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INTRODUCTION

This report is based upon my three month summer internship at the 

Division of Planning in Jersey City, New Jersey. The experience was 

sponsored by the State of New Jersey as part of the Interns in Public 

Service Program of the Department of Community Affairs. The Jersey City 

Planning Division is part of the Office of the Mayor under the city’s 

Mayor-Council form of government.

During the summer I was involved in one major planning project 

under the supervision of the city's principal planner and housing 

specialist, Margaret Sheehan. This project was an attempt to design 

and operationalize a mortgage lending analysis for the city. The purpose 

of the analysis was to survey the response of the area’s financial in

stitutions to the need for mortgage financing in Jersey City. Data had 

been accumulating during the past few years to suggest that this response 

was less than adequate. Therefore, a more thorough, well-documented 

assessment of the situation was needed. In addition, the data involved 

in this study was to complement a more comprehensive, on-going housing 

market analysis of the city.

This report is comprised of five main sections: (1) an overview 

of the history and regional setting of Jersey City; (2) initial per

spectives of the city; (3) an explanation of the purposes, scope and 

activity phases of the study; (4) a detailed analysis of my role in
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five of these activity phases; and (5) an evaluation of the internship.

I would like to note at the outset that this study was not com

pleted during my summer internship period and to my knowledge, it is as 

yet unfinished. This fact has played the major role in my decision to 

stress research design aspects in this report. In addition, a discussion 

of the problems and difficulties that have resulted in the delay of the 

study will be treated in my evaluation of the internship experience.



HISTORY AND REGIONAL SETTING

Settled by the Dutch over three hundred years ago, Jersey City 

has been and is an integral part of the New York Metropolitan Region.

It is the county seat of Hudson County and the second most populous 

city in the State of New Jersey. Its area covers nearly sixteen square 

miles which are bounded by the Hudson River and Upper New York Bay on 

the east, by the Kill-Van-Kull and the city of Bayonne on the south, 

and by Newark Bay and the Hackensack River on the west. The cities of 

North Bergen, Union City, and Hoboken form its northern boundaries.

Figure 1 places Jersey City in its regional setting.

As can be seen from the map, Jersey City has a strategic location 

near the Port of New York. This factor has played an important role in 

the development of industry in Jersey City. In the early nineteenth 

century, the Morris Canal was built to link the Jersey City waterfront 

with northern New Jersey. During the railroad era of the aid-nineteenth 

century, Jersey City’s waterfront provided excellent terminal facilities 

and large tracts of land were purchased for this purpose. Many manu

facturing establishments were attracted to the city because of its prox

imity to New York, its growing population and labor force, and its 

excellent railroad accessibility.

The seven residential neighborhoods shown in Figure 2 were largely 

developed by 1900. The Downtown served as an area of first settlement 

for many European immigrants.

3
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Transportation developments such as the opening of the Hudson 

and Manhattan Railroad in 1908 helped to make Jersey City more accessible 

to New York and Newark employment centers. With the completion of the 

Holland Tunnel under the Hudson River in 1927, a second transportation 

link between Jersey City and New York City was established.

However, even at this early date certain significant trends became 

pronounced. Families leaving New York City for suburban areas did not 

include Jersey City among their destinations. In addition, the suburbani

zation of industry following World War II took its toll on Jersey City.

The old loft-type industrial buildings were no longer in demand as modern 

technology developed and manufacturers sought one-story structures on 

larger tracts. Transportation improvements, particularly the use of the 

automobile, encouraged the growth and desirability of outlying areas.

The increase in motor truck transport seriously affected railroad revenues. 

These forces of change have altered the character of the city considerably 

and have contributed directly and indirectly to the situation which forms 

the content of this report.



INITIAL PERSPECTIVES

A Socioeconomic Perspective

The purpose of this section is to indicate some of the more sig

nificant socioeconomic trends active in the city which may have a bearing 

on the present mortgage situation. These trends are important because 

Jersey City is a racially changing city, the most dramatic changes having 

occurred during the past fifteen years.

