. 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., unitil 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 of 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 part, looked to low-rent public housing as a
solution to their problems.
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has been adequately brought out at your two hearings in New York City and that
is the responsibility of governmental 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 title I Law to relocate families according to
certain 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 heating 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 tifle I sites luxury housing with a general provision that
there is to be no discrimination buit 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 {0 resort officially {o
discrimination.

An investigation 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 that area are
the economically underprivileged Puerto Ricans and Negroes. It is sad to state
that many of them will undoubtedly go into segregated slum areas in no way
superior if not inferior to the integrated area from whence they came.

I would, therefore, like {0 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 is 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 governmental
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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prior sale, in ithe case of existing construction, and to think in terms of the per-
centage increase in taxes which could result from ‘a purchase today at a
substantially higher price.

In the case of new construction and/or substantial rehabilitation, in most
cases, the full assessment may not have been levied and only land, or land and
part building represents the temporary assessed valuation. A year hence, the
picture will have become more realistic when the full assessment has been levied
and reserves will have had to be accumulated to meef such increase in taxes.

The corporation is not in a position to be of help with regard to your assess-
ment. If you feel your assessment is excessive, you may file a protest with your
local tax office.

Certain valuable concessions are granted to veterans and these should be
explored with your local tax office by any former member of the Armed Forces
eligible for such benefits.

HOW TO APPLY

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 mail
address and telephone numberare shown on the covers.

Inquiries made in person, or by phone permit us to acquire certain preliminary
information prior to the filing of the application. In making inquiry by mail,
please indicate—

(@) If you are the owner, applicant (if a purchaser) or agent (attorney
or ‘broker) ;

(b) Whether the property is a 1, 2, legal 3, 4, or multifamily dwelling;
and

(¢) 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, & 12-month income and expense
statement must accompany the completed application when the same is returned
to us. ’

Considerable time can be lost in processing an application 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 has been approved by
our board of directors. We then collect 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 commitment, the owner or ‘applicant would encounter only
one expense. The corporation requires to ‘be furnished with an outside sub-
stantiating appraisal and, on many ocecasions, 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 connection with the mortgage clos-
ing and we assure you that every effort is made to save wherever possible.
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could concede something, and for the first time a committee sat down
that was concerned mot 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 certain 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 city 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 committes 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 committes and
to respect its findings. The loan people did; before anybody would
make a loan they would find out what West Side Mutual Develop-
ment had agreed on. The real-estate people, 2ll 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’.
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The way in which we attempted to settle these problems was to
get the parties involved in the particular 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 factsin 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 drea 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
21l 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 what we are trying to do.
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renewal housing and 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 Atlanta. I think we have
done better in Atlanta with a bad problem than most southern cities—
but the problems 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 equitable 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 theseareas 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. Af 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 info these
communities, and thereby we increase delinquency and crime during
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Mr. Azexanper. None whatever.

Chairman Haxnam. 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. Avexanper. That is true.

Chairman Hanxnas. 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. Avexanpgr. That is correct.

Chairman Hannas. To what extent do the white financial institu-
tions, banks, and mortgage houses, and so on, make available funds
for Negro housing? 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?

Mr. Arexanper. 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 Hanxam. Perhaps Mr. Barfield—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. Barrrerp. 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. Avexanper. I might add, too, there is no diserimination 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 Han~aw. Just one more question. I would like to ask
the question I asked the mayor, and if you can’ 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
Atlanta? Or to put it another way, what is the amount of space
available per thousand Negroes in Atlanta as compared to a thousand
whites? You may have another way to putit.
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Organization chart explained

The organization chart is intended to illustrate desirable relationships within
the official family, and between public and private groups for the purpose of imple-
menting the proposed policy. The chart indicates that, under the auspices of
the mayor and the board of aldermen, policy and programs adopied in the
name of the city by a citizens housing committee, should be based on a periodie
determination of housing needs made by a public research agency. Arrows
between the committee and public, private and other agencies and groups
indicate a continuing iwo-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
formulating housing programs designed to aid and supplement private enterprise
efforts.
Policy edopied by a cilizen’s housing commitiee

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. Adfter full coverage of the poliecy 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, eity 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 poliecy and formulating programs, be citywide in
representation and metropolitanwide in viewpoint. While housing needs are
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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 outlying areas. Adlanta is
growing horizontally rather 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 percent has been new construction occupied from
the first by Negroes. Only 28 percent was “secondband” housing transferred
from the white market.z

Vacent land required for housing erpansion—The need for new housing for
both white and Negro will continue 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.

3. 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) Thig is not the greatest need, nor is it the largest demand. Negro pur-
chasers want primarily new suburban housing.

(b) Transition works a hardship on individual families. The process of se-
Iecting 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
bad community and racial attitudes, and has too frequently led to intimidation
and violence.

(¢) 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 faetor increasing
the rate of mortgage foreclosures.

2. Realtors need such information so as to authoritatively advise prospective
buyers as to racial trends.

3. 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.

3 “Changes in Negro Housing Inventory, 1950-57,” for the urban areas of DeKalb and
Fulton Counties (MPC).
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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
Mzr. 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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to the development of open land, as Mr. Alexander referred to,
might operate to very sharply change that picture. The mayor
touched on this.

I 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.

Thank you.

Commissioner Carrron. 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-
creasing or decreasing?

Mr. Srouart. 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 of 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.

Commissioner CaruToN. Any questions?
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substantial outmigration of Negroes from Atlanta to the northern
cities?

Mr. Stoarr. 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 Hannas. So far as you know, that continues to be the
case.

Mr. Stoart. Yes, sir.

Commissioner CaruroN. Any questions by the Advisory Committee ?

Mr. Mever. 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. Stoart. Thank you.

METROPOLITAN PLANNING COMMISSION, ATLANTA, GA.

APprIL 2, 1959.

Attached are five tables which give information about the distribution by race
of population and housing in Atlanta and the 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.

SpeEcrAL 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 reporis of the
U.S. Bureau of the Census. 1957 and 1958 estimates were prepared by the Metro-
politan Planning Commission.

TABLE 1.—Population of Atlante standard metropolitan aree, by race,

1900-1958*
‘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 |- \ 36.0
1910. 262,577 | 179,759 48.4 68.5 82,818 1.9 | 31.5
1920. 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
1940 529,755 | 383,377 18.2 72.4 | 146,378 15.4 27.6
1950. 694,669 | 525,060 37.0 75.6 | 169,609 15.9 | 24.4
1958 924,000 | 716,300 36.4 7.5 207 700 2.5 22.5

*Includes all of Clayton, Cobb, DeKalb, and Fulton Counties, Ga. QGwinnett County, which wasadded
to the Atlanta standard metropolitan ares in November 1958, isnot included. Figures for 1930 and previons
years include old Melfon and Campbell Counties, annexed to Falton in 1032.
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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 finaneclal assistance at
State level, and the great housing need among losver 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.

