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x7‘f Part One: THE WAR HOUSING JOB

THE TOTAL--PRIVATE HOUSING AND PUBLIC HOUSING

.

After Hitler started his ruthless march across Europe, the United
States began what was to become the greatest industrial expansion in
the world history. To transform the Nation into a huge arsenal for
Democracy, peacetime industries were increasingly converted to pro-
ducing the weapons of war, and huge new plants wers built and others
enlarged from coast to coast, This epic war of producticn began in
1940, after the fall of France; it reached stupendous proportions
after Pearl Harbor,

New plants and equipment werc only one phasc of this war of pro-
duction, The recruitment of labor in vast numbers was cqually
essential in order to man the production lines, Only part of the
great need for manpower could be met by the ordinary shifting of
workers from peucetime employm:nt to war jobs. To close the gap’
between the unprecedented demands of war plants and the available
supply of local labor, millions of workers and their famiiies
moved from their peacetime homes to take up essential jobs in war
industry areas.

This drametic migration of labor gquickly iiposed strains on the
housing supply of production centers, large and small, and created
urgent nceeds for additional shelter,

The job of providing housing for these workers has been a major
wartime assignment, indispensable to ths achisvement of the pro-
duction schedules requires for victory, From thz outset, the
Federal government brought its resources to bear to meet the chal—
lenge and to enlist the cooperation of industry, labor u«nd war
production communities,

The Wartime Job of FPHA

Since February 1942 the production and managemcnt of publie war
housing has bsen primarily the job of the Federal Public Housing
Authority, which was set up for that purpose as a unit of the
National Housing Agency by an Executive Order of th: President,

By the beginning of 1945 the FPHA had provided clos:e to 700,000
war housing dwelling units, including some that had been milt by
other agencies and transferred to FPHA for managemcnt, The FPHA
program makes up four-fifths of all public war housing provided,
totaling nearly 900,000 units, For administrative conwenience the
remaining one-fifth has been under the jurisdiction of oth:r agen-
cies, principally the War and Mavy Departments and the U, S,
Maritime Commission,
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Page 2 Part One (War Housing)

The FPHA and other public agencies provided war housing only in arecas
where private investment was not feasiblec because of wartime risks

or uncertainty of future nced, But wherever private developers could
provide war housing, the policy of the government has izon to encourage
and help them to do so, As a result, the construction or conversion
of a million dwelling units--mor: than ona-<half of the 1,900,000
total--was financed by private capital,

Although the principal wartime function of FPHA is to -produce and
manage public war housing, it also administers the low-rent and
slum clearancs program crcated under the United States Housing Act
of 1937, as well as other pro-war low rent programs, Some of the
U. S. Housing Act funds were divertcd to war housing, as explesined
later. The operation and scope of the low-rant program, which is
primarily a long-term, peacetime activity, are described in the
sccond part of this report,

Most of th. war housing programs now under FPHA were begun more
than a yecar-and-a-half before this agency was established, The big
impetus came in June 1940, when the German panzers flanked the
Maginot Line and raced to the French Channel Coast, To the United
States, almost overnight, came the grim realization that the
national security was imp:riled, and that the fate of vorld democ-
racy depended upon our swift ability to mobilize for defense,

War Housing Begins

As a first step in the rearmament drive, nearly two yzars before
FPHA was created, the peacetime housing programs and organizaticns
of the government were called on to meet the rising need for war
housing, At first, defense housing was handled on an emergency
basis as needs arose, and assigned to the agency tiat secmed best
equipped at the moment to handle ther expediticusly and withcut
disruption of normal functions, Thus, the various uu-ts of the
Federal Works Agency, the Farm Security Administration, the HRFC,
and the War and Navy Departments undertook to meet various needs.

In June 1940, the Congress authorized the United States llousing
Authority to use its remaining funds under the low-rsnt slum
clearance program for housing of defense workers, Funds werc also
made available for such housing from the Prosident's Fmcrgency
Fund and then from approvriaticns veted by Congreses in 1940 and
increased in 1941, Tho Federal Housing Administration and the
Federal Home T.oun Bank Systom began to stimulatc incr.ased private
construction in cxpanding war areas., Homes Repistrstion Offices
were set up, under locul support and sponsorship, in more than

200 communitics to help migrating workers find shzlter, Machincry
was established to coordinate these growing Fedcral activities

in the housing field, )
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Aftcr Pearl Harbor, however, it bacamz clsar that housing vas morce
than an incidental activity in the war projsram. Th. cooniinated usc
of various existing housing opsrations in the Fedoral zovzinment was
felt to bs inadaquate for the specd and scope of wur housing demands
as this country threw its full encrgics into the worlde-yids fighting
fronts and its own drr'ense, & wore unifi ¢ direction of the govern-
ment's housing operations became cssuntial, As the wer housing job
was magnificd by the drastic step-up in war production schidules, the
difficulii.s of producing housing were multipiicd by the tremendous
demands for natori:nls and manpowsr fovr dir:ct production of war
matcrial, lar housing vpolicies had to be compl.tzly inbograt .d with
the overall policicer of thi war =ffort,

Th. “¥ar Housing Orgunization

The Federal Pubiic Housing dAuthority was crouted in rosnonse to this
neced for consolidstiorn of Fedcral war heousins constraction, Tt ic one
of the thres op.ratins units set ur as part of th: Naticonal Housing
Ageney, which the Przsident :stublished hy cxocutive order on
February 24, 1942,

The NiHs, through its Office of th. Admiunistrator; assumed responsi-
bility for all war housine policics, for detirmining the necd for war
housing i 211 localitics and _stublishing tho nccesser: programs,
and for intpgrating the war housing :ffort witk the basic urives for
war production and for rccruitm.nt of wur Jubor,

The tio oth r opourating units of the MHA, the Fod.rud Housing
Administrition and th Fodural Hom. Loan Bunk Adndnlistrotion, wore
concerned with adminict.ring financiil «ids to priveb. heusing and
home~financing institutions, The FHA insurad mort:ar.s :wnd hendled
priorities for all privitely bujilt housing, -né the Ffl.5a provided

a credit reserve for hoie-financing institutions, insuved their
investments, and administered the Home Ownars Loan Corporation,

Puhlicly financed civilian war housing was centered irn the Federal

Public Housing Autherity, which thereafter built and mauz;i-c nearly
all housing provided directly by the Federal :rovornmm:nt as part of

its war production program, )

FPHA: Fre-lrar Itoots and "lartime Fuiictions

Though the FPlA arcse from & war nced, it had its roots in peacetime
housing programs thut the govermment had undertaker betore tha war,
The most importart of thess was that of the United Ttates Housing
Authority, which administered the low-rent aund slum claarance pro-
gram under the United States Housing &ct, Brought also under this
single roof were the non-farm housing projects admi:istered by the
Farm Sechrity. Administration, as well as the Federally=-owiicd low-rent
housing ané th: Federal mortgages on limited dividend housing which
the U, S, Housing Authority had inherited from th: Tublic Works
Administration,
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Page 4 Part One (War Housing)

To these were added the various civilian war housing undertakings in
the Federal government, Functions, projects, and personnel were
transferred to a single organization frowm the Division of Defense
Housing and the Mutual Ownership Division of the Federal Works
Agency, and from the Farm Security Administration., The FPHA
Commissioner was designated to serve as President of the Defense
Homes Corporation, which had been formed by the Reconstruction
Finance Corporation.

The units built or under construction that were transferved to the
Federal Public Housing Authority subsequent to its crcation were only
the beginning of the mammoth war housing job it was cailed on to
carry out, Eventually the Congress appropriated or anthor:ized more
than two billion dollars for war housing, the bulk of which the FPHA
constructed and managed along with the peacetime housing it inherited
and administered,

Need for Speed and Economy

The war introduced ncw problems and new urgency into the ¥ation's
housing picture, Major adjustments from peacetime standards worw
necessary in order to carry out the war housing job. Because of
pressing demands for materials and manpower for use in direct pro-
duction of weapons anc¢ munitions, construction had to be limited to
the most essential war needs., Mormal home building, as well as low-
rent and slum clearance programs to provide decent shelter for
families of lo~income, had to be brought to a halt., Nuw methods to
«ffect swesping cconomies in use of critical materials wore imperative,

Speed of execution was an esscntial, and war housing nceds had to be
geared closcly into production programs and requirements had to be
anticipated as far as possible, Psiants springing up in crowdced
industrial centers, or in virtually townless rural TOCatiwns, could
not produce until they had workers, and workors coula not i

obtained until there werc places for thoem to live,

Unity of all forces was oqually necessary in the houuing ficld as in
that of armament production, Thc cooperation of communitics was
essential to sacurc the fullcst possible use of existing housing

for incoming war wocrkers, Private financing and privote building
had to be mobilized to the maximum to meet wartime requircments and
timc schedulcs,

And in addition, directly fittsd into private construction, the Federal
government had to assumc a largc proportion of the war housing job,
since private capital could not undertakec to build wol~ly for wartime
use and beyond the capacity of the future housing mark:t to absorb
the product, MNuch of the Federal investment had to b. in housing for
which no apparcnt nced would cxist after th> war, a4 great part of
the government's housing, thorcfore, was of temporery or Jemountable
character, recognizing that aftor the war it would hav: te be zither
moved or torn down,
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It was thIS Federal construction and-management Jjob, largely wartime
in type and purpose, that was assigned to the FPHA as part of a
nationally unified war housing program, Through the Office of the
Administrator, the NHA related local war hcusing prosrams to the
needs of war industries for migrating labor, as forecast by the f#ar
Manpower Commissien, war procurement agencies, the war and Navy
Departments, war industries and labor organizations, The part of
the civilian housins job that it was necessary for the Federal
government to undertake was assigned primarily to the FPHA,

Overall War Housing Program

In more than 1,000 sepurate war production areas, the influx of labor
made necessary the provision of war housing., In most of those areas
the needs of in-migrant war workers have now been.largely provided for,
For the war housing program as a whole, about 4,000,000 incoming war
workers and their families--comprising a poyulation of ut least
G,000,00C persons, or .bout.sever percent of cur total popul:ution~——
have received neccssary shelter to enablz them te do their war job,
More than h:lf of these have found quarters in existing lLousing,
largely through the as:istance of Homes Recistration Officos and

the 170 comprehensive War Housing Centers established later in the
most crowdod war coununities,

The rest of the assignment nesrly 1,900,000 heusing nnits, has been a
construction job cof bulldvng new hou31ng and of cresting neu apartments
by conversion of older buildings., #beout 1,000,000 of these units

woere provided by privatc: capital, with the Jnr~rciul ci“g and guar-
antecs available through the National Housing Lgoney,

The remainder has censisted of direct Fedaral consbructicn, with
nearly 700,000 units built by the Federal Pulilic Housin- suthority
or trdnuferrcd to it for management,

The cntire war housing job has been a $7,000,000,000 rrogram involving
a private investment of -about $4,700,000,000 and public funds amounting
to ubecut $2,300,000,000, War housing prov1dva vy PPHA call:d for an
investmont of #2,00¢,000,000,

I1
THE STCRY OF PUBLICLY FIMANCED WAR HOUSTKG

The rolc of publicly financed housing has becn basic to bhe success of
the war housing program, Private builders, uszing privete copital, are
carrying a largs shnre of the total lood and ure producing €4 psr cent
of the fumily dwellings and 56 per cent of the total units required.
But th: strictly emergeney sharve or the job--th.: area vt.re privatu
financing was out of the question or where local private producing
capacity was unavailable--has been up to public housing,