Although the municipality has experienced a decline in population 

over the thirty-year period 1940-1970 as shown in Table 1, the 1970 

Census showed that marked changes in racial composition had occurred in 

the decade 1960-1970. This ethnic distribution is presented in Table 2.

Jersey City has always been primarily a working-class or blue 

collar community. The city does not have a sizeable and stable middle- 

class or middle income group. Any that it had it has not been able to 

maintain.

Out-migration has been a serious problem for the city since the loss 

has consisted mainly of residents between the ages of twenty-five and 

forty-four. In the twenty-year period 1950-1970, the percentage of the 

population falling into this age group declined by almost ten percent.1 

This out-migration is not difficult to understand in view of the fact that 

many industries in Jersey City, affected by the general business slowdown 

in recent years, have closed their plants or laid off workers. This age

7



TABLE 1

POPULATION CHANGE IN HUDSON COUNTY: 1940 - 1970
% Change

Municipality 1940 1950 1960 1970 1940 - 1970

Jersey City 301,173 299,017 276,101 260,545 -13.5

Hudson County 652,020 647,437 610,734 609,266 — 6.6

Source: U.S. Census of Population

TABLE 2

JERSEY CITY ETHNIC DISTRIBUTION

1960 - 1970

1960 1970 % Change

Number % Number %

White 238,827 (86.5) 189,756 (72.8) - 20.5

Non-White 37,274 (13.5) 54,595 (21.0) + 46.5

Puerto Rican 7,427 ( 2.7) 16,194 ( 6.2) +116.0

TOTAL 276,101 (100.0) 260,545 (100.0) - 5.6

Source: 1960 and 1970 U.S. Census

Note: Total figures refer to White and Non-White ethnic distribution.
Puerto Rican distribution is included within the figures re
ferring to White population.
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group is also the one in which people are raising families. Consequently, 

many have felt that the changing urban environment was unsuitable for 

their growing children and have moved to the suburbs. Jersey City 

Mayor Paul T. Jordan reasons that a substandard educational system has 

also driven many young families from the city.2

The in-migration streams, however, have been composed mainly of 

Negro and Puerto Rican families. The non-white population of Jersey City 

increased from 4.3 percent in 1940 to 21 percent in 1970.3 Estimates of 

the Puerto Rican population for 1970 placed it as 6.3 percent, an increase 

of 116 percent since 1960.4

During the interval 1960-1970, blacks became a majority in a number 

of the older areas of the city. Nine census tracts in the Jersey City 

SMSA (Hudson County), all of them in Jersey City, had black majorities.

At the same time, thirty-five of Jersey City's sixty-six census tracts 

were more than ninety percent white.^

A 1973 Planning Division publication. Housing Crisis, notes the 

significance of these changes:

Such figures serve to emphasize the fact that Jersey City is 
not only undergoing significant changes in the number and propor
tion of social groups within the city, but that racial groups are 
becoming increasingly more heavily concentrated within specific 
areas of the city."

Figures 3 and 4 show the distribution of the Negro population by community 

in Jersey City in 1960 and 1970.
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Housing Stock

The housing stock in Jersey City is not adequate to meet the ex

isting and potential needs of Jersey City's residents. The stock is a 

very old one: almost two-thirds of all structures meeting minimum stan

dards of building soundness or plumbing are at least fifty years old.? 

Estimates of the number of units that could be classified as substandard 

run as high as thirty-nine percent.8

Most, but not all, of the poor structures are found in the older 

neighborhoods such as the Downtown and Lafayette. Many of these buildings 

are brownstones reminiscent of a more prosperous era. They are now de

teriorating due to age, lack of maintenance and a general loss of interest 

in the area on the part of owners and residents alike. Demolitions under 

the Urban Renewal Program occurred principally within the Lafayette, Green

ville and Downtown areas. Few new units were built to replace those that 

were destroyed, leaving the areas a scene of destruction and decay.

Housing abandonment has also been on the rise, further depleting a dwind

ling housing stock.