Thank you.

Mr. Trrrany. Mr. Chairman, I would like to introduce at this
time Mr. John Q. Chiles who is chairman of -the AtFinta*Housing
Authority and is also head of one of the largest real estate businesses
in the south. Mr. Chiles.

TESTIMONY OF JOHN 0. CHILES, CHATIRMAN, ATLANTA
HOUSING AUTHORITY

Mr. Cames. Members of the Commission, ladies and gentlemen, I
have been on the Atlanta Housing Authority for 12 years. I believe
T 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 teday §,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 has 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 always be. living in
slums. '
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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
of 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-
munity 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 2 whole. This will deprive the city of the best
means ever developed to fight slums, deterioration, and misuse of land.
The 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
gystem. 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
of local problems. A housing panel of the Citizens Advisory Commit-
tee wasset 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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Chairman HannNas. 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. Brayron. That is right.

Chairman HanNam. 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
so on ?

Mr. Brayron. I go all through the Negro projects and the white
projects, and I would say there is no difference in the maintenance.
Of course the records of the authority might show there is, but I
mean from observation T would say none.

Chairman Hanwam. 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. Brayron. No.

Mr. Sarrerrierp. 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 Hannam. T 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- Brayron. Pride in the residence.

Mz. SatreErFIErD. And help.

Chairman Hanwam. 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 T 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 ome 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. Cames. I would think so.

Mr. Brayron. I would say definitely.

Chairman Han~ans. 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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Vice Chairman Storey. I see. In the 11th district in California
I believe they have great branch banking systems, and.it is common:
to solicit financial support for their institutions larger distances,
isn’t it?

Mr. Brayron. 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. Brayron. 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 of 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. Cremes. That is improving, though, isn’t it? Don’t you feel
the trend is improving?

Mr. Brayron. Oh, yes; definitely.

Mr. Caires. More money coming into this market for you.

Mr. Brayron. 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 Haxnaws. 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. Brayron. 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 Hannau. But you think the immediate effect might not
be good.

Mr. Brayron. The immediate effect might be something as described
by Mr. Chiles, but in the long run effect I think not.

Commissioner Carrron. What minority groups, if any, do you
have in Atlanta other than the Negro?
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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. Cames. Mr. Satterfield can probably give you better figures,
but I am under the impression that there have been large numbers or
percentagewise a lot of public housing down in the South, am I
right ?

Mr. Sarrerrrerp. There are more public housing authorities in the
Southeast than any other portion of 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 of any enforced rules regarding integration would have a
greater effect perhaps in the rural nonfarm areas in inhibiting the
development of 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 of the restrictions that you have just described
here in Atlanta in the other cities? 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?

Mr. SarTerFIELD. 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. If a community desires it under the
present setup, it can be done.

Vice Chairman Storey. 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 %

Mr. Sarrerererp. 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. Craires. Right.

Mr. Sarrerrrerp. The same is true throughout the whole Southeast
tomy kmowledge.

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-



















508

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 poriion 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.? During the same period there were losses by demolition, fire, ete.,
of 1,932 units, resulting 1n a4 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.—Changes in volume and tenure of monwhite housing supply between
1940 and 1950

1940 1950 Percent
change,
1940-50

Number | Percentof | Number | Percent of
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 occupied 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

2 Source : Metropolitan Planning Commission.
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families will be displaced by the Urban Renewal Program during the 5-year
period beginning January 1, 1959.

. In addition to the above activities, there will be displacement resulting from
land being acquired for Interstate Highway Department. 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 substantially
completed by January 1, 1959, when relocation of families displaced by the Urban
Renewal Program will begin. An estimated 120 nonwhite families will be dis-
placed after that date from the sector west of Gordon Street on the East-West
Hxpressway. 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 relocation
as the supply of standard housing develops. To summarize, 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 dis-
placed by the Atlanta School Depariment for new school sites.

Further, the Atlanta Housing Authority estimates that 394 Negro families
will be displaced from existing public housing projects during @& 2-year period
because of income in excess of standards for continued occupancy. This figure
projected for the 5-year period indicates that the total of 985 families may be

displaced.

Displacement due to housing code enforcement

The Atlanta Depariment of Building Inspection reports 816 demolitions (90
percent with Negro occupancy) -during a 4-year period. The average number of
demolitions per year projected for the 5-year period of relocation, indicates that
a total of 920 demolitions may be anticipated. The age of existing housing will
be an important factor in causing obsolescence and dilapidation. The 1950
census reveals the following:

TaABLE VI.—Age of housing supply in 1950

Number of | Percent of
Year built dwelling total
units
Number of reporting..... 89, 765 100.0
1040 or later.._ 12,255 13.7
1930 to 1939 10, 015 12.2
1920 to 1929, 25, 620 28.5
1919 or earlier. 40, 975 45.6

There is manifest a large percentage of dwelling 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 to 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 growih and inmigration.

Analysis of the growth {rend in the nonwhite population indicates that an
estimated 5,520 new families (not 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
ihe 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 avajlable for
the rehousing in deecent, safe and sanitary dwellings of the families displaced by
the Urban Renewal Program in Atlanta.






https://non-whi.te







516

Plans for redevelopment of the Rawson-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 supply.—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 133 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 whilte families

Families with incomes under $2,4,00.—There are 188 families in this group who
will be rehoused in low-rent publie housing for which an adequate supply will be-
come available by turnover.

Families with incomes between $2,400 and $3,899.—O0f 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

Attitudes toward public housing requirements in urban renewal areas

Butler Rawson | University
Street |Washington| Center

If you were eligible for low-rent publichousing, would you— Percent Percent Pereent

1. Apply for admission. 72 75 75

2. Refuse to apply. 20 22 2

3. Noopinfon...._..._.. 8 3 2
Of those who would not apply, reasons given were:

1. Income too high - 3 10 7

2. Want privacy. 19 27 29

3. Prefer other type housing 60 49 41

4. Other reason: 18 15 2
01 those who would apply, housing preference expressed:

1. Detached house. 41- 53 53

2. 1-or 2- story apartment. 53 40 22

3. High-rise apartment. 1 0 -1

4. Other 7 4 24
Ofi m‘& who would apply, preference expressed as to part of city

1. Present location c_—— 76 24 85

2. West Side 10 [:% ) .

3. Outlying areas 2 4 2

4. No preference. 12 28 13
Preference as to rental or purchase:

1. Rent 91 70 74

2. Purchase. 9 29 17

3. No preference 1 1 9

APPENDIX II

SreECIAL RELOCATION PROBLEMS
ELDERLY SINGLE PERSONS

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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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 maintaining 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 education—Atlanta University, Clark, Morehouse, Morris
Brown, Spelman, and Gammon. The leadership hashad at its disposal
financial resources. It hashad the Empire Real Estate Board which is
composed of mostly college graduates, builders, and 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 leadership 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 and 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 certainsections
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 isa case in point.