8279



Page 6 Part One (Wav bou31ng)

In sheer size, it has been a government housing job oi' unprecedented
proportions, Nearly 840,000 housing accommodatiocns of all types
have required governmert financings - 590,000 family wunts, 170,000
dormitory accommedations, and £0,000 stop-gap unitse O0f the tohal,
nearly 700,200 units have been provxﬂed by or are und-r tho juris-
dgiction of, the Federal Public Housing Authority, This includes
nearly 50,000 apartm»nts croated by the Home Owmers' Loan Gorporation
by conversien of existing structures, and assigned to FPRiA tor
manugenent, The remaining 14C,000 units ara under the jucicdiction
principally of the War and Navy Depertments,

The cize of the over-all publicly financed program is only part of
the story. The complexity of the job is also illustratod by the
fact that the program has involved projects in more than 700 war
production areas, Part of the job haxz been construction in
metropolitan areas, involving all th-~ protlems of fitt.ug large
blocks of housing inte already highly developed communities, Other
large programs hava been necessary in cities of medium or small pre-
war size that have had a mushroom wartime growth irposing s.vere
strains on public utility sycntems and community facilitios,

The Volume and Type of Pubuicly Financod ‘'ar Housing
Providcd or under development as of Ducomber 31, 1944

Totul T'PHA

Total 837,400 623,500
Family Dwellings - _ 586,000 527,800
Permancnt 196,100 1., N0
Demcuntable 81,400 764 400
Te¢mporary 25¢,100 ?,,,“DO
Converted 1,108 500
HGLC Cenverted 48,200 41,200
Dormitory iccommodations 169,100 0,756
Permansnt 2,50 2 “OO
Temporary 146,900 - 7%,700
Couvarted ¢y 300 100
Stop-rap (Trailers, Troil.-r
Spaces, or Portubla
Shaiter units) $2,300 75,000
Currently Achive ~ 7€5,300 (20,500

The total figurcs include 32,300 dwellings accommod..bi-ns that w.re
und:r devzliopment cs ol D“Cumb'r 31, The comploted unibts, which
account for 96 pere:rt of the program, inoiude 71,060 units not
currently in the active war housing progrum, Some of thuse have been
movod urd re-usad in oblir war localitics, and som: thet cculd not be
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Part One (War Housing) Page 7

moved have been disposed of, About 15,000 units are being held by
FPHA as standby housing in localities where a future war need is
probable, and another 35,000 units under FPHA custody, consisting
mainly of sites from which trailers have been removed, are in
process of disposal, .

Entire Towns are Built

The location of many war plants or ordnance establishments in isoclated,
undeveloped areas —- for strategic reasons or for accessibility to

raw materials--has required the construction of war housing projects
complete with stores, schools, infirmaries and recreational facilities,
Remote mining camps, hundreds of miles from transportation, have
needed war housing, Large-scale recruitment of Negroes [for war jobs
in communities where housing facilities for them were lacking involved
complicated problems. of site selection and racial patterns, Trailer
sites have had to be equipped in many areas to meet cemergency needs
during the construction of standard war housing, und a stockpile of
trailers and other portable housing has had to be bu:lt up for move-
ment to areas where nceds suddenly arise,

The locsticon of publicly financed war housing is & good index to a
wartime America on the move, Along the %West Coast, San Disgo has
needed 20,500 publicly financed war housing units for in-migrant
workers; Los Angeles 21,500; San Francisco and the Bay arca 82,2003
Portland, Orcgon, and Vancouver, *ashington, 52,800; Svattle-Bremcrton
29,400, In Portland, Mainec, there are 3,600 publicly financed units;
in Hartford 5,800; in Fhiladclphia 14,500; in Bsltimore 15,4003 in
Wiashington, D. C. 27,000; in the Norfoll-Portsiouth-Newport News
area, 34,200, Dctroit has needed 27,500; Cleveland 7,400; Wichita,
Kansas, 6,800; Savannah, 3,300; Hobile, 11,900, And therc are
hundreds of other areas whers publicly finane:xd war housing has been
an essential link in the task of attaining poak war productiecn,

Entir. new cities have boen built to provide munpower for critical

war plants., There is Vanport City, which housv:s muny of the workers

at the Kaiser shipyards at Portland-Vancouv:r, Jith & popul tion of
40,000, Vanport is now the second largest city in Orason,  dvery
building is publicly financed, It is & temporiry town, bur it ha

all the amenities of lif: that could be providcd und. r the stringencies
of war, AY Orung., T.xis, a town of {,000 dwellings had to b built,
part of it cn swampland 12 feet bolow sea level, to csrve an essontial
shipyard,

Obstacles ~ And thc Recerd

The job of constructing publicly financcd war housinig nlso hed to run
the gauntlst of scrious wartime operating problems, Snhortages of
maberiuls and cquipmont have boen an acute problem, requiring swecping
daviutions from peacctime constructior practiccs, iny-nuily in the usce

of substitutes and fleoxibility in making adjusctments to =we 't local
situations, Deluye in delivoricos of matorinlsg which helid i construction

8279



Page 8 Part One (iar Housing)

progress in some areas early in the war, were largely boaten by
shifting almost entirely to temporary construction built on
standardized plans and by securing blanket priorities from the

War Production Board to be applied to projects built on those .
plans, : )

Serious engineering difficulties were frequently encountered hecause
of the lack of favorable sites and the need for locatine projects
near war plants or established transyortation lines, OSiortages of
construction labor in many areas, particularly as younger :.orkers
entered the armed services and others took up johs in shipyards or
war plants, also have beanr a frequent obstacle,

Nevertheless, during 1942 —- a period of rapid plardt axnansion and
rapidly increasing labor migration -~ the FPHA placed a total of
185,000 war housing units under construction. In the year 1943, the
period of pesk war housing demand, FPHA completed a total of

297,000 units, During a single month, Scptember 1943, & production
record was set of about 1,150 housing units a day.

3y the beginning of 1944, most of the houning required for war
workers had been provided--usually in time to give substantial

aid in labor recruitment drives, The 1944 job of war housing
production wus largsly in response to battle-frent demands for
inereased production of weapons for the invasion of Europe, and

later for the conquest of Germany, The additional war housing .
required was less than in 1943, but the need was mors urgent than
aver, and of the 114,000 units produced during 1944 nearly two-thirds
werz completed in the first half of the year,

The Job of Managzemecnt

The program has also entailed unprecedented management responsi-—
bilities.- First of all, there was Lthe problam of rapidly recruiting
and training competent personnel for the manazement of hundreds of
thousands of housing units during a psriod of acute minnorenr
scercity, Then there was the fact thot most war hous v wrojccts,
particularly thosc rsquiring e. tensive community facilitics, cullod
for manugemant strvices going far beyond the traditionni fuunctions
of tenan. s2lection, ront collection, and ropair snd maint.uanccs

Thes: manugoment rosponsibilities, moreover, viore acccubnibod by the
very natur. of war housing projects —- housing in-mizr nr vork .rs
coming from all sections of the country and from wia.ly ~onricd social
and cultural backerounds, and subject to wartime tonsicns and the
straine of wartime worlksn, conditions. In a sensc, Lhe proper
managoment of var housing has b2en a chailongs of dcumocracy to

both maragers and tcnants, This chzllonge, by end levge, uas boen
mst succe snfully, ’
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Part One (War Housing) S - Page 9

This job of management, wns well as of the developmevt of war housing
‘projacts, was greatly facilitated by drawings on tho exporisnce of
local housing authorities .stablished und.r the puncelime, loweront
program, These authuritics have donc 47 per cent of the FFPHA

building job and arc hundling. 57 per cont of its man.grment ascignment,
In arcas wherc ne local ruthoritics wer: oastablished, the rPHA
rceeruited its own nunugumvnt personnul and superviscd construction
diveetly,

The construction of publiclyv financed housing for inemi.rant workers
is nou largely complete, but Lhe manavement responsi’ ilitr will con-—
tinus to be cf basic i wortance to the war effort, «itu the objective
of keeping essential war workers on the job and of securing maximum
wartime utilization from the investment of materizis, menjower and

_money in war hcusing,

Economy in War Housing

<

Publicly built war housing is strictly a wartime expeniture, justified
primarily as one cf th2 means of winning the war, Some oi' it, parti-
cularly that built in the early stages, is of a permancrt bLype and

is in localities vhute it vill have parmanent ubtility, But substan~’
tielly more than Lalf of it was built only for temporory wartime use,
Ttis hensing, like guns, anmnuajtion sand tauks, will have %o be
written off as a war cost, lesc whatever rocovery, Il any, can be
found in the reuse and sulvaging of matoerizls, now beii: studied

by the FPHi, To have previded housing of pormavent ubility shere
only temporiry war a:adu coulsd be foreseen would hove been wasteful
of public funds and of wmatoriuls nseded 3o baaly elscvhere in the war
effort, and weuld have contributed in wmany instancez b disrugtion of
normal. housing marketgs,

The wor housing program has achicved 1mpcrtan* ccouuttics in the oxpen—
diture of both materials and public funds, Tir-se hgve boeen accomplished
by shifting to tamporary coustruction, by uhilizing substitube mabterials
wheraver possible, by converting existing skructures, by mwoving houses
to now localities after they hueve seryad their origined veed, and by
awarding contracts to bh. prostest oxtont peossible on o compestitive
bid busis, '

Altogethor some 3% million pounds of stecl, copprr, zinc, birv.ss and
iron have been saved on publiely financod war ‘housing----bhs savings
on tomporary construction have bsen as hishk as 20 por cent, compare 2d
with pcacetime corstruction stundards,

In tax dollars thore has buen a saving of spproximabely $600,000,000
from th- lower coct of t-mporary dvellings and from ti: use of con-
versions ruth\r thar now constrchion wherever feasibl. Through
Deeenbeor 31, 1944, the average ovorall co: bt of pormanciy fnmily .
dwolllngs, 3nclud,nﬂ smountablus, has baon hild to L4y500e To total
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cost of temporary family dwellings has averaged $2,790,

Part One (War Housing)

Actual con-

struction costs have well within limitations of the Lanham Act,

The’following table shows a breakdown of per-unit costs of FPHA
housing on which complete data were available:

What Public War Housing Costs

Per FPHA Unit as of Dec, 31, 1943

Family Dwellings

Perma~ Demount- Tempo- Dormi- Trail-
nent able rary tory ers
Total Development Costs 84,727  $4,242 $2,797 %947 41,830
Acquisition of Sites yAVA 20 L, 26 14
#Dwelling Buildings and Equipment 3,132 3,094 1,924 544 1,452
Furniture and Furnishings - 6 104 90 11
Site Improvements 590 776 454 103 255
Non-dwelling Bldgs. Space & Fquirment 114 147 192 145 58
Architecture & Engireering 1¢9 102 76 32 28
Administration & Other 156 8 5 2 1
Reserve for Contingencies 123 29 2 5 11

% Average cost of all types of permanent dwellings are limited by the Lanham
Act to $3,750 a unit, exclusive of land, public utilitiss, acministration
and community facilities. The maximum on any particular unit is 84,500,

Tvpes of Construction

The basic type of censtruction employed in a publicly financzd war project
is determined by the nature of the need, During the carlier period of the
housing emergency, prior to Pearl Harbor, most of the construction was

of permanent type. This housing will be available for long-term use after

the war., Later, when it became evident that shifting needs would be
encountered, a considerable volume of demountable housing was built,
These dwellings, largely of prefaubricated construction, are suitable
long-term use but may be disasscmbled, shipped and set up on another

site after the original need has passed,

Since the summer of 1942, however, almest all publiely financed con-

for

struction has been of temporary type. The docision to shift to temporary

structures sprang from two primary conditions.