Restricting any growing population to limited land areas increases
the population density, and high density is a main cause of slums.












528

area—and there are persons who will succeed me who are much more
familiar than I—TI 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 1949 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 Hanxwa®m. Is the Urban League a pretty large organ-
ization in Atlanta?

Mr. Tuomreson. 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. That is about the size of it, four persons.

- Chairman Haxnam. This may be an unfair question. The 1,500
members are largely Negro but some whites in it?

Mr. TreomesoN. No, I would say that they are about half and half.

Chairman Hanwage. You said something to the effect, if T under-
stood you correctly, that you thought that the various Federal agen-
cles 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?

Mr. Taoneson. 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 Hawwa®. Do you think there are qualified Negroes
available that are not otherwise employed ?
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pattern that is desired by an overwhelming majority of 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 of
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-g nondiscriminatory, but segregated, basis.

8. 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 of 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. 1t istrue that Atlanta, as do other large cities, has a large number
of substandard housing units. These are occupied by both white and
Negroes of 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 of 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 HEstate 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? How does this differ,
if at all, from the housing situation of others?

Answer. The existence of segregation in housing of 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, if any, are encountered by
minority groups in finding decent, safe, and sanitary housing? What
accounts for any such difficulties? Question No. 2(a). To what
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Vice Chairman Srorey. Political authorities listen to them more
maybe than they did before.

Mr. Buroerr. That is undoubtedly a fact, althought there has been
progress in all directions to the best of my knowledge on race relations.

Vice Chairman Storey. I was just pointing it out for emphasis, but
thers has been a great increase in the voting strength, has there not ?

Mr. Buroerr. There has indeed, sir.

Vice Chairman Storey. Thatisall.

Commissioner CaruToN. Any questions by the Advisory Committee?

Chairman Hannam. 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. Burprrr. I didn’t indicate a hesitancy. It is a matter of actual
practice, the way it is handled. Generally the Negroes handle the
individual transactions to a large extent.

Chairman Han~aH. Inthe transitional areas.

Mr. BuroerTr. Yes; and I would support Colonel Du Vall as I
understood his remarks, your investment capital is going to resist the
confused area.

Commissioner CaruroN. Thank you very much, Mr. Burdett.

Mr. Tiffany, if you will call the next witness, please, sir.

Mr. Trrrany. The next witness is Mr. Q. V. Williamson. Mr.
‘Williamson is president of the Empire Real Estate Board. Heisareal
estate broker. He is also a member of the Executive Committee of the
Citizens Advisory Committes for Urban Renewal. Mr. Williamson.

TESTIMONY OF Q. V. WILLTAMSON, PRESIDENT, EMPIRE REAL
ESTATE BOARD

Mr. Worramson. Mr. Chairman, members of 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 of the Empire Real Estate Board of
Atlanta and my appearance here is in behalf of the Empire Real Estate
Board, a member of the National Association of Real Estate Brokers,
Inc,,

The Empire Real Estate Board has a membership of 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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-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 & 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 Lavesta 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 zoned as residential.

Nonwhites have been offered homes by whites in communities which
are considered white. However, when the clients have purchased
such property without getting it “politically cleared,” attempts have
been made to prevent occupancy by mob action of persons from within
the immediate area, and on occasion other mob participants have
come from elsewhere to aid and abet 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 the homes have been set afire. In some
areas financial institutions have declined to make loans to nonwhites
willing to purchase 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
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. There are strong indications that this differential in
price is recognized by FHA and VA in the valuation of vacant lots in
what is considered 2 white as opposed toa nonwhite area.

It may be asked, to what extent have these difficulties facing
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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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 Home
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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Commissioner Carcron. Thirty-two percent have received 5,000
houses, and the remainder has received 2,500.

Mr. WmrzamsoN. That’s right.

Commissioner Caruron. What is the difference in interest rates
charged to the nonwhites and as to the whites?

Mr. Wnriamson. Are you talking about the new housing, used
housing, or what market?

Commissioner Carrron. Is there a different interest rate charged
the nonwhites from that charged to the whites?

Mr. WinrzamsoN. 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 CarruronN. Is that due to the difference in security, or
isit a discrimination ?

Mr. Winrzamson. It is a form of disecrimination 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 CarrroN. Is there a difference in the security that
accounts for any of it ?

Mr. Winttamson. Noj it isn’. Xt is this, it is that the market is so
great that we don’t have—our 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 Caruron. What about the FHA and VA ; are they all
the same interest rate?

Mr. WrnriamsoN. Sameinterest rate for white as for Negro.

Commissioner CarrtoN. So the difference comes in local charges.

Mr. Wirramson. That’s right; on conventional loans, as we call
them.

Commissioner CarrroN. 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 ¢

Mr. WoxriamsoN. 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
Adtlanta, 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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Vice Chairman Storey. Do you mean to say that this group didn’t
have anything to do with the solution?

Mr. Woriamson. 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. WittxamsoN. 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 ?

Mr. WziamsoN. Buying the land.

Chairman Hannar. Whereabouts on this map is this 200 acres you
are talking about?

Mr. Wmriamson. 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 ¢

Mr. Woriamson. 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. Woazamson. Well, I would say from 15,000.and up.

Vice Chairman Storey. Not what you say, but what is the
restriction ?

Mr. WmriamsoN. 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. Wirziamson. That same area.

Vice Chairman Storey. That same 200 acres.

Mr. WnriamsoN. That is right.

Vice Chairman Storey. So you solved all of that; your group did.

Mr. WoaiamsoN. Yes. You see, in Atlanta you talk about——






554

* Mr. Wmriamson. No. Adfter 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 Srorey. I recognize all of that, but I am just
trying to see where the difference in this price comes. You say the
20 to 80 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?

Mr. Wiurramson. 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 ?

Mr. WzzamsoN. We sold some at 2,250.

Vice Chairman Storey. Did you sell some for more, too?

Mr. Wirramson. Yes, we sold some for 2,500.

Vice Chairman Storey. Did you sell some for more, too, than 2,5002

Mr. Wirzamson. No, because—well, we caught them up, sold them
on a front-foot basis. They had smaller lots.

Vice Chairman Storey. 'What is your 221 project?

Mr., Wzzamson. 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.

Vice Chairman Srorey. Relocation ?

Mr. Wrramson. For relocation.

Vice Chairman Srorey. Has that been successful or not in your
opinion ¢

Mr. Wrrsamson. It hasn’t been successful for nonwhites. It has
been successful for whites.

Vice Chairman Srorey. It has not been successful for nonwhites?
Why?

Mr. WirriamsoN. 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 Hannam. 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-
Iimited 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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When you desegregated streetcars, streetcars are still running. So if
you desegregate houses, people will do the same.

Chairman Han~am. 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 that 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?

Mr. WirriamsoN. The way it has been promoted was bad, but it
was the best we could do under the circumstances.

Chairman HanNag. Itis better than it was.

Mr. Woaramson. No. What we have accomplished was the best
we could do under the circumstances that we had to go under, you see.

Chairman Han~Nan. Tam through.

Vice Chairman Srtorey. One other question. As I understand,
you advocate nonsegregated housing—period, is that right?

Mr. Wirramson. I advocate nonsegregated anything for American
citizens.

Vice Chairman Srtorey. 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 ?

Mr. WiriamsoN. Nonethat I know of.

Vice Chairman Srtorey. In other words, this way of life that is
here is established voluntarily and because of custom.

Mr. Winrzamson. 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 ?

Mr. Woriamson. Yes, I did.

Vice Chairman Storey. Iquote 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. WinriamsoN. 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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Vice Chairman Storey. In other words, it is the fault of the police
department, is that right?

Mr. Woatamson. It is the heads of the government that are in
charge of the police department.

Vice Chairman Storey. All right.

Chairman Hanxam. 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 if 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 T 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
Toom and in hearing that there is any sour note, but that everybody
is working together, and I am just trying to see.

As T understand, you don’t believe that the West Side Development
group has been effective, am I correct in that?

Mr. WramsoN. No, I didn’t say they hadn’t been effective. Oh,
T 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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Commissioner Caruron. Call the next witness.

Mr. Trrrany. The next witness is the Reverend William Holmes
Borders, representing a private Citizens Committes on Urban Re-
newal, headed by Bishop William Wilkes. We invited Bishop
Wilkes, who accepted our invitation, but he had to be out of town.
He has notified us that the committee has chosen Reverend Borders,
the 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 URBAN RENEWAL

Reverend Borpers. 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 2 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?” Tt 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 housing #”
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: “T'o what extent, if at all, do patterns
of residential segregation by racial and national groupsexist?” 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 polities block
progress at this point.
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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 slum clearance and urban redevelopment
programs, while affording substantial benefits to minority groups if they are
fairly adminijstered, 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 partieipation.
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.”?

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 caused the program to be received with mixed feelings
and in some instances with highly emotfional resentment. We concur whole-
heartedly with Albert M. Cole, Administrator of HHF'A, 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
eitizen participation:

“It is further visualized that as an outgrowth of and adjunct to this overall
top citizens 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 Houslng and@ Home Finance Agency, the Workable Program—What It ¥s. TU.S.
Government Printing Office, 1955 (O—-F--357141). p. 3.









https://PROlll.EM


































578

Graham and William Finch, were 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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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 that;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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1o register, he need not expect to achieve the privileges that accom-
pany first-class 01t1zenslup He .and Attorney .A. T. Walden were
most, prominant in trying to awaken the Negro to his political and
«civic responsibilities during this period.

Thus, from 1908 to 1943 can well be called the “Dark Ages” as 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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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 the gradual extension of the franchise to
Negroes in the South which responsible 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 Primus
King case invalidated the white primary in the State. Immediately
many Democratic politicians in the State urged Governor Arnall to
call a special session of the legislature to devise means of 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 fairplay supported
the Governor’s position.

So for the first time since the city election of 1895 the Negro enjoysd
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
himsel{, the anti-Talmadge group endorsed James Carmichael. Tal-
madge’s anti-Negro rantings in the past, as well as the anti-Negro
policy he threatened to pursue if elected, left no choice for the Negroes
as far as the two candidates were concerned.

This amounted to a challenge for Negroes; but if they expected their
vote 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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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
Act, proper allocation of funds under the Smith-Hughes Act, and
greater improvement of Negroesin 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 CarrroN. 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 Hanxnam. 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. Bacore. None whatsoever.

Chairman Hanxagm. There is no requirement with reference to the
Constitution or anything else.

Dr. Bacore. The requirements are applied to both groups alike.

Chairman Haxnam. But you indicate in your final statement this
isnot true of the entire State.

Dr. Bacore. 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, thatis a deterring thing.

Chairman Hax~am. Do you have any guess as to what percentage
of the eligible Negroes of Atlanta are registered to vote?
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REPORT ON ATLANTA'S 221 PROGRAM
Aprir 10, 1959.

Atlanta’s 221 program provides for 5,500 units of which 3,900 designaied 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 Creek 30
Tanglewood 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
Collier 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.

Macorm D, JONES,
Director, Urban Renewal Depariment.
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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 T say that much more stupid than other countries are.

Dean JomnsoN. 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 HessureH. I believe the Reverend James of the
Illinois 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 type 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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TABLE 6-5.—Perceniage disiribution of households by type and size, by color,
for the city of Chicago, 1957

Type and size of household All ‘White Nonwhite

Al households. 100 100 100
Normal families. 72 75 62
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, § relatives. 2 2 3
Husband, wife, 6 relatives or more 1 1 4
Atypical families with no nonrelatives. 10 9 16
Tamily head, 1 relative 5 5 ]
Family head, 2 relatives 3 2 4
Family bead, 3 relatives 1 1 2
Family head, 4 relatives. 1 1 1
Family head, 5 relatives or more. 1 (O] 4
Atypical familfes with nonrelatives 3 8
Family bhead, 2 persons él nonrelative) 1 3
Family head, 3 persons (at least 1 nonrelativeg .................. 1 21) 2
Family head, 4 persons (at least 1 nonrelative)...-oc.-. 8 1) 1
Family head, § persons or more (at least 1 nonrelative) : O] 2
Primary individuals living alone 12 13 10
Primary individuals with nonrelative: 2 2 5
Primary individual, 1 nonrelative. 1 1 2
Primary individual, 2 nonrelatives. 3 1 1
Primary individual, 3 nonrelatives Or mMoOre. - - ccccememcoccmcene- ® (O] 2

1 Less than 0.5 percent.
Source: 1957 CSNHI,” 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 fo be shifted to another fype 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 g two-room unit, 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 nonwhiies remains at
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TABLE 6-11.—Percentage distribution of families by family income, by color,
city of Chicago, 1957 and 1950

Primary families, 1957 All familles, 1950
(1956 lncomes (1949 income)!
Family income

All ‘White Non- All ‘White Non-

white white
All families reporting. o ccemcccaecueo 100 100 100 100 100 1000
Less than $2,000 6 5 10 14 12 34
$2,000 to $2,899 5 4 1 15 13 29
$3,000 to $3,999 12 9 25 22 22 19
$4,000 to $4,999 17 17 20 16 17 g
$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, 526

Median income for renters only...__ 5,078 5, 517 3, 947

1 Nonwhite category includes nonwhite familles In census tracts with 250 or more nonwhite residents
other nonwhite households included in white category.
Nore.—1950 not comparable with 1957; see text.

(19s5031)“ctg:b ;‘1957 CSNHI,” tables 4-3 anf 4-4; Duncan and Duncan (1957), table 20; Hauser & Kitagawa
» e7.

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
asg for all families.