The first was the

"increasingly acute shortage of materials and labor available for housing

construction, and the ccnsecquent need for developing a typz of con-
struction thet would impose a minimum drain upon wartima resources.

The

second was the recognition that much of the war housing need created by
migration into crowded procucticn areas would in all orobability be limited
to the duration of the emergency und might be subject to the hazards of
shifting production schezdulos even during ths war,
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These temporary dwellings, involving minjmum expenditures of materials,
manpower and money are below acceptable standards for permanent, peace-
time dwellings, But they are filling a wartime nced for decent, sani~
tary housing without using materials needed so badly elsewhere,

Almost all) the accommodaticns built for single war wor ress, principally
in dormitcries, also are of temporary type. Trailer oi' other portable
shelter projects were developed to meet emergency ne-=:ds wending com-
pletion of standard war housing to meet a limitecd neeé, As standard
housing becomes available, the stor-pap shelter umits have been moved
to other areas to meet emervency needs,

The construction program has been augmented by the crestion, with pub-
lic funds, of dvelling units throush conversion of existing structures,
such as single-family residences, warehouses and tactory huildings. The
bulk of this program, designed to conserve naterials unc sublic funds
in meeting emergency nceds, has been carried out as its ccntribution
to the war effort by the Home Owners Loan Corporation, which had
refinanced loans for morc than a million clistressed hows owners during
the depression, Larger houses and commercial structures, many of them
no longer bringing an sconomic retuin, were leased to the Federal

- government for seven years and converted into apartments for war
workers, lana;ement of the completed units has been turned over tc the
FPHA,

How the Job Has Been Done

"Publicly financed war housing has beer the job of the Federal government,
of local housing authorities, of private nrchitects, enyineers and con—
tractors, and of lebor, Practicing architects and ensineers have pre-
pared the plans and private contractors and th-ir crews of skilled
craftsmen have don: the building,

While the character of the emergency has dictated central control in
directing the program, in prepzrabion of stan:rd plins for speed and
conservation, and in mass purchases of certain supplies, the FPHA has
decentralized actual construction and managem:rt to resicnal offices,

the personnel of which was recruited larrely from witbhin Lheiv respective
areas, The regional offices, in turn, hzve dolz-ated il responsibility
wherever possible to Lhe local housinz authoritiocz oper.ting the low-rent
pregrim, ‘

When the NHA determines vublic housing =ill b= needud ..nd how much, it
mukes an essignm-nt to the FPHi, which in turn dslegates responsibility
to the proper regicnal office, The FFiii repicnal office o the local
housing authority, if one axists to which the job m he aasigned, then
selects und acguires the cite, in consuitation with local of'ficials;
retains the architects and engineers for the technical work; advertises
for bids and avards the contract; sand, when the project i; near com-
pletion, organizes a man-gement ond mainterance ctaff,
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Page 12 Part One (War Housing)

Community Facilities

The FPHA has used existing community facilities when they were avail-
able, but frequently it has had to build new towns, coiplete with
streets, sewer and water systems, It has had to see that schools were
available for the education of project children, infirmaries for main-
tenance of health, community and recreational facilities for morale, and
child centers for the releasing of mothers for war wori, The Federal
Works Agency has built the schools and some of the other community
facilities from Lanham Act funds.

The FPHA has also had to interest itself in the community activities so
necessary if in-migrant workers were to remain for their important war
tasks., It has relied mostly on local governments and private agencies,
such as school boards, health departments, home demonstration agents, and
Boy and Girl Scouts for sponsoring these activities, Frecuently these
groups have had the assistance of the Federal Works Agency, Federal
Security Agency, the Department of Agriculture and the U30, But if
sponsorship was not available from these sources, the FPHA has had to
assume the responsibility,

Something About the Tenants

Occupancy of publicly financed war housing is limitecd to eligible in-
migrant civilian war workers, in accordance with the basic war housing
policies agreed upon by the War Manpower Commission, War Production
Board, War and Navy Departments, and the National Housing igency. In
addition, by agreement with the War and Navy Department, members of the
armed forces performing certain functions are also elisible,

War housing was not originally intended to meet the housiy;; needs of
other types of military personnel, or those of veterans or servicemen's
families, However, in order to alleviate the acute housing shortage that
developed in 1944 for returning veterans and servicemen's families, the
National Housing Administrator formulated policies peraitting FPHA to
rent them war housing units in areas where war production requirements
have tapered off, But most war housing continued through 1944 to be
required by in-migrant civilian workers performing essontial jobs in war
plants,

The record of tenants who moved into FPH: war housing during the first
half of 1944, which gives a cross-section of the 450,000 families living
in FPHA war projects, shows that thc lessee in four-fifths of the families
ijs a civilian war worker, Another 1& vercent arc military personnel, and
the remaining 2 percent are principally servicemen's families,

Nine-tenths of the new tenants are in-migrant, Most of the others were
admitted because their former dwelling was no longer available or was
below decent standards,
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Every effort has been made to provide for the housing neecs of
minority groups emplcyed in essential war jobs., 4As of December 31,
1944, 1/ percent of the FPHA war housing under manacement was for
Negro occupancy, The proportion of units under development that
were scheduled for Negroes was considerably larger, in reflection
of the growing employment of Negroes in war industries,

What they Pay and Get

Wur housing tenunts pay normal rants -- rents bascd on tie value of
tie accommedations but in nc ease exceading rents char-ca for similar
accommodations in the respective communities as arprove Yy the Office
of Price Administraticu, Military personnel hay vutes 'ixed by the
Afmy and HNavy,

The rents for various types of accommodsticns:

Family Dwellings--unfurnished, average 33 a month. “hstlier the family
lives in a detached dwelling, row house or apartment bu:lcéing, perma-
nent or tam orsry, it hes « complete unit with private both und kitchen.
Sizes range generally from thos2 with combinntion living room-bedroom
tce thoss with three bedreoons,

Dormitories - aversge %4 per paorson a weel for furnished singl: and
double rooms. Ti:csc rents are low ~ncugh ror workcrs to sunjort families
in homes maintained elsewhere, In ths dormitory buildings are central
shower, tecilets, and if necessary, recreaticnal builldings and cafeterias,

Stop-gar housing - %25 p2r month aversge, furnished, Torse are trailers
and othar stop-gap houcin, for emergency tamily nceds, They are nsed
widely on construction projects., Central lsundries, tcilubts, and bath-
ing fucilities are provided in special ubility trailsrs and other
buildings,

In some low-rant projects in which dwellings have bean diverted to war
use, wav workers are paying full economic cr prevailing rents, while
their neighbors are paying muc~h lower rates for comparable accommodations,
These varying rates are in accordance uith the jrevaiting practice in
lovi-rent projacts of adjusting rents tou inccnes,

An Cocupancy--8ad Vacancy--Report

Her housing in wost localities ir fully oceuried by war wor-ers, An
overall cceupancy of <9 per cent of all types of active FPHa projects
has been attained nobt cnly by careful propramming, hut aiso by rrompt
cancelations und outbacks whsnever war proauction changes coduced
requirements., Considering that the housing progras hwe! vo be basec on
producticn and surloyment forecasts mentns ahead, the cscimatss have
nroved tc.be closze to actual CJemand in moszt avcas,
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_Inevitably housing needs have not always materializec as anticipated,
because of sudden changes in production schedules dictzied by the
course of the war or because of difficulties in racruiting needed
manpower, Housing already built could not be canceled any more than
the war procurement agencies could cancel war plantc whose peak
productive capacity is not now required for the war, Jo sone war
housing is vacant, ' '

The main impact of vacancies falls upon the temporary -reojects, built
specifically to meet emergency nceds which are in constant fluctuation,
These are €9 percent occupied., There are rel.tively few vacancies in
permanent structures, public or private, because thoy were acheduled
in relation to long~term housing needs as well as for war housing
purposes, Permenent, war housing under FPHL is @7 percent occuried,
Dormitory and stop-gap projects, which have a hkizh ten nt turnover,
have an occupauncy rate of 70 percent,

Vacant housing iz frequently an asset to the war effort, Ia the
Horfolk~Portsmouth-Hampton Roads area in Virginie, a becklog of vacant
houses in 1944 was a major factor in thu suceess of the recent recruit-
ment of urgently needed Navy Yerd and shipyard workers, who filled

most of the vucancies,

Just as graphic is the story in fifty-four sreas arow.d heavy ordnance
plants, Of the 52,000 war housing units built earlier in these areas,
nearly 7,000 were vucsnt because of eutbacks in producticn and down-
ward revisions in employment, These sam= houszs, togetasr with

several thousand more under construction, ussisted theo wav Manpower
Commissioner in 1944 in a drive for 50,000 workors tfor e.manded
ordnance  production stemming from military reguirements in rore and
the Pacific and from the almost coatinucus hombing of =mesy objectives,

When restricted production and employm'nt schedules in en area are
temporary and a later increased nced is anticip-ted, vac.nt war houses
in that locality may be held in standby status to meet vwrobuble future
requirements,

In cengested areus where no further in-mirrant nced csa be foreseen,
eligibility requirements have beca reluxe! to make vacini houning
available for military personnel, resident war verkers, caailies of
cervice men, returning war vaterans, or the ~ublic at Jurge,

Moving var Houses

Many war housing requiremonts are bein? met by moving the structures to
new areaz of critical need, Trailsrs sve travelin, acrcss the country
to supply shelter first in one place, then in znother, JSeveral thousand
demountable units, built in anticipation cf shiftin: requirements,
already have been moved irom on2 leccality te snothere Scie have floated,
in entirety, ou barges dcwr rivers, Others have beeu talen apart in
panels and shipped in freight cars and trucks to new cites where they
have been reassombled, The FFPHL hes developed methods of moving frame
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.temporary houses never designed for shipping, It is sawing up walls,
ceilings, and roofs, and sometimes thc structures as a whole, into
sections that can be shipped and reassembled,

Operating Costs and Income

The FPHA is realizing a subctantial net inccme above operating costs
in famly dwellings, The small loss in dormitories is due to high
turnover and vacancies, Depreciction is rot included as & cost since
no estimate cun be made of the expected life or salvage value of
temporsry projects, or of the return or permanent projects,

Monthly Income and &xpense
Aetive FPHA ‘Projects
(Per D-elling Unit, Year Fnding June 30, 1944)

Opsrating Totel Net rroject
Type of Housing Indome Expense*«kﬂ_"m_"_lncome
Family Dwellings ' $29,02 ) %16,98 112,04
Dormitories 12,89 15,05 - 2,16
Trailers 18,14 16,84 1.30

¥ Expense includes cost of muncgement and maintenance, utilities,
payments in lieu of taxes and vscancy losses, It doss not inciude
amortization or depreciation chazrges,

.