TABLE 6-12.—Percentage of renter families in substandard dwellings, by color and
income, city of Chicago, January 1957

Percentare of families in Percentage distribution of
substandard units families by income
Famlily 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 ] 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 & 22 [i] 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 unpublished 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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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 white
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-
cally significant difference between the size of units occupied by white families
and the size of units occupied by nonwhite families ig found ; the distributions of
the respective groups by size of unit are:

Total ‘White Nonwhite
A1l units 100 100 100

No bedroom 5 5 3
1 bedroom_ 35 34 38
2 bedrooms. 43 43 40
3 bedrooms.__ 15 15 16
4 bedrooms or more . 2 2 4

TABLE 6-13.—Percentage of renter families in substandard dwellings, by color
and rent, city of Chicago, 1957

Percentage of familles in. Percentage distribution of
substandard units families by rent
Gross monthly rent

All ‘White Non- All ‘White Non-

white white
All families reporting_ .- cemeeemenee 17 12 32 100 100 100
Less than $40 55 54 58 4 4 3
'$40 to $49 41 36 54 6 6 7
350 to $59. 32 30 39 10 10 11
'$60 to $60._ 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 b 5 b [
$140 or more b I I 7 5 6 1

Source: 1957 CSNHI,” table 54.
Paat TR T i W e v e

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
sSome tendency for nonwhite families to pay less than white families for small
units (no bedroom or one bedroom) and more than white families for large
units (three bedrooms or more). This may reflect more intense competition
for large units inasmuch as the available vacancy rate (2.3 percent for all
Tental 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 14). (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
‘proportion 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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by differences between white and nonwhite families in their composition and
economie status.

TABLE 6-15.—Percentage of renter families in substandard dwellings, by color,
type, and size, observed and standardized for income, city of Chicago, 1957

Percentage of families In substandard units
Type and size of family Observed Standardized for Income?
Al ‘White Nonwhite ‘White Nonwhite
All families 17 12 32 12 28
Normal families. 15 11 32 11 28
2 persons. 18 13 38 12 34
3 persons 10 7 28 8 25
4 persons. 14 12 23 13 21
b persons or more. 19 13 32 14 29
b persons. 15 10 29
6 persons Or MOre. .o ooooemeae 25 18 33
Other families; no nonrelatives__..._ 29 21 41 17 33
2 persons. 28 20 52 15 44
3 persons._ 21 11 35 10 27
4 persons or more. 36 237 36 134 29
Families with nonrelatives_ ______..___.... 15 38 19 29 14

1 Indirect standardization using income-specific proportions substandard of all white families.
2 Based on less than 50 sample cases.

E Source:;*1957 CSNHI,” table 3-3.

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 nonwhite 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 3L 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

Hach 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,
economice 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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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 and noniwhite 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 statisties 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 nonwhife 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.

MapLE 6-18.—Selected characteristics of homeowners, by color, city of Chicago,

Characteristic All White Nonwhite
Number of household 834, 000 349,000 36, 000
Substandard housing (percent of units substandard) - ceaeeoccuecane 3 2 12
Median income of primary familles. $5, 580 $6, 549 $5, 544

1-unit properties (percent of units in l-unit properties without

business) - 50 52 28
Median value of 1-unit properties $17, 800 $17, 900 $14, 400

Source: #1057 CSNHI,” Tables 1-2, 44, and 5-14,

Housing conditions: A summary

In “Where Shall We Live?” the Commission on Race and Housing asseris
(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.
bousing conditions is confirmed by census statistics. * * * In quality, space,
and value, * * * the homes of minority families rank far below the general
standard of housing in the United States.”

With certain important qualifications, their assertion is descriptive of the
situation in the ecity 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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an example, fract 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. Ovel
99 percent 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.

Comparison of areas—It is evident from the figures in tables 6-19 through
621, as well as from the preceding discussion, that within each area there is
cons1derab1e variation in housing conditions and in the color compos1t10n of
the resident population. However, it also is clear that consideréd in their
entirety the areas are quite distinet in their characteristies.

Table 6-22 summarizes the interarea differences in proportion substandard
and proportion nonwhite which were mentioned earlier. Substandard housing
was reduced in 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.

TagLe 6-22.—Total housing inventory, housing quality, and color composition,
five areas of the city of Chicago, 1957 and 1950

Deteriorated Sound outer
City of central area Mized | white area
Ttemn Chicago i ares
Nonwhite] White North South
Number of dwelllng units (in thousands):
1957 1,165 94 213 241 398 219
1950. 1,106 97 216 237 367 189
Substandard housing (percent of units
substandard):
15 53 28 20 4 1
1950. 23 67 42 26 7 7
Nonwhite occupancy (percent nonwhite):
19 87 3 53 1 2
man 12 80 1 22 O] 1
Change in number of dwelling units, 1950-
57 (in thousands) o o ecoocommcmcomoaee 59 —3 -3 4 31 30
Units added by new construction, 1950-
57 (in thousands) 2. 78 5 O] 8 32 A

1 Tess 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
areas. 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-
structmn, we infer that not less than 11,000 of the dwellings found in the area
in 1950 were removed from the housing 1nvent0ry 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 increases in the housing inventory are observed only
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status and color of occupant for “unchanged” units in 1950 and 1956 (the fig-
ures a;{: )for 945,000 of the 1,020,000 unchanged units for which 1950 data are
available) :

1650 status 1956 status
‘White Nonwhite [ Vacant
White. 757,000 74,000 14,000
Nonwhite. , 000 83,600 3,000
“Vacant 10, 000 2,000 | 1,000

TaBLE 6-24—Oomponents of change in the housing inveniory, by occupancy
status and color of occupant, city of Chicago, 1950-57

[In thousands]
Occupled
Component of change All units Vacant
‘White Nonwhite
All dwelling units, 1950 1,106 956 131 19
Demolished or lost by other mean —42 —23 —16 —3
Net change due to converslon and merger_ .o —aoweeean ~2 —5 5 -1
Additions from new construction and other sources._._- 103 77 18 8
Net occupaney-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).

Growth of standard 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 (similar 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 be attributed to new construction. The data 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 cannot be detailed with the available data.

In the absence 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 cenfral white residential area can be compared with households
in the deteriorated central nonwhite residential area. Within the mixed area,
white and nonwhite households can be contrasted. Comparisons can be made
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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.
Iight percent of the households in the ceniral 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.—Selected characteristics of households, 5 areas of the city of Chicago,

1957
Deteriorated Mizxed eres Sound outer
central area white area
City of
Chiecago
Characteristic Non- Non- ‘White
‘White white white |occupants| North South
occupanys
(6] (2) ® @ 5) ()] @)
Normal families (percent hus-
band-wife families, no non-
relatives) o vomeocooeeeoae 72 69 54 68 70 76 80
Owners....- - 79 74 59 73 76 81 82
Renters. oeemeoecmeesmraee 69 68 54 66 69 73 76
Household size (median num-
ber of persons in housebold)._ 2.9 2.8 2.7 3.2 2.8 2.8 3.2
WIS o o oeecommiommmmmme 3.3 3.3 2.9 3.4 3.4 3.2 3.4
Renters. commooomcomccnmanne 2.7 2.6 2.7 3.1 2.6 2.5 2.8
Recent movers (percent mov-
ing to present unit In 1955 or
956) - - e - 26 (O] 30 32 29 (lg (O]
14 (O] 5 20 8 [¢ O}
32 O] 32 35 32 ® o
Long-time residents (percent
moving to present unit before
1950) - e e 36 [0 35 15 34 ® Q]
Owners . 54 (13 81 30 63 (‘g (0]
Renters 27 @ 31 11 26 Q (O]
Recent-migrants (percent mov-,
ing to Chicago SMA in 1955
Or 1956) - - e 4 Q] 1] 4 7 (O] (O]
Owners 1 (O] @ 2 ® (‘; 0]
Renters coceccameee —cmemnn 6 (O] 7 4| 9 @ o
1 Not avallable for area.
3 Less than 0.5 percent.,

Source: “1957 CSNHI,” tables 6-3, 64, 6-9, and 6-10.

‘With respect to residential mobility, the proportion of recent movers is on
the order of 80 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 ceniral 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 eity center,
one might expect the proportion of recent migrants to be substantially higher
in the ceniral area than in the less-ceniralized 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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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 expectations 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 citizens. -
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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 another?

First, I think, we must seek to realize that the true meaning of
“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 wishesto 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. Fwven 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 istwofold :

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 field of relocation, T would suggest that you refer that question
to him.

Commissioner Hesgurea. Thank you both, gentlemen.

T 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.

Mzr. Jacxson. Our next witnesses are Mr. Augustine J. Bowe, chair-
man, and Mr. Frederick D. Pollard, acting executive director, 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 director,
will read the statement, and if he can cut it still more, I am sure I
have encouraged him to do it.

Deparitment of City Planning, Chicago, Ill.—quality of dwelling unils, and tenure
and color of occupant, city of Ohicago, 1950

Aprill | January | Percent | January | Percent { January | Percent

Quality, tenure, and color 1950 1957 change, 1958 change, 1959 change,

1950-57 1950-58 1950-59
Total dwelling units ... coeme- 1,106,119 |1,164,800 5 |1,173, 500 6 11,182,100 T
Standard.. o ooooaas 849,748 | 088,000 16 |1, 008, 500 19 |1, 029,000 21
Substandard 256, 371 176, 800 -~31 | 185,000 —~36 | 153,100 —40
All occupled dwelling units____{1,087, 258 |1,132, 700 4 (1,139,400 &5 1,146,200 5
‘White. 955,842 | 018, 600 —4 | 913,000 —4 | 907, 500 -5
Nonwhite. 131,416 | 214,100 63 { 226,400 72 | 238,700 82
Owner-occupled 320,993 | 384,500 17 | 392,600 19| 400,700 21
‘White. 314,065 [ 349,000 11 { 354,100 13 | 359,300 14
Nonwhite oo cmccaeoooe 15,928 35, 500 123 38, 500 141 41,400 160
Renter-occupied 757,285 { 748,200 -1 | 746,800 ~1 | 745,500 -2
‘White. 641,777 | 569,600 —11 | 558,900 —13 | 548,200 ~15
Nonwhite .o 115,488 | 178,600 55 | 187,900 63 | 197,300 71
Standard 837,968 | 966, 900 15 | 986,000 18 (1, 005,100 20
‘White 780,665 | 818,800 5| 824,400 6| 830,100 (]
Nonwhite.__ocoeoeoooo. 57,303 | 148,100 158 | 161,600 182 | 175,000 205
Substandard oo 249,200 | 165, 800 —33 | 153,400 -—38 | 141,100 ~43
‘White 175,177 99, 800 —43 88, 600 —49 77,400 —56
Nonwhite. .ccoooeoeoeoe | 74,113 66, 000 ~11 64, 800 —13 63, 700 —~14

NoTrB.—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—REstimated 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.


https://direct.or
https://direct.or



https://Chica.go







686

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
homes. 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-
hoods 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 T 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
help 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
ayailability to the city generally. These two aproaches taken to-
gether would support local efforts to diffuse housing demand and to

. Take better financing available in transition neighborhoods.
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mean, and as a result of that it was very difficult to get loans on the
property, mortgage loans.

Mr. Porrarp. That is true, but it was also difficult to get loans
prior to that time because of the age of the property.

Commissioner Barrre. Well, don’t you think it is rather natural
that when property values go down it is difficult to get loans on it?

Mr. Porrarp. This is very true.

‘Commissioner Barrre. Doesthat in Chicago apply more to one race
than the other?

Mir. Porr.arp. This is very hard to determine because most cases that
we study naturally are the cases of the Negroes. However, in our
studies, when the transition starts to take place, we find out that if
there are people who want o live in an integrated neighborhood, they
have just as much difficulty then at that time trying to obtain a.
mortgageas the Negro purchaser.

Commissioner Barrre. Thank you very much.

Commissioner HessureH. Dean Johnson ?

Dean JornsoN. I was very much interested in the work of your
Commission on Human Relations. Inthis 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
of establishing racial policies, do you think your organization would
be more effective if you had a State law that expressed a public policy
against discrimination in housing ?

Mr. Porrarp. Well, I think any law expressing public policy helps
in becoming effective in this particular field. I think one of 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 that the 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
people to do something.against their will.

Dean JornsoN. One more question. On your relationship, that is,
the relationship of 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
thelocal housing authority ¢

Mzr. Porrarp. The responsibility of our commission isadvisory only,
but we do work in close cooperation with all of the other agencies
of the city.

Dean Jomnson. But the responsibility is on the local housing
authority.

Mr. Porrarp. Correct.

.
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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 2 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 Woodlawn 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 occurrence. 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 Hespurea. Thank you very much, General Holland.
Now could we hear from Mr. Mackelmann.

Mr. MackermanN. 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.
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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.

IT1. 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, CDA, 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 Street
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.

ITI1. Essentially the steps taken by the agencies are the same: A fter
a project is approved, a field office is opened and staffed, a survey of
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 same 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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Approximately one-third of the families'and single persors Te-
located have been displaced from sites, designated for public hous-
ing projects. Clearance of expressway routes has accounted for
-another 80 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
5chools, parks, and code enforcement combined account for the remain-
ing 6 percent.

T 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-
grarm are— -

(@) The completion of 8,597 new units of low-rent housing;

() The construction of 318 apartments and 52 homes of
middle-income housing ;

(¢) The substantial completion of the Lake Meadows redevel-
opment project containing 2,040 apartments, a modern shopping
center, and new school and park facilities;

(@) 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 Bredevelopment area

() The substantial completion of the 305-acre West Side Med-
ical Center, the largest concentration of medical treatment, edu-
cational, and resedrch facilities in the world ;

(9) Theexpansion of De La Salle High School ;

(&) A 62-acre extension and modernization of the Illinois In-
stitute of Technology buildings and campus;
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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 resource
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. QOur 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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Redevelopment Act 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 in 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-
cific 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 fo
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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-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 HeseurcH. 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 of more housing and better housing.