War housing Pays Tares

Public war housing is carrying a normsl tax load, It makes to local
governments "payments in lien of taxes," approxiicating what would
normally be assoecsed against the projects if they were nct Feceralily
owned, Deducted from these payments cre costs of services or utili-
ties that would normally be provided by the lccal courunibies but are
supplicd by the government, Payments on FPHA projects by calendar
yearss:

1942 = = = = = = = % 502,250

1043 = = = = = = = 2,045,36C

1044 = = = = = = 10,275,060

1945 (Eatimated) - 15,000,700

‘1

War Housing Goes Abrozd

.
As a result of its experience in vroducing var housing in this
country, particularly of the Lempgrary and movable t: pe, the FPHA
at the beginning of 1945 foun? itself engaged also in *tlhie unique
business of producing housing in packaged form to be shi:ned abroad
to our Allies, '
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Acting as the procuring agent of the Foreign Economic Administration,
the FPHA was first given an order to produce some 4,500 barracks for
the French Provisional Government, to be produced ir panclized form
in this country and shipped for erection in France. This, toco, was
a war need and a necessary part of the Allied war effort, for the
ports used by our forces in supporting the drive on the Western
Front were urgently in need of dock labor, but were faced with

a critical lack of housing for them in the bombed and shelled towns,

The FPHA had recently completed experiments in the production of
utility structures from temporary war housing, with a view to the
eventual disposition of this material to the best advantage of the
government, These structures fit the need for dock workers housing
in French, and an order was placed for sufficient barrackz to house
up to 120,000 such workers,

Since virtually all the temporary war housing in this couutry was
still urgently needed, it was not possible to fill more than a small
part of this order from the temporary housing stock that could not
feasibly be re-used in this country, The FPHA, therefore, placed
ordars for factory production of these barracks, in panelized form,
to be puckaged and shipped abroad,

Eurly in February 1945, the Foreign Economic Administration placed
a second foreign order with the FPHA, this one for 30,000 temporary
family dwellings for bombed-out civilian war workers in Britain,
esponding to urgent appeals of the Zritish government to meet a
critical situation in housing that was impeding the war effort, this
country undertook tc order punelized two-bedroom dwellings for
shipment to Britain,

III
WAR HOUSING AFTER THE %A

During the war emergency the Federal government has had to go into
housing on a vast scale; but thire is not intention that the govern-
ment shall continue as landlord to thousands of civilians after peace
comes, This does, not mean any discontinuance of the permancnt low-
rent program, But here the Federal government is not a landlord,

but simply provides financial assistance to the local authorities
which own and overate the housing,

Congress has provided the means of orderly disposition of war housing
as soon as possible after the emergency without depressing the real
estate and materials markets, The Lanham Act and regulotiouns of the
Surplus Property Board guave this responsibility tc tho National Housing
Agency, which has assigned it to FPHA, Reserves to cover disposition
costs are boing set up out of rents, and mschinery and policies to
govern this undertaking huve already becn established,
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Temporary Housing

The FPHA has a stock of 314,000 temporary family dwellings, dormitory .
units and portable shelter units, In addition, much of the tempo-
rary housing now managed by other Federal agencies will be transferred
to FPHA to be disposed of, This housing is to be removed within two
years after the end of the emergency., The units are supplying decent,
comfortable wartime shelter, but they were not built for long usage
and would become the slums of the future if allowed to stand., The
only exceptions to this mandate are where the NHA Administrator. and
the local communities find further use desirable in the interests of
orderly war demobilization, All exceptions must be reported to
Congress and reviewed annually,

Supplementing its experiments in cutting temporary housing into panels
for movement and re-use in the war housing program, which have been
described earlier, FPHA has developed techniques to convoert temporary
housing into structures for non-residential use, Utility buildings,
constructed mainly of panels sawed out from temporary war housing,
could be used as storage warchouses, form buildings, barracks, mess
halls, emergency clinies, and muny similar purposes, Other experi-
ments have shown thnt the panels can be used to produce decent rural
houses, Tor any of these uses, provided the distance roved is not
excessive, the cost would be less than the cost of constructing the
buildings from new materials,

It has also been found that, where temporary housing must be torn
down by usual methods, the salvage value of the materials will be
insufficient tc cover the cost of demolition and restoretlon of the
site, Temporary housing, which was provided because it was essen-
tial to war production, is of course recognized as a cost of the

war, Any oxpense incurred to remove the buildings and restore the
sites will be written off as another clement in the price of victory,
However, the successful experiments to dovise means of inercasing the
8alvage value of the temporary housing promise to 'increase the
government's return from these properties,

During the war, temporary housing that becomes surplus to war housing
nceds will be transferred to other Federal agencies, to soerve war
purposes either in this country or in other of the United Notlons,
Structures not nccded for these requirements will be offcred to
public or scmi-public agencies, such as schools and hospitals,

Trailers
The 35,000 trailers, and other stop-gap units will be disposed of by

the Commerce Department, and will be sold or scrapped, accordlng to
their condition, '
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Permanent Housing

Permanent buildings are in four main classes:

1., The 64,000 war housing units supplied by diversion of low-rent
housing and of low-rent funds authorized under the United States
Housing Act will be made available by the local housing authorities
now operating them to families of low income, The few built directly
by FPHA will be made available to local housing authorities for the
same purpose,

2. Defense ‘Homes Corporation projects, most of which already are
being offered for sale, This is housing for higher-income war
workers, comparable to private developments, built by ths Defense
Homes Corporation to fill a demand that could not be m~t from the
available supply. There are 7,500 family dwellings and 3,000
dormitory accommodations in theae projects., The Corporatlon is
headed by the FPHA Commissioner,

3. Demountable houses under FPHA, comprising some 75,C00 units for
the most part suitable for permanent rosidential use, zither on
their present or on other sites, will be offered for sale,

4. The 95,000 other 'standard permanent units, plus additional units
transferred from other agencics, will be disposed of on terms that
consider their market value, These houses will not be sold to
agencies rehousing low-income families except as specifically
authorized by Congress, and unless requested by the local governing
body and the local housing authority, Where houses .ro cffered for
sale, FPHA will give preference to buyers in the following order:
present occupants, war veterans purchasing homes for their owm

use, other prospective occupants, private investors.

Converted Propertics

Buildings containing the 49,000 conversions by the Howme Ouners Loan
Corporation will be 1aturned as improvazd to building ovnirs at the
expiration of a 7-year louse, but may be turned back eariicr on 30
days' notice by the NHA. In ths latter case the propert;” ownurs
will receive ths bencfit of the unamortized part of ths conversion
costs, which the government will write off as a cost or tus war,

Community Needs Will Be Considered

The removal of temporury war housing and the disposal of the standard

and demountable permanent war housing ownod by the Fidoral governmant

will be carriad out by the NHA and FPHA in ciosz consultation with
communitics and with carcful attention to local housinz nieds, real sstate
mark.t conditions, and the best public int. T st The disposition of

war housing also will be clos:ly coordinated uith n.tional policics for
orderly demobilizution und rcconversion, .

In this manner, the pormancnt assets in the publicly financed war housing
program will be utilized for pcacetime housing nseds long after the war,
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PART TWO: THE TOW-RENT HOUSING PROGHRAM
1

Low-Rent Housing - A Summary

Facts and figures alone cannot tell the story of the low-rent slum
clearance program that was launched in 1937 with the passage of the

U, S, Housing Act, The facts and figures are an important part of the
story, They form the basis for weighing accomplishments against costs,
for appraising past activities and directing future plans, They give
undeniuble proof of the value of decent housing in terms of health and
morals a:é in terms of community expenditures, What they cannot tell
is the human side of publie housing, the chunge in the lives of people
who move to a decent environment from the filth and despair of the
slums,

One Family'!'s Story

Joseph Smith and his wife Anna could tell this part of the story.
Before they moved to a low-rent housing project, they lived with their
three small children in a light housckeening room on the second floor
of a shabby 03d building in Pittsburgh, Pennsylvania, In this one
room, the five Smiths ate, slept, did the conxing, the dishwashing and
the lawndry, Their room was dark and as shabby as the building itself,
In it were an ol kitchen stove, a sink, and wwo beds, Worn-out
linoleum partly covered the stained, spint .y floor, The only bathroom
in the building was char:d with six other families, and the cdirty,
noicy street below afforded the only play spuce for the children,
Because of their crowded living quariers, the Smiths seldom asked the
neighbors in, and they never had parties,

This wasn't the kind of home the Smiths wanted. They had tried to
find something better, but there wasn't much choice at $18 a month,
which was all they could afford out of Mr, Smith's earnings of $80 at
the steel mill, '

When, in 1942, they moved to Terrace Village, one of the three low-
rent housing projects in Pittsburgh, they suddenly had four rooms,
instead of one, and a private bathroom with their own towel racks and
medicine chest, In the compact, modern kitchen was an clectric
refrigerator, the first one thc Smiths hud cver used, as well as a good
stove and white cupbcards, Laundry facilities were provided in the
basement, With two brdrooms, the parcnts had one for themsclves for the
first time since their first child was born., Throughout the housc the
valls were bright und thc floors smooth, and Mrs. Smith took grecat
pride in her housckeeping. Mr, and Mrs, Smith soon joincd the Tenants!
Club, and once a weck they had neighbors in for an cvening's visit,

But Mrs, Smith thought the best part of all was the community playground,
away from strects and speeding automobiles,
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The house was simple, It lacked .unnecessary and costly features --
the clothes closets, for example, had no doors, But it did provide
minimum standards for decent, healthful living, And it cost the
Smiths exactly $17.30 a month, & few cents less than they had paid
for the light-housckeeping room, Gas, electricity and water cost an
additional $4, and that also was less than the Smiths had been paying
for utilities,

100,000 Other Families

Although Smith is not their- real name, Joseph, Anna and their children
are a real Pittsburgh family, and their story is a true one, In its
essentials, it is also the pre-war story of more than 100,000 other
families who have moved from slums into the 333 lowerent housing
projects built in almost 200 communities throughout the country,

" The projects were built under terms of the United States Housing Act
of 1937 (Public Act 412), That Act grew out of the mounting problem
of American slums, T

The Pattern of Low-Rent Housing

The U, S, Housing Act recognized that the first step in eliminating
slums is to make good housing available to the families who live in
them, If a slum was torn down and no new housing provided, the low
incomes of the displaced families would force them to move to other
slums, which would become even more overcrowded than before. The Act,
along with companion state legislation, was therefore intended to help
local communitics clear slums and build good housing that families like
the Joseph Smiths could afford to rent,

Private capital alone had not been able to build good housing at a cost
low enough to meet this need, The formyla set up by the Act grew out
of a conviction that rehousing slum dwellers in pood homes called for
the combined efforts of Federal and local governments and of private
enterprise, ' : ) '

Low-Rent Housing is a Community Program

The Act ¢onsidered the community as the central point of the plan, It
- gave to the local community .the job of determining the need for low rent
+ housing, of initiating the projects, and of owning, administering, and
managing them in the public.interest, 'To carry out these responsibilitiesg
communities were set up local housing authorities under state law,

The. local authoritics consist of local citizens usually appointed by
mayors -on authorizations of city councils, Their mémbers, who serve
without pay, constitute a broad section of community life, Thc major
groups ‘represented in the .membership of housing authorities in 1944
'wdre: bankeTrs, merchants, real estatc decalers, other business men, state
of local officials, labor leaders, clcrgymen, welfare leaders, lawyers,
and other professjonal men, The administrative work ‘of housing
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authorities is performed by paid staffs working under executive
directors, Through its paid staff, the local authority acts as the
commmity's agent in dealing with the Federal government on the one
hand and with private enterprise on the other,

Private Construction and Financing

The design and construction of the projects was recognized in the u, S,
Housing Act as a function best performed by private industry, with its
experience, skill, and organization, Local authorities were to contract
for these services, just as an individual would do in building a house,

The authorities also were to look first to private capital for funds
with which to build a project, and were to obtain at least 10 percent
of the capital funds from private or local sources,

Federal Loans and Contributions

For the capital funds not obtainable elsewhere, the authorities could
borrow from the Federal government through the sale of long term bonds.
Authorized under the Act and subsequent amendments were $800,000,000
in funds, to be advanced as loans to local communities to finance up
to 90 percent of the development cost of low-rent housing projects,

Since the families to be housed could not afford rents sufficient to
pay operating costs and also the debt on the housing, there remained
the problem of making up the difference between rents within the means
of the occupants and the actual cost of the housing. The U. S, Housing
Act formula provides that this deficit shall be met by an annual
contribution, or subsidy. The local community must contribute at least
one-fifth as much as the Federal contribution, The remainder of the
subsidy, up to a ccrtain maximum, is to bLe paid annually, according to
the need of cach project, by the Federal government out of. funds
appropriated by the Congress, For this purpose the Congress authorized
Fedoral subsidies not to exceed in total $28,000,000 & year.