‘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. MacgeLmanN. 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
familiesin the city of Chicago in terms of 1959 standards.

Commissioner Hespurea. Governor Battle?

Commissioner Barrre. No.

Dean JomnsoNn. I have just one question. I don’t know which one
of you gentlemen gave me this impression, and I may be in error,
but 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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Racial composition of relocated families, by agency: city of Chicago, 1948

through 1958

Number of relocated families

Agency
, Total ‘White Nonwhite
Total 28, 346
Not reporting race... .3, 685
‘Total reporting race 24,661 10,168 14,462~
Percent. 100 41.2 58.8
Chicago Dwellings Association 78 20 58,
Chicago TTousing Authority 7,464 601 6, 863
‘Chicago Land Clearance. Commission 5,674 643 5,031
EXpressways. 9,144 7,824 1,220
Congress St. route. 3,472 3,372 100
Northwest route. 4,427 4,372 55
South route 1,245 180 1,085
Medical center. 1,934 3957 2987
Michael Reese (CHA) 367 14 353

! Estimated. i
# Excludes relocation from veterans’ temporary housing.

Between April 1950 and January 1957 (NHI) housing conditions in Chicago im-

proved as follows:

Percent
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
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while was done and you wouldn’t want to go back to the other. Those
projects today look like parks. We have been working very diligently
with the tenants getting their participation and 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 tenantsare taking hold.

Commissioner HespurcH. 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? 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 HespurcrE. I suppose in some cases that might repre-
sent the only type of available, good, suitable housing for low-income
groups, too?

Mr. Rose. Itis,asfarasIknow.

Commissioner Hrssurca. There was one other point that was
brought up in our initial studies of Chicago and that was the question
of special criteria for the Trumbull Park project. Is that still in
effect ? .

Mr. Rose. Yes, Father, we still have special criteria.

Commissioner HessureE. Were there special reasons for that, Mr.
Rose?

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 them, 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 clean 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 T hope even though it may 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 hostile. around the
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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 Jamzs. 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 ?

Mr. Rosk. I don’t think so because I wouldn’t do it any differently
than we have been doing it.

Reverend Jamms. Isee.

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 sites shall be or shall not be, I want
to get those kids in decent housing. Imean 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. Iam fighting for it.

Reverend James. I am for better housing. Asa minister, I am very
definitely for good housing, but I don’ think it should be done on a
segregated basis. That isallT am saying.

Mr. Rose. Well, I agree with you.

Reverend Jamms. 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 Jamzs. 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? What do you think can be instituted
to do away with this?

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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courage to say that we ought to engage in social planning because it
is a part of 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 of things of which open occupancy isone.

For example, Commissioner Rose has just testified that certain
projects were, let’s say, 30 percent white when opened and have now
evolved into having virtually no white. The fact is that this body
of knowledge which has been assembled by this emerging group of
people who understand this problem indicates that integration can
only be successful when a majority group is in the majority and so
maintained, and that applies to a social club, it applies to 2 housing
project, and it applies to any element that you would care to study
in 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
spidemic, 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
doing this at the moment.

I believe to answer several questions that have been expressed here
this morning; for example, Chicago has been accused of 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
“g00d” 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
TIrish 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-
Tand, St. Louis, or Los Angeles,” we wouldn’t be the second city in
thismigration.
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policy locally and on the State level has not affected public housing
onebit.

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,
it has been the policy in Chicago to take all the public housing we can
get.

Commissioner Hespurea. What is your specific recommendation,
Mz Downs, as to the kind of social planning that you think is neces-
sary to bring some light to this matter, or some solution to the problem ?

Mzr. 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 Hespurer. That is a very interesting approach.

Mr. Dowwns. Thisis a forthright statement, Father.

Commissioner Hespurer. 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 Barrze. T would like to ask Mr. Downs his opinion,
if he 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 which, forfunately, is
gradually giving way to enlightenment.

Commissioner Barre. Do you think any law would correct that?

Mr. Downs. No. May I make this statement about law? 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 law which states the
ideals. If 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 Hessurer. In other words, ideals toward ideals.
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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 economie 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
congregation 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 “move in” with groups which conform to the individual’s
social pattern—the tendency to avoid being an “out group” 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.

PUBLIC 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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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 successfully 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.

(8) 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-
late 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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T'am going to submit as exhibits 6 and 7 pictures of the building at
1423 South Troy. I am also submitting pictures of 1833 South Troy,
3324 West Fulton, 7915 South Calumet, 6843 South Indiana, and 6040—
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 7.”)

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 aresult, 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 account 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.

T wish to thank you for inviting me as a representative of the Dear-
born Real Estate Board.

Commissioner Hespurea. Thank you very much, Mr. Travis.

(Exhibits Nos. 2, 8, 4, 5, 6, and 7, entered into record by Mr. Demp-
sey J. Travis, president, Dearborn Real Estate Board.)
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MINUTES OF A SPECIAL MEETING OF THE MEMBERS OF COMBINED REAL ESTATE SELLING
SERVICE HELD JULY 22, 1958

At the call of the president, Ivar W. Turnquist, 2 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, Walfer Barnes, James Summerower, Rosa W. Morgan,
Oscar C. Brown. )

The president called attention to the fact that recently a member of 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 Avenue 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 Avenue 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 equal division 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 Erie Conner and seconded
by Walier Barnes that the meeting be adjourned to 8:30 a.m., July 29 in order
that this much. time might be had in an effort tor work out an agreeable com-
promise of the matter. - The motion was unanimously adopted. Thereupon, the
meeting adjourned.

Ivar W. TurNQuUisT, President.
Oscar C. Brown, Secretary.

Ivar W. TurNQuUisT, INc,,
Chicego 19, I, July 24, 1958.

Mz. Osoar C. BRown,
4649 Oottage Grove Avenue,
Chicago 15, Il.

DEAR Oscar: T came away from our 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 laclk of courage to watch it die, I hereby tender my resignation
as president’ of CRESS—effective at once—and offer my proxy to voie for the
dissolution of CRESS and the distribution of its assets. I will not be at the
meeting on Tuesday.

Regretfully and sincerely,
Ivar W. TURNQUIST.

COMBINED BEAL ESTATE. SELLING SERVICE, INC.—AGREEMENT OF ALYL. OF THE SHARE-
HOLDERS OF THE CORPORATION, CONSENTING TO IT8 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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happy if the Commission would allow us to present to them the facts.

T 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 loansto 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 about 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 Chicago, 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. If 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 of Chicago.

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 of the Voluntary Home
Mortgage Credit Program.
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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.

Mr. Harrs. 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 Husporea. Well, I have been taking too much
time here.

Governor Battle?

Commissioner Barrre. 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 ?

Mr. GroEee. It is voluntary.

Commissioner Barrre. It is not established on any Chicago law or
State law or anything of that kind ¢

Mr. Groese. No.

Commissioner Barrre. 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 of real estate he is going to hold on to it and his
credit is good.

Commissioner Hespurga. Thankyou, Governor Battle.

Dean Jornson. Quite a bit was said about the rights of 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 similar?

The problem is that a builder so often is his own seller, and you get
into that situation, too. Then auxiliary to 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
of 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.
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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 adherence 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 condition,
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 downpay-
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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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 HessureH. I would prefer that we have it in the
record, Mr. Detrick.

Mzr. DeTrick. You desireto have the report——

Commissioner Hessurca. 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. DetrIcE. Very good, Father.

Commissioner HessureH. 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 toward
the complete rehabilitation of its present housing.

I might say as a background to this, in 2 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 that magnitude.

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 proper functioning of the present financial assistance
from the Federal Government on housing and loans, or do you have
suggestions for better mechanisms to approach this very diffieult prob-
lem we are facing in the field of rehabilitating presentday housing ?

Mr. Detricx. Our problem is like that of any other business con-
cern. Wehaveto 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 isan 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, VA or FIIA 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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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. Thosé apartments are divided into 114 efficiency apart-
ments, 152 1-bedroom apartments, and 76 2-bedroom apartments.

That is a total of 1,090 rooms. The average rental of this building
15 $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 revitalized Negro 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 isan 1ntegrated 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 immediately adjacent to Michael
Reese Hospital. To those not familiar with Michael Reese.Hospital,
it is one of the largest private hospitals in the Middle West, a very suc-
cessful, a very important part of our hospital community.

The presence of this hospital gave a real anchor as far as this neigh-
borhood was concerned. The seécond anchor in this neighborhood was
the Lake Meadows project operated and owned by the New York Life.
The third anchor in the community: was the:dllinois Institute of-Tech-
nology, which is located about four to five blocks directly west of the
subject property.

‘We felt that this provided 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 program, initially contacted the people
in Michael Reese Hospital, and, as a result of rather extensive 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 success, and I say success some-
what timidly because this property has only beén occupied for the past
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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 we hoped it would, but-didn’t expect it.

Commissioner Barte. Can you give us an idea of how many appli-
cations you turned down ?

+ Mr. Pease. Idon’tknow. Youmean onalllevels?

Commissioner BaTtre. Yes.

Mr. Prase. 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
isno question about that because of your screening process of trying to
keep the two on some kind of a compatible level.
¢« Commissioner BarrLe. And no restriction as to children, I imagine?

Mr. Prase. 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 occupancy ratios are
concerned.

Commissioner Hespurea. Dean Johnson ¢

Dean Jornson. 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 purpose is?

Mr. Prase. I would have to answer in the negative because I know
nothing about it. other than just hearsay. I have heard there will be
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-
bedroom 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 Jornson. My reason for asking it——

Mr. Pease. I would like to ask Mr. Hamilton with regard to this
term “luxury.”

Mr. Hammurow. 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 toit.
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The major facts about discrimination and segregation have been
known by literate Americans for the past 20 years. This 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 discover what we already know,
and-then throwingup our hands in horror. The problem’simportance
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 is to take a look at the
growth of Negro -population in morthern cities, “exploding popula-
.tion,” 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 say, is that the European had to be
Americanized, while the Negroes have to be urbanized. Certainly
-there are some points of comparison, but we cannot ignore the im-
portantdifference.

Call it what you ‘will, by the pedantic sociological terms of “social
distance” or the-ordinary word of “prejudice,” the ecrude fact is that
-once a Negro is “urbanized” tthe 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 stery 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 Americanization that this 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. This kind of suggestion is unfortunate in that it in-
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because there are some Negro families in the vicinity, or on the block,
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 impractical 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
something 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 tlie percentage would stay at that figure. Would you let
the Negroes live here peaceably, not segregated, but diffused through-
out the neighborliood ¢

_The men stirred.

“Remember,” I said, “about 5 percent and no more. Would you
accept that kind of a situation ¢”

They- exchanged confused looks. The mob’s leader then spoke:

“Mister,” he said, “if we could have 5 percent or even a little bit
inore, but we knew for sure, and I mean forsure, that that was all there
was going to be—you have no idea how we would jump at it! Buy
it? Tt would be heaven! T’ve had to move two times already, pack
up my family, move the kids to other schools, sell and lose-a.lot of
money oni my house—I know that when Negroes start coming into a
neighborhood that means the neighborhood’s gone; it is going to be all
Negro. Yeah, your idea would be a dream. Why, I could start
fixing up my home, and I know this house was my home forever,
and this was where I wasgoing to live.”

What that man said to me has been repeated to members of my
staff time and time again. There can be no6 doubt that a solution
along these lines is possible because it appeals to the self-interest as
well asthe moral sense of the individusls concerned.

We cannot réasonably expect to persuade communities that exist
miles from the Negro ghetto-to do something about the problem. It
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ghetto. 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.

Thank you.

Commissioner Hespurer. 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. Prrcaer. 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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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 find that there is an alarming coincidence of these lines with
this concentration, segregated 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? Isitasmuch as the white registration for voting?

Mr. Jones: No, it is lower.

Vice Chairman Storey: Have you ever exercised any campaigns for
further franchise of the Negroes here?

Mr. Jonms: 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 HespureH. I think Dean Johnson had a question
or two.

Dean Jomnson. 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 to have either
one of you comment on that. I would like to hear it.

Mr. Jonms. 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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sreas 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 project upon any community. Our policy is to
build only where projects are acceptable to the communpity 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 complex which I have described, have flowed
the additional problems posed as a result of slum clearance, urban
redevelopment, and urban renewal programs.

Moving on hazily, 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. Webelieve 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. Negoes 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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Janvary 6
Febrvary 4
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TOTAL 85

*Includes Calumet Park race riot

of July 28, 1957
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Where does Chicago build?

These new Urban League maps represent
the extent and location of new residen-
tial construction in Chicago for the year
1956 only. However, they are typical
of recent years.

Obvious conclusion, as a quick reading
will show:

Chicago builds many new homes in the
“all-white" areas, where population is
less dense, and declining.

But Chicago builds practically no new
houses in the Negro areas where popula-
tion is mest dense and is still soaring.

WHY?

CHICAGO RESIDENTIAL CONSTRUCTION, 1956
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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 cbout 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 available to only a small portion of
the population.)

PUBLISHED BY
CHICAGO URBAN LEAGUE

Compiled by - Research Department, May, 1958-

SOURCE: Arsas of Negro Residence, 1956 - Real Estote
Research Corporation. Location of New Con-
struction, 1956 - Office of the Housin, and
Redeveloprment Coordinator.
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