This was the public housing pattern by which the Joseph Smiths and more
than 100,000 other low-income families had been rescued from slums. and
furnished with good housing up to the outbreak of war, *The United
States Housing Authority was created to administer the program and to
sec that the local communities using the authorized funds conformed
with the requirements.and limitations of the Act. The Federal Public
‘Housing Authority took over the functions of the USHA in February 1942,

The_Public Housing Box Score

When the United States was plunged into war, the initial program
authorized under the U, S, Housing Act was only about half completed,

As the Nation turncd all its effort, manpower, and materials into

war production, some low-rent projects already planned were built to
serve war needs, but those not cssential for this purposc were

8247



Page 4 Part Two {Low Rent)

deferred until after the war, The Congress also passed an amendment
to the U, S, Housing Act (Public Act 671) making the unused funds
available for projects to house war workers, with the proviso that
after the war those projects were to become low-rent housing,

At the end of 1944, virtually all the construction authorized under
the original low-rent program and the war amendment had been completed,
except for the deferred projects, On December 31, 1944, the box-score
on the low-rent program was as follows: :

Housing Built or Authorized

The number and cost of the different types of projects built or
authorized were:

Dwelling Development

Projects Units Cost

Low-rent housing, pre-war,

(Public Act 412) 333 105,534  $488,664,000
Low=rent units completed

for war use (Public

Act 412) 45 11,101 49,727,000
Low-rent Funds diverted to

War Housing (Public

Act 671) 202 53,079 265,921,000
Deferred Low-rent Projects - 167 25,332 105,881,000

Total 747 195,046  $910,193,000

MAXIMUM DEVELOPMENT COST of all permanently financed projects at the

end of 194/ was $459,000,000, Of this amount $163,000,000 or 36 percent,
was obtained from non-Federal sources, and the remainder was loaned by
the Federal Government,

TOTAL COST TO THE FEDERAL GOVERNMENT of the low-rent program from its
beginning through 1944 is $38,775,000, the amount paid in annual
contributions,

SLUMS ELIMINATED under the Act, which requires that one slum dwelling
be demolished, repaired, or closed for each public housing unit built,
total 117,000 units as of December 31, 1944, Completion of the small
remainder of slum elimination required at this time was deferred until
after the war because of the acute housing shortages.,

RURAL HOUSES built under an experimental program under the Act totaled

515 units with 7,891 others contracted for but deferred until after the
war, These units are included in the totals given above,
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AVERAGE CONSTRUCTION COST for dwelling facilities was $3,782 per umit
for cities of-500,000 population or more and $3,328 per unit for
those under 500,000, compared to maximums set in the Act of $5000 and
$4000 respectively, Total development cost, including land, clearance
of slums on site, community facilities, and all other charges averaged
$4,827 per unit," "

THIRTY-NINE STATES, representing 91 percent of the population, had
low-rent laws in 1944 implementing the U, S, Housing Act; altogether,
650 CITIES AND TOWNS had set up local housing authorities, and,
although many of these had been dissolved because of lack of funds or
the intervention of the war, 334 cities, representing, 58 percent of
the urban population in these states had active housing asuthorities in
1944. Rural-housing authorities, covering 355 counties, had been
formed under the experimental rural program,

II
HOW LOW-RENT HOUSING WORKS

The Problem of the Slums -

The depression sharply silhouetted the plight of millions of Joseph
Smiths condemned to live and rear families in unsightly, unhealthful,
and overcrowded quarters because their incomes were too low to pay
the cost of good housing, But the slums were here long before the
depression,

For many years, slums had been recdgnized as incubators of disease,
Juvenile delinquency, and crime which not only threatened the health
and welfare of the people who lived there, but also weakened the
structure of society as a whole, As far back as 1834, a sanitary
inspection report in New York City pointed out the connection between
insanitary, overcrowded housing and the sprecad of epidemics, Down
through the years, evidence of slum-produced evils accumulated as the
slums themselves continued to spread,

The problem was not only that of the Joseph Smiths., It had become a
community and even a national problem, In virtually every Americen
city and commmnity, older sections had fallen into decay and neglect,
poor areas had become concentrations of weatherbeaten cheap housing,
jammed together on the land and over-populated, This spread of slums
was nationewide, Its symptoms and its i1l effects were peculiar to no
locality, but were characteristic of the country as & whole and
imperiled the national welfare,

Less recognized, because they were less concentrated and dramatic,
were the slums in rural areas, Though the U, S, Housing Agt and the
program it authorized were aimed primarily at city slums, the legisla=
tion also opened the way for a beginning program to remedy bad rural
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housing, Rural houses were in many respects of even lower standards
than those in the cities, Tumbledown shacks with boarded windows and
leaky roofs, unpainted und in urgent need of repair, with no sanitary
facilities and with a room or two for a large family, were common in
many areas.,

One~Third of a Nation Ill-Housed

Surveys and studies before and since the passage of the U, S, Housing
Act have shown the extent and seriousness of slums and sub-standard
housing. At the time the U, S, Housing Act was considered, a third

of the Nation's homes was estimated to be below the level of decent
living standards, Despite the strong revival of home building in the
last half of the decade, the Nation's first housing census showed that
in 1939 more than 10,000,000 or 38,3 percent of the non-farm houscs
were substandard by reason of their need of major repairs or their lack
of modern plumbing., Over 7,000,000 of these substandard units were in
the urban and metropolitan arcas of the country. Equivalent standards
applied to farm housing would have found only a small percentage
adequate, Using standards practical for rural arcas and in line with
accented rural conventions, the Secretary of Agriculture told a Senate
subcommittee in January 1945 that, two-thirds of our rural houses are
substandard,

The Cost of Slums

In dollars alone slums are costly, The City of Boston, in a survey
in 1935, found that it was spending $82 per person and receiving $34
for its slum and blighted areas, whercas its better residential
districts produced $337 per resident in revenue compared to $147 in
expenditures, Cleveland in 1934 found it was spending from 6% to 143
percent of its total oxpenditurcs for police, health, firc and social
services in slums comprising less than 1 percent of the city's area
and 2% percent of its pogulation. Atlanta, in 1941, reported that its
slum areas contributed 5% percent of the city's real property tax
revenues, but cost the city 53 percent of its police, firc, health,
and other scrvice costs,

More serious than dollar costs, however, is the incalculable cost of
slums in terms of citizenship and human living, Lack of community
interest or responsibility and lack of individual initiative and
ambition are common denominators of slum environments, The ultimate
effects of dirt, ugliness, bad sanitation, and the lack of fresh air,
sunlight, privacy, and space in which to grow arc not measurable, but
certain yardsticks do indicate the serious social consequences of bad
housing,

Studics bascd on a national health survey in 1935 show that the
prevalence of fuberculosis inercases as the number of persons per room
inereascs, that the frequency of diphtheris, scarlet fever, whooping
cough, and other communicable child discases is much higher in over=-
crowded housing than in other housing, The Detroit Housing Commission
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reported that slum arcas accounted for five times as many crimes and
15 times as wany criminals, and for 104 times as much tuberculosis as
normal residential areas, Cleveland found that 7,8 percent of its
juvenile delinquency and 21,3 percent of its murders came from & slum
area with 2,47 percent of the city's population,

In view of the documented evidence of the ill effects of .slum housing
on our social economy, few persons now question the seriousness of the
problem or the desirability of trying to meet it in 1937, after
extensive hearings on the United States Housing Act, the Secnate
Committee on Education and labor unanimously stated: "There is no
imiediate aim of the American people more widely supported and more
insistently voiced than the desire to attack the social evils of the
slums and to provide decent living quarters,..for the underprivileged
in urban and rural areas,"

The History of Public Housing

The idea of public housing did not spring up overnight, nor was it .
the product of any one man or any one group of men, Like all other
major social advances, it evolved slowly over the years, out of the
experiences and efforts of many communitics in many parts of the country,

As far back as 1867, just after the Civil War, WVew York City passed the
first toncment housing law, in an effort to check the conditions of
insanitation and overerowding., The first Tenement House department was
set up in Few York City in 1901, During the next decadc or more,
several states passed health and sufety regulatory laws and the first
housing codes apyeared in 1917, Massuachusctts cven created a Homestead
Commission with %50,000 to build suburbun housce for sale to workers at
cost on long-term loans,

In 1934, the Nation learned, through its first cxtcnsive real property
inventory, that morc than a third of its homes werc below standards of
health, safety and deccncy, From community studies all over the
country came conclusive ~vidence that the arcas of bad housing were the
areas with thehighcst rates of tuberculosis und other communicable
discascs and with the worst records of juvenile delinquency and erimc,

" The First Phase = Fcderal Loans

Lsidc from the construction of somc cmergency housing during World War I,
the Federal government showed its first interest in housing in 1931,
when the Notional Conference of Home Building and ilomc Owncrship was
held, The First Federal financial assistuncc to housing was provided

in the Fmergency Relief and Construction Act of 1932, which authorizcd
the Foconstruction Finance Corporation to muke loans to private limitcd
dividend companics under state or local rcgulation. Only one project,
Knickerbocker Village, in New York City, vas crected. Subsequontly,

the Public Works Administration madc loans for seven limited dividend
projccts under the National Industrial Rocovery Act of 1933.
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The Second Phase ~ Direct Federal Projects

Starting in 1933, an increasing amount of Federal funds was made availe
able for housing, as onec measure for providing employment, In
addition to loans for private limited dividend projects, the Public
Works Administration, under the National Industrial Recovery Act and the
Emergency Relief Act of 1933, launched the first Federally=-financed
public housing as part of the depression<born work recovery program,
The PWA built 50 projects, with 21,611 units, in 37 cities, at a cost
of $127,000,000, Limited farm and suburban programs totaling 15,000
units were undertaken by the Federal Emergency Relief Administration,
the Subsistence Homesteads Division of the Department of Interior,

and the Resettlement Administration, and were later turned over to

the Farm Security Administration,

Because of the immediate necessity of stimulating employment, these
were often hurriedly conceived and planned experiments, There was not
time to wait until local bodies could be organized and empowered to
undertake such activities, The programs did, however, supply valuable
experience and led to understanding of some of the major public housing
principles,

The Third Phase - Local Projects with Federal Aid

This early experience showed that public housing was & local responsi-
bility which could best be carried out by the local communities, and
that the role of the Federal government should be limited to financial
and technical assistance, This principle was cmbodied in the United
States Housing Act of 1937,

The U, S, Housing Act epcncd the way for the Nation to subsidize good
housing instead of slums, In effect, thc Act rccognized housing of at
least minimum standards as a basic necessity for all citizens,

In addition to the stated purpose of stimulating employment, the U, S,
Housing &ct, for the first time in history; set forth the Nation's
housing poliey:

"It is hereby declared to be the policy of the
United States to promote the general welfare of
the Nation by employing its funds and credit....

to remedy thc unsafe and insanitary housing condi-
tions and the acute shortage of deccnt, safe and
sanitary dwellings for families of low income,,..
that are injurious to the hcalth, safety and morals
of the citizens of the Nation,"

Growth of Legislation and Local Authorities
.By the time the U, S, Housing Act wus passcd, 29 States had already

passed laws permitting communitics to form local housing authorities
and providing the powers they needed to meet rcquircments for Federal
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housing aids, Forty-six such authoritics had been established, but only
onc or two had undertaken the actual construction of houses. In the
five ycars following passage of the Act, local housing authorities
incrcascd by more than 13 times the number that had been cstablished

in the previous four years, and 10 additional States passed cnabling
Jegislation,

The State legislation cnables local authoritics to acquire land, by
purchase or condemnation, to borrow moncy, and to build and opcrate
housing for low-incomc families., The acts or thc state constitutions
grant or permit exemption of the projccts from taxation, - These statutes
have been upheld in thirty-cight states, Only in Ohio has therc becn
an advcrse decision, and it was based on the grounds that therc was no
appropriatc act granting tax exemption,

How a Project is Initiated and Built

The local housing authority submits an application to the FPHA for
Federal loans and annual subsidies, This application includes data
showing that the local governing body approves the project and is
preparcd to do its part in meeting the requiremcnts of the Federal act
covering cquivalent elimination of slum dwellings, provision of
municipal services, and tax cxemption, Also included in the application
is cvidence of the necd for the housing and the inability of privatc
capital to supply it, as well as information on tentative sitc selections,
preliminary architectural plans, cstimated costs, proposed scale of
rents, income range of families to be housed and evidence that the local
share of funds for development can be obtaincd,

These documents beecom: the basis of the loan and arnual contributions
contract botween the FPHA and the local authority, After thc contract
is signed, the local authority acquires thc site, completes plans, and
awards the contracts for construction and equipment., It obtaius funds
as they are necded by temporary loans until the projects arc nearly 9
percent completed, when the permancnt financing is arranged. Management
staffs are appointcd and selcction of tenants starts as the prOJccts
near completion, The first Federal subsidies arc rccclvod within six
months after permanent financing is completed,

Private Industry Builds the Projects

Low=rent housing, though publlcly ownod, is privately built, Private
real estate opcrators appralsc the sites and negotiatc their purchase,
Privatc architects and enginecrs prepare the pluns and supcrvise
construction, Private contractors build thc projects, with materials
and equipment supplicd by private manufacturcrs through private
distrihutors,

On the basis of an estimatc of more than two man-ycars a unit, thc

development of the 105,500 pre-war low-rent housing provided the
equivalent of a year's work to morc than 200,000 workers on the sites,
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in the mills, factories and forests where the materials are produced,
and over drafting boards, Under the requirements of the U, S, Housing
Act, construction crews are paid prevailing wages and work under
maximun hour requirvements,

Capital Cost of Public Housing

Public housing is not cheap construction, but neither is it expensive
housing. To guarantee that it would not be "luxury" housing, Congress
set definite limits for the costs of building and equipping the
dwelling units, That local housing authorities have kept well within
thescLimite is shown by the following table:

Citios 500,000 Cities Undcr
or Over 500,000
Statutory Limits, per Unit $5,000 sk ,000

(81,250 per room) (1,000 per room)

Average Dwelling Facilities ' ‘
Cost per unit ' $3,782 $3,328

The total development cost, averaging $4,827 per urban unit, includes,
in addition, site acquisition, climination of slums and other structures
on the site and site improvements, non-dwelling facilities, relocation
of tenants, and other administrative and carrying itcms. The total
development cost -of the 105,500 units, including all charges is

%488 ,664 ,000,

Slum Sites are Costly

‘A11 urban low-rent projects are located within the cities, wherc land
is more expensive than it is in the suburbs, Half of the projects have
been built on sitcs previously occupied by slums, For this reason,
public housing has had to bear a substantial part of slum clearance
costs. Low-rent projects built on slum sitcs have cost an average of
$800 per dwelling unit more than those built on vacant sites, This
difference in cost results in part from the amounts paid for the
existing slum buildings and from the cost of demolishing them, and in
part from the higher prices per acre which must be paid for the land
itself,

Any appraisal of public housing must recognize that a part of its
capital outlay has been used for slum elimination and for "yriting down"
high=cost, blighted urban land to values commensurate with proper usc
and density., It is now commonly rccognized that if private capital

is to be induced to participate in urban redevelopment, such costs

vill have to be written off at public expense, They are not properly

a part of housing costs, whether private or publiec,

How Public Housing is Financed

During the carly stages of construction, the local authority pays the
dcvelopment cost by borrowing money on a short-term basis, Most of
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these short-term funds are loaned by private investors, at very low
intercst rates; the FPHA stands ready, if nccessary, to redeem thesc
loans vhen they maturc, If additional shortetcrm funds arc required
for prejcct development, the FPHA makes direct short-term loans to the
local authority, charging the interest rate stipulated in the u. S,
Housing Act, This is ecqual to the going Federal intcrest rate on
long=term bonds, plus 3%, and in total ranges from 23% to 3i%.

When the project is 90 pereent eomplcte, the loeal authority refinances
it by selling long~term bonds, In thc loan contract, which was signed
before construction began, the FPHA agrecd to lend up to 90 percent of
the dovelopment cost by buying the bends, The local authority has a
maximum of 60 years to pay them off, Payments on thcse bonds include
intorest at the stipulated rate, which is considerably higher than the
ratc on bonds sold to private investors, Hence, it is to the local
cuthority's advantage to scll to private bond-buyers as much as ‘possible,
Instoad of the one-tenth required by law, loccl autherities have in fact
obtained more than one-third of thcir long-term financing on the private
bond market. Seme authorities have obtained as much as 85 percent, By
encouraging private participation in the housing program, they have
realized substantial savings in interest, thus reducing the over-all
cost of low-rent housing, The Federal commitment for an annual
contribution helps assure private investors that the funds for payment
of their bonds will be available, '

Who Lives jn Low-Ren Projects

The Joseph Smiths are typical of the families for whom low-rent
housing projects are built, They are families unable to pay enough
rent for good private housing. But since thcy previously had been
paying something for slum housing they are expccted to pay about the
same amount toward the cost of good housing., Therefore, the maximum
authorized subsidy is bascd on the assumption that the families will
be able to pay a substantial part of the actual housing cost.

Applicants must be American citizens, They must be living in substanderd
housing. (This requirement is waived for returning veterans, who in many
cases lack housing of any kind, and who arc eligible if they are in the
loweincome group,) In the selection of tenants, prefercnce is given to
families who are living in housing conditions most dangepous to their
health and safety, and to families displaced by slum clearance.

Low Incomes

The basie requirement of applicants to lowerent housing is that they must
be "families of the lowest income group" who---to quote the U, S, Housing
"Aete==Vcannot afford to pay enough to cause private enterprise in their
locality or mctropolitan area to build an adequate supply of decent,
safe, and sanitary dwellings for their use," Rents are set low, to

be within the means of this group, ~
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For a family to be eligible, its income cannot be more than five times
the gross rent; larpge families (those with at least three children) may
have an income no more than 51x times the CTOUS rent,

Before the war (1939-40) the average income of families admitted was

$782 a year,  This ranged from $985 in metropolitan districts of more
than 500,000 population to $643 for Negro families in the South, The
incomes of more than 90 percent of these families ranged from %400 to
$1,200. 2 year, In 1944, as a result of wartime earnings and living costs,
average income of families admitted was $1,237, w1th almost 80 percent
ranging from $400 to $1600,

o~

Low Rents

Average gross rent, including utilltieo, paid by the families admitted
ih 1939-40 was %18 26 a month, (Shelter rent, which ‘covers, dwelling
rent but not utilities, is about $5 less than gross rent,) This varied
from an average of $22 15 a metropolitan distviets over 500,000
population to $13,93 gross rent for Negroes in the South, .More than 95
percent of these rents ranged from $10 to $26, Gross rents of families
admitted -in 1944 averaged 322.15, with 85 percent of these under $30,

Graded Rent System

At first, local housing authorities followed the usual practice of
setting deflnnte rents for the units according to size, They soon found
that this had the effect of limiting low-rent housing-t6'a very narrow
range of the group it was specifically built to serve, On one hand,
families with several children or with extremely low incomes could not
pay the rental, and, on the’ other hand, the fixed rental often put such
a low ceiling on admittance incomes that it barred many famllles who
could not afford good private housing. '

The fixed schedule also was unfairhbecause a family whose income improved
slightly would become ineligible for.public housing even though it could
not afford. good private housing and would have to move back to the slums.

To overcome these disadvantages, most author tles established a- graded
rent system, adjusting rents to incomes and sizes of families rathcr than
to size of units, Thus, by collecting higher rentd from tThose able “to pay
them, the project could house lower~-income families at léwer rents than
would othtrwis® be possible within. the limits of the available subsidy,
An 11lustration of the graded rent system is the schedule in Butte,
Montana, adopted in October 1942, Here.a family is assigned to the size
of unit it needs, rcgardlcss of the amount paid for rent, 4 wide range:
of charges is provided for families moving in, & famlly of four, for
soxample, pays. L . ) .

$11 a month if its income does not exceed $600 a year;

$14 a month if its income is from $601 to $750 a year;

'$18 a month if its income is from $751 to $950 a year;

$22 a month if its incomc is from $951 to $13150 a year;

%26 a month if its incomc is from 91 151 to 51,350 a year;

$30 a month if its income is from $1,351 to $1,550 a year,
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A twoeperson family with a net income of $701 to $900 pays $18-a-month
rental; a seven=person family including -three or more minor dependents,
with a net family income of $901 to $1,100, also pays $18 a month,

The two highest rent-and-income brackcts arc reserved for tenants already
in the project == ncw tcnants arc not admitted at these levels, Families,
therefore, know that while rents will be adjusted upward as their incomes
risc, the rent will still be within their ability to pay and they will
not be required to move until their income approaches the level at which
they can find decent housing clsewhere, :

Incomes arc reexamined annually and rents adjusted in accordance with
the graded rent schedules, When a family's income cexceeds the maximum
permitted for residence in the projcect, it is given notiecc to move so
that the dwelling will be available to another low-income family,

The Problem of Wartime Incomes

Most Amcrican families have inercascd their incomcs sharply over pre-war
levels, and this general wartime risc has of coursc affected the average
income of tenants in low-rent projccts, In many cascs the principal wage
earner is being paid higher wage retcs and overtime pay, Tenants! wives
have augmented family incomes by taking war jobs, As a result somc of the
familics have gone above the maximum income limit permitted by the project
and have thus bccome incligible for continucd occupuncy.

Because the projects are intended to house only low-ircome families,

the clear policy of FPHA and the local authorities is that families
whose incomes improve, and who can afford to pay for decent accommoda =
tions on the private market, must move out ir favor of low-income
applicants, In normal times, when private accommodations are available,
the immediate enforcement of this policy would not create a serious
problem,

The difficulty during wartime has been that the war-boom areas where
incomes have gone up moct are usually areas with stringent housing
shortages, VWhere no other dwellings are available, it is of course
impracticable to insist that the over-income family vacate immediately,
After raising the family's rent to the maximum so that it would not

be subsidized, it is necessary to permit the.family to remain in
temporary occupancy until other quurters can be found.

To correct this situation as quickly as possible, local authorities have
made a concerted effort to clear the projects of over-income tcnants,
This drive gained impetus after V-E Day, when shifts in production eased
the housing shortage in some arcas, 411 over-income families had, of
course, been given notice that they wovld be required to move as soon as
private housing could be located, As a follow-up, re:l estate bceards,
rental agents and War Housing Centers are being consulted to obtain lists
of vacancies, and tenants are informed when a suitable vacaney occurs,

8247



Page 14 Part Two (Low Rent)

Tenants eligible for admission to war housing projects are transferred,
In addition, where no rental dwellings are available, some local
authorities encourage over-income families to purchasé homes, and give
them information of the kinds of financial assistance available for home
buyers, '

b

As a result of these special efforts, many of the ineligible families

have been enabled to move out, and occupancy by such families has been
reduced to a minimum, As labor and building materials become morc readily
available and normal home-building is resumed the remainlng part of the
problem will be easer to deal with,

The Federal Subsidies

The $38,775,000 that had been paid in annual subsidies to December 31,
1944, represents the total Federal cost to that date of the low-rent
projects built under the United States Housing Act. Subsidies are an
annual charge, They are provided simply becduse the rents that low-
income families can pay are not sufficient by themselves to pay the full
cost of good housing, even with long-term, low-interest financing, and
therefore subsidies are necessary to enable local housing authoritics

to rent the bomes to the people for whom they are intended,

The amount paid on any project is limited to the going Federal rate of
interest, plus 1 percent, on the total development cost. Thus, if the
going Federal rate was 2 percent, the maximum subsidy on a millien
dollar project is $30,000, or 3 percent,

Because of operating economies and improved incomes, annual subsidies
have been substantially less than the maximum, In 194/ the subsidies
required for low-rent projects totaled $8,600,000 or only $7.19 per unit
.per month, about three-fifths the maximum the FPHA could have paid under
the contracts.

The Local Contributions

Although the Federal government pays most of the contribution to make
possible the low-rent character of public housing, the local community
also makes a contribution, The U, S, lousing Act requircs that to obtain
a Federal annual contribution, the local community must contribute ut
lcast 20 percent as much as the Federal Government does, It provides that
this requirement can be met by exemption of housing projects from local
taxation, The state housing acts or provisions of state constitutions
contain the necessary authorizations for this purpose, Thus, instead

of collecting taxcs on ¢ projcet and then pauying back to the project the
local contribution, the communities accomplish the same end by exempting
the projects from taxecs in the first placc, The tax exemption of public
housing projects, thercfore, providcs a direct and simple method for

the community to make its annual contribution, without any actual outlay
of cash from the city treasury,
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This does not necessarily mean, however, that the projects pay nothing
for services provided by the city. On the contrary, most projects,
although exempt from taxation, make payments in lieu of taxes, The local
housing authorities are now authorized to make such payments, provided
this does not reduce the local contribution below the required 20 percent
of the Federal subsidy,

In many cases, however, the city actually receives more revenue from the
property through payments in lieu of taxes than it formerly received from
the slums that the project repldced In Memphis, Tennessee, for example,
paymentﬂ in liey of taxes made in 1943-44 were $62 644, compared to an
assessed valvation of $35,549 on the sume sites before the projects

were built, The city's expendltures moreover, for services such as fire
calls,-health and welfare functions, arrests, etc,, have been found to

be markedly lower for the projects than for slum areas the fomilies

. formerly inhabited,

During 1943, the FPHA authorized local housing authoritics to increase

to 10 percent of shelter rent their payments in lieu of taxes, Under the
new schedule, 1944 payments in lieu of taxes were increased to
$1,860,000, or $17.76 per unit, This comparcs with an average of $10,56
per unlt paid in 1943,

The Project Balance Sheet

A clear picture of the annual budgets of the low-rent projects can be
seen in a summary of their cash income and expenditures. The projeccts
derive revenue primarily from rental income and Federal contributions,
They spend this revenue chiefly for opérating expenses, for debt serv1ce,
and for payments in lieu of taxes,

For the projects with fiscal years ending in 1944 (during the war period

when rental income was up), the summary of cash income and outgo per
month showed the following:

Expenditures_per Unit per Month

Poﬁceﬁt of
: Amount + Total
Operating Expense: ‘ : 16,50 53
Debt Service: 12,69 40
Payments in licu of taxes 1.48 5
Utilities not covered
by rents: 64 ' 2
Total Expenditures:’ 31,31 100
Income_per Unit per Month
Rents from Tenants, '
including utilities: 23.84 . 76
Federal contribution: 7.19 23
Other income: .28 1
Total Project Income: 31.31 100
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What the Low Rent Homcs Are

Local authorities, cmploying private architects and working within
over=all cost limits, determine according to local customs, climate, and
nced, the type of housing they will have, "Thus, a low=-rent house in
Philadelphia would probably be an apartment in a 3-story, walkup
apartment building., In New York, land costs dictatc multi-story con-
struction to assure adequate open spaces, In Alexandria, Virginia,

it may be a single-story building of attached houses, conforming to
colonial design, In many cities it would be a 2-story row house, In

- Pittsburgh the structure would have plain, modern lines; in California
it would likely follow Mission architecture,

Construction budgets allow some margin of flexibility, and authoritiss
have displayed considerable ingenuity in adapting projects to local
preferences, Choices must be made between porches, doors on closets, wall
plaster, and similar preferred features, sincc cost limitations consistent
with achieving low rents do not permit having all of the desired, though
not essential, conveniences,

Wherever they are locatcd, the projects have certain characteristics

in common, The housing is of fire-resistent construction and is built
for a 60=ycar life with minimum upkecp. 411 of the dwellings have
private baths, modern kitchens, scparatc living rooms, and adequatc
provision for laundry, Unit sizes range up to five bedrooms, but the
average contains two bedrooms, Heating equipment varies with the climate,

The low=-rent housing is grouped together in projects for economy of
construction and management and for adequate planning to create an
attractive, healthful environment that is lacking in crowded slums,

There are ample open spaces to give all the families adequate light

and air and to provide plenty of room for children's play without exposure
to traffic hazzards,

The projccts generally arc located wherc transportation, public utilities,
schools, shopping centers, churches ahd other community facilitics
alrcady are available, Many of them contain community buildings for
meetings and recreational activities, since they occupy former slum sites
where such facilities werc lacking., These arc available to entire
neighborhoods beyond the project boundaries and are froquently operated by
community service organizations,

Slums Arc Cleared

A considerable part- of the community's obligation to eliminate slum
dwellings cqual to the number of new dwcllings, has been fulfilled
automatically by clearance of sites for new low-rent projccts, The rest
is thc responsibility of the local communitics, through condemnation and
other means, Although some slum dwellings have been rehabilitated to
minimum standards, most of them have had to be demolished. While the
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slum elimingtion requirement is deferrable on account of acute nousing
shortages in war production areas, local comrunities had fulfilled 85
percent of their obligation by December 31, 1944, They 4ad eliminated
102,700 slum units in connection with the present low-rent projects,
including 3,200 beyond legal requirements, A remainder of . 17,20C units
to be eliminated contimes as an obligation to be rfulfilled after the
war for tne 105,000 pre-war low-rent units and the 11,000 completed

for war use, In addition, 3,200 units have been eliminated on deferred
vrojects, and 11,500 in commection with projects dbuilt under tie U, S,
Housing Act war amendment vhich waived the elimination requirenens, Cf
the total of 117,300 units eliminated, 53,700 were de.olisved on the
project site, 41,700 were demolished on other sites, 16,800 were brov:'t
up to standard tirough repair, and 5,100 were closed to occupancy,

s public housing is a two-way operation, It provides, ou one and,
a community asset in the form.of housing that promotes il health,
safety and general qualities of £o0d citizenship of low-income families,
It eliminates, on the other hand, a commnity liability in the form of
slums that are hazardous to life and that breed disease, crime and
Juvenile delinquency, all econontically and socially costly.

The Return from Public Hbusihg

The tax bill for public housing must be considersd in relation to.

he high cost of meintaining slums, The material dividend from public
housing is the elimination of conditions that make slums a drain on
community w2alth, By reducing disease, juvezile delinquency, crime and
Physical hazards in these areas, public housing has made a direct
contrioution toward redncing the cost of runicipal services, and
increasiag tiae well-being of tuae people of the community,

For example, the tuberculosis rate in low—rent housing projects in
Newark, New Jersey, accordin- to a study made by the local housing
autiority for the years 1942 and 1943, was orly half the rate ia tire
blighted wards, If comparable reductions conld be effecved in these
slum areas, through such nreventive measures ag dvetter housing, municipal
costs for tuberculosis control, as well as "the suffereins and un-
happiness involved," would be reduced, Similnrly, if tie low project
rate for fires---three per thousand dwelling units, compared with 11,2
per thousand for the city as a whole~—-wore to prevail throughout - the
city, municipal outlays for fire protection conld bve substantially
reduced, and loss of life and proverty averted., These ore some oi the
compairisons, basvd on anmual rates over the two-year period, that the
Newariz Housing Authority fovnd: ‘

Low~Rent Three City
Projects | Wards
New Tuverculosis cases : . .
(vor 1,000 persons age 15 to 40) 2.9 | 549
Corraunicable Diseases .
(ver 1,000 children under 15) 114,2 ©15%,.8
Infant ifortality (per 1,000 birtns) 34,7 41,5
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The projects showed the highest fiiures in one thing--~the birth rate,
The birth rate in the projects was 113,5 for every 1,000 women-15 to 40
years old, compared with 86,3 in the dther. areas,

In the three low-rent projects of Phlladelphla, there were, over a two-
ycar period, only a tenth as many criminal offenses nnd a half as many
juvenile delinquency casecs, per capita, as there were in the city as o
vhole, Per capita, therc were loss than a third as maay deaths from
pneumoaia and nbout six-teaths as maay deaths from tuberculosis,

.

The Intanzible Benefits

These sre exomples of the broader, intangible benefits whicl the local
communitics, the states and the nntion are receiving from the creation
of a puysically, mentally and morally healthy citizenry. Pudlic housing
has provided evidencc thnt ill-health, delinauency, nnd other character-
issics of slum livinzs avmear with less frequency in families living in-
good nousing, even tnougn thése frmilics ceme from slums, To "conl-in-
the=bathtub theory" has been thoroughly disproved.

Titu only a few exccptions, low-income families have successrully made
the transition from slums to their new enviromment, Bxcent for those
who have moved out becnas: of aisher incomes, changes in amployment,
and break-ups of families by death or entry into military service,
tenant tnrnover has been very small, Some families hinve decome oudlic
housing "olumni' because tneir incomes went above . low-income rangs.
Twelve percent of those who moved out in thu last cuarter of 1943 bougatb
iomes, ’

Onc of the mnny responsibilitics of public housing mannsencnt is to

nely families adnpt themselves to their new survoundiags., In Pailadelpiia
the success of this offort is reported in the Housine Mntnority's regort
of Junc 30, 1943;

8The cluanliness of the grounds, tis: good housckeepins and penerally
cxcelleni deportment and conduct of tie tenants and their spirit of
cooperation and respoasivenuss to counstructive sugeostions, their oride
aau satisfaction in tieir surroundings nre emple cvidonce tha® they
appreciat. and arc making the most 6f thwir opportunities to live aud
raige thoir familics on o plane consistent with the higlwst levels of
socinl behavior to be found in our oetiur urden commnitios,"

Pablic idousi:g kanacement

dange results have been acticved nore Shey th DrosTessive mantLonont
policies of the local authorities than throuzh mere rogulatioans, Fablice
housias is more than shelter, It is a procram to improve vhe living
Fabits of people and to bnild vholeseme iwv:ighborhoois, The management
regponsicility, therctore, extonds beyend the nsval requirements of

good real estatx supervision, ani incluass positive nwasurecs to dbuild
community life,*individual and gtoup responsibility @nd initintive, and
ncighvorly cooparation,
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Local housing authorities, because they are official agents of the
conmunity, are able to coordinate the houSing projects with other
services, such as the recreation, health, and school programs, Projects
offer facilities such as meeting places, clinics, and play areas, and
also well=knit centers of community life which these other services

can use as an operating base to improve sections where their work is
most needed,

Tenants Share in Management

The most significant values in housing project management grow out of
its direct relationships with the occupant families, This means more
than a narrow acceptance of the landlord function in seeing that the
rules are complied with, the property is protected, and the rent is
paid, Tenant associations, democratically controlled, have become a
customary institution in most low-rent projects, Through these
associations, the tenants themselves formulate many of their own rules
for living together, initiate improvements, plan entertainment, carry
out war bond and community chest drives, provide for community services
and supervision, Some projects, for instance, have their own project
or neighborhood newspapers, and projects frequently are the centers for
Boy Scouts, church groups, nursery schools, study clubs, and similar
organizations,

In many cases, also, the tenants themselves assume responsibility for
much of the maintenance responsibilities, keeping hallways and entrances
clean, keeping lawns and yards trim and improving them,’caring for or
repairing community equipment, policing themselves in the protection of
property against abuse or defacement, These activities not only
develop a spirit of occupant responsibility and pride not often found
among renters, but also result in important economies in operation and
maintenance of the projects. Custodial care and service can be kept at
a minimun with tenant maintenance practices well organized, .The Chicago
Housing Authority, in its report issued at the end of 1944, found that
maintenance costs on its projects were only half that of privately owned
properties with which comparisons were made, The report says that "much
+ credit for the lower costs for publicly owned property is due to the
tenants themselves, Appreciative of their new homes, they have willingly
done a great deal toward Yeeping the premises clean, and the lawns and
gardens cared for,"

Housing for Minorities

Public housing is provided on the basis of need., This means that non-
discrimination among races and creeds is a matter of national policy,
This policy and the recognition by local housing authorities that the
community's worst housing problems often are those connected with
minority groups has produced a large proportion of housing for such
families., Of the 105,500 pre-war low-rent units, for example, more
than one=third are occupied by Negroes,
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The’ pattern of racisl ‘occuparcy; however, .ia determined locally by the
local housing authorities’, ususlly in accordance with. local practices,
* These patterns, therefore, are- of various types. - In the South they
'generally follow the euetomary practice of geparate projects for whites
and Negroes., In the North some localities segregate the races and
others provide for mixed occupancy,

Rural Housing

At the outbreak .of the war in Europe, the U, S, Housing Authority had
embarked on a limited program to provide decent homes for low-income
families in rural areas, An experimental formula was developed for
subsidizing low=rent farm homes and administering them through rural
housing authorities, '

When the war suspended further development along this line, 8,400
houses had been placed under loan contract with rural authorities in
eleven states, but only 515 of these had been built, The larger part
of these contracts is in the Southeastern states, The rural housing
units are included in the figures aIready given on the pre-war and
deferred low-rent program, .
The houses are sturdily built, and while they do not have bathrooms and
other urban facilities not common to farm houses in the areas served,
assurance is made that the water supplies and toilets are safe and
adequate, .

Studies are being made of this experience by the FPHA in order to adapt
the U, S, Housing Act formula more directly to farm needs and practices,
and open the way to a more effective approach to' the widespread problem
of rural substandard housing, '

What Public Housing Is -~ and Is Not

Public housing, as conceived in the U, S, Housing Act, is niot Federally
built, operated, and controlled housing, It is housing initiated,
built and menaged by the local communities with financial help from the
Federal government to meet their housing needs for low-income families,
The Act limits the Federal function to providinp financial aid, seeing
that the purposes and requlrements of the Act are carried out, and
assisting communities, in an advisory capacity, to build and operate
their projects at the lowest cost consistent with-the purpose of the
housing, . :

Public housing is subsidized housing, Since local communities, with
their limited powers and sources of income, cannot bear the full cost
of such housing, the Federal government, with its broader. powers and
© revenues, covers the larger part of the deficit,
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Public Housing and Private Housing

Public housing is not intended as a substitute for private housing,

It can be built only when and where private capital cannot meet the

need, The U, S, Housing Act clearly states that public housing is for
low-income families "who cannot afford to pay enough to cause private
enterprise in their locality or metropolitan area to build an adequate
supply of decent, safe and sanitary dwellings for their use," Similar
provisions are contained in the state laws, The Federal Public Housing
Authority maintains in addition that a margin of at least 15 to 20
percent be left between the lowest rents that private housing can attain
for good housing in the locality and the highest rents at which families
are eligible for public housing, This is done to insure against conflict
between the private market and public housing and to leave a non-
competitive field in which private housing can seek to produce even lower
cost housing than it has yet done,

The Cost to the Taxpayers

The cost to the Federal government of public housing under the U, S,
Housing Act is not represented by all the funds provided by the Federal
government, The bulk of these are loans, repaid with interest. The
only Federal government cost of public housing is the annual subsidy,
Subsidies were first paid in 1941, and totaled $38,775,000 through 1944.
Subsidies paid during 1944 were $8,857,000,

Public Housing and Poverty

Public housing is not intended as a cure for poverty or a panacea for
all the underlying causes of slums, It is intended to provide a whole-~
some living environment for families who would otherwise have to live
in slums,

The U, S, Housing Act did not undertake to provide free housing for the
penniless, Public housing is not like bread lines and soup kitchens
set up to keep the indigent from starving, The problem of providing

a minimum subsistence must be met through relief, social security,
private charity, and employment measuves, The problem of replacing
slums with good housing begins where the problem of subsistence leaves
off,

It is an unfortunate fact that even a family with subsistence means is
unable to afferd good private housing. In fact, poor families generally
pay a larger proportion of their income for slum rents than higher-
income families pay fer good housing., A Department of Labor survey for
the year 1941 showed that non-farm families earning less than $500 a
year spent 27 percent of their income for housing, compared to 18
percent spent by those with incomes from $1,500 to $2,000,
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The U, 'S, Housing Act simply supplements rents paid by low-income
families so that they can.live in decent homes instead of slums,
Once a family has at least a subsistence income, even though thet
be from a relief or pension check, public housing can provide a
decent home by adding the subsidy to the limited amount the family
can afford to pay out of that income for rent,

8247 ' .
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III
'OTHER_FPHA_HOUSING

PWA Hggg;gg Projeets

When the United States Housing Authority was created, it took over the
fifty projects built by the Public Works Administration, These projects
were built directly by the Federal government primarily to provide
employment, but at the same tlme to provide ‘good housing for low=income
groups,

Forty of these projects are now leased to local housing authorities
for operation under the same requirements applying to other low-rent
housing, The other ten are operated directly by the FPHA, since they
are located in cities that had no housing authorities at the outbreak
of the war, :

Housing Transferred from FSA

Shortly after the FPHA took over the functions of the USHA, 34 suburban
and subsistence homestead projects were transferred to it from the Farm
Security Administration in accordance with government policy to

consolidate administration of all non-farm housing programs in one agency,

- These projects totaled 5,410 units,

Three of the projects are the so-called Greenbelt Towns--Greenbelt, in
Maryland near Washington, D, C,, Greenhills, near Cincinnati and
Greendale, near Milwaukee, These were work rellef projects started by
the Resettlement Administration as examples of model suburban develop-
mente for lower-salaried office and professional workers in the city,
The income groups, served by these projects are considerably above those
in the subsidized low-rent program, Studies are now under way for the
post~war completion of these developments through private capital and
the disposal of the government!s interesis to the resident groups and
the municipality,

The 31 subsistence homesteads were started by the Subsistence Homesteads
Division in the Department of Interior as work relief projects, and to
provide housing and an economic base for unemployed families; They
range from homes with subsistence garden plote near a center of
industrial employment to projects for stranded families in former mining
and timber areas where efforts were made to develop industrles as a
source of employment,

These projects are being sold, The homes are being disposed of to the
reaidents wherever possible, and arrangements are being made for private
operation of the industries and farm land and for disposal of ‘the
community facilities to local or state units,
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Limited Dividend Projects

Mortgages are held by the FPHA on three limited dividend housing
projects constructed by private corporations with the aid of government
loans, Seven such projects were originally built under the PWA Housing
Division's program, Mortgages on four have been sold to private
financial institutions, The three remaining are being studied with a
view to similar disposition,

The Low=Rent Program After the llar

When the war ends, 64,180 family dwellings financed with funds authorized
under the United States Housing Act but used for housing war workers

will be available for low-rent use, These include houses which before
completion were diverted to war use and others especially built for war
workers with low-rent funds, A1l but 10,912 of these dwellings are .
omed by local housing authorities, Only the addition of annual subsidy
assistance already authorized will be necessary for their conversion to
low=rent use, Such of this housing as is owned directly by the FPHA
will, where feasible, be made available to the local authorities by
purchase or lease,

As soon as wartime building restrictions are relaxed, construction can
proceed on more than 25,000 additional low-rent dwellings, Loan and
subsidy contracts for these projects had been concluded by the local
authorities and the USHA, but their construction was suspended because
they were not considered essential to the war effort,

Some of the other permanent family war housing comprising some 130,007
dwellings, is suitable for low-rent use, The Lanham Act, however,
forbids disposal of this housing to agencies conducting low-rent and
slum clearance programs except by specific approval of Congress,

Before such action could be recommended, there would have to be an
official request from the local community for acquisition of a particular
project and a showing by the community of its intention and ability to
own and operate the project for low-income families through a local
housing authority, in accordance with the requirements of the housing act,

Temporary war housing was not built for permanent use and its preservation
as any sort of housing would generally serve only to create the slums of
the future, Recognizing this, Congress amended the Lanham Act to require
the removal of temporary housing within two years after the end of the
war emergency, except as it is needed for a longer time for orderly
demobilization,

The building of suspended projects and the conversion to low=rent

use of war projects built and financed under the United States Housing
Act will bring the public housing program to the limit now authorized
by Congress,
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Late in 1944, at the President's direction, the FPHA notified local
housing authorities that it would receive applications for additional
low=rent housing needed in their localities after the war, At the
appropriate time, these community requests will be made available to the
Congress for its guidance,
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