At the same time there is an acute housing shortage for those in 

the low and moderate income categories. Existing and proposed subsidized 

units do not begin to fill this need. The high cost of land, high buil

ding and material costs, and skyrocketing interest rates have proven major 

obstacles to new construction. However, there has also been a significant 

decline in housing renovations in the city.
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Housing Crisis notes three primary obstacles to achieving a 

sufficient supply of housing to meet the needs of Jersey City's popula

tion: (1) lack of a sufficient level of state and federal funding;

(2) Jersey City's own inadequate local financial resources to complement 

existing federal and state housing funds and (3) the highly inadequate 

response of local Jersey City financial institutions in providing mort

gage funds.9

The Planning Division became acutely aware of this third aspect 

of the problem with the publication by a local realty firm of a mortgage 

lending summary for 1970 and 1971. Table 3 shows this breakdown for the 

nine major lending institutions in the city. This data along with the 

realization that these same institutions were granting mortgages outside 

Hudson County, prompted a deeper investigation of the situation. It was 

the firm belief of the city's officials and planning staff, as well as of 

this author, that Jersey City could not hope to attack its housing prob

lems without the commitment and financial backing of these institutions.



TA'BIE 3

SUI^MARY OF MORTGAGE LENDING IN JERSEY CITY: 1970-1971
Mortgages over $7,000.00

Published
Assets
1971

Commercial Trust Co. $ 251,103,839

First Jersey National Bank 519,396,915

First Savings & Loan, J.C. 151,673,698

First State Bank, Hudson Co. 11,031,875

Garden State National Bank U12,995,000

Hudson City Savings Bank 291,732,666

Metropolitan Federal S. & L. 39,962,1*28

Provident Savings Bank 310,561,361

Trust Co. of New Jersey 229,693,968

TOTALS $ 2,218,151,779

1970 1971
Dollar No. of Dollar No.
Volume Mtgs. Volume Mtgs

$ 221*, 900 9 $ 1,631*,600 18

2,71*9,81*8 26 2,009,1*52 28

511,031 30 7l*9,l5U 1*2

112,000 1* 696,600 11

none 0 107,721* 5

361,600 27 1,39b,900 1*8

66,500 3 356,600 15

1,110,1*50 56 1,711,800 38

1,01*6,258 Jh 1,897,667 27

$ 6,182,587 189 $ 10,558,1*97 232

Source: Jersey City Division of Planning, Housing Crisis. H
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The Lender's Perspective

In recent years many credit-worthy people have found it difficult 

to obtain mortgages in older urban neighborhoods. They claim that when 

financial institutions subjectively decide that an area is declining, 

they discourage or refuse to grant loans in the area. Instead, the in

stitutions put more of their funds into newer suburbs where the loans 

are considered to be less "risky." In this way, critics claim, redlining 

practices of financial institutions are a cause, rather than a result, 

of deteriorating areas. The institutions' perception of an area as de

clining coupled with withdrawal of their financial support becomes a 

self-fulfilling prophecy.

The lenders' viewpoint is somewhat different. Bankers' responses 

to charges of redlining are based on a combination of facts, widely held 

professional opinion and business principles. The facts involve rising 

crime rates and vandalism, the age of the city's housing stock, city 

code enforcement practices and soaring property tax rates. Lenders claim 

these conditions have contributed to poor property maintenance and have 

resulted in buildings and neighborhoods where prudent judgment discourages 

loans. Writing in the Federal Home Loan Bank Board Journal. R.F. McConkey 

of the Perpetual Building Association of Washington, D. C. has said:

The hazards of investment in multifamily property in the inner 
city are beyond the belief of those not in contact with this market. 
Typical problems include extensive vandalism to vacant units, public 
areas, laundry areas, and mail boxes, abandoned autos, and furniture 
left by tenants moving out in the middle of the night. Also, worn 
out roofs and heating systems are in constant need of costly repairs 
because the owner doesn't have sufficient cash flow to replace them.10
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Professional opinion is another issue. In some instances it cen

ters around the institution's feelings of fiduciary responsibility to 

its depositors and the need to avert risk of possible losses. Michael 

D'Antuono, a mortgage officer at the First Jersey Savings and Loan 

Association has expressed this view:

Lending institutions have a responsibility to protect the 
funds of their depositors... we just can't take depositors' 
money and shoot dice with it. Some of these streets have 
only a few houses left in good shape. What do we do if we 
put, say, a quarter of a million dollars into one of these 
buildings - some of them require that much - and the invest
ment goes sour?H

Other reasons are more vague, such as "meeting underwriting stan

dards." If the following passage from a popular mortgage banking text

book is any measure, then these standards are often based on misconceptions, 

stereotypes and prejudice. The Mortgage Banker instructs its readers 

that social data are perhaps more important than the physical. It notes:

The Degree of Assimilation is Extremely Important. The 
United States has often been called the melting pot of many 
nationalities. Some people of foreign origin have been here 
a long time and are completely assimilated. Others have been 
here a comparatively short period and therefore have not had 
time to become entirely at home. Some groups are not assimi
lated so easily or so quickly as others. Members of such 
groups, even though natives of this country, may therefore 
have unusual traits and customs. Some people have never 
before been owners of real estate, and therefore their first 
attempts may not have been extremely successful. Some in 
these groups are also in the low-income brackets and this, 
combined with lack of experience, makes for lack of respect 
for property.

Lack of assimilation sometimes means transiency. Some minori
ties are constantly trying to better themselves. In doing so 
they move from place to place in a large community, usually 
leaving the property and the neighborhood in a condition worse 
than it was when they moved in.12
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This passage provides an example of the perceptions shared by the lending 

officers of many institutions. Indeed, an extensive literature review 

during my internship revealed only one New Jersey lender with a clearly- 

stated goal of help and commitment to urban areas and minority property 

owners.13

Finally, financial institutions are in business to make a profit. 

Federal Home Loan Bank Board Member, Carl 0. Kamp, Jr. states that "this 

is true for financial institutions (as well as) the corner grocery store, 

the gas station and the manufacturing plant.Accordingly,  the Board, 

which governs and regulates federally chartered savings and loan insti

tutions, has changed its rules to allow savings and loans to loan anywhere 

in a state. They are no longer restricted to a one-hundred mile radius 

around their institution and need not meet any requirements to lend a 

certain percentage of their assets locally.15 These rules encourage 

suburban investment where risks are minimized. Furthermore, financial in

stitutions are not required to disclose the geographical distributions 

of their loans. For the most part this is confidential information which 

makes it difficult, if not impossible, to analyze mortgage lending prac

tices. Some community group coalitions and citizen's action groups have 

had limited success in obtaining data on the geographical distributions 

of loans. Chicago's Citizen Action Program discovered that "older areas 

get back only eight cents a year in new mortgages for every dollar de

posited there. Distant suburbs get thirty-one cents a year in new loans 

per dollar of deposits."16
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One of the main goals of these groups is to gain full public 

disclosure of loan records. The power to require this may lie in new 

industry guidelines which were quietly published by the Federal Home 

Loan Bank Board in December, 1973. These new regulations "clearly 

state that refusal to lend in a particular area because of the age, 

income level or racial composition of a neighborhood 'may be discrimin

atory in effect. "'I? However, whether or not these guidelines are 

being enforced remains to be seen and many fear the new rules are meaning

less without full disclosure.

Good business practice also dictates that no one bank take it upon 

itself to grant loans in the "risky" inner city areas. Yet, only through 

much effort was a consortium of Jersey City banks persuaded to aid in one 

urban renewal project.

Perhaps Jersey City realtor, Joseph Plonski, summed up the problem 

best when he noted in a recent Jersey Journal article that "money is the 

first, second and third problem"!® facing the would-be Jersey City home- 

owner .



PURPOSES, SCOPE AND ACTIVITY PHASES OF THE STUDY

Purposes

The main purpose of this mortgage analysis was to find out which 

institutions were lending mortgage .money, in what amounts and in which 

areas of the city. Charges of "redlining," the refusal to grant loans in 

a specified declining area of the city, are difficult to substantiate.

Most institutions will steadfastly deny engaging in such a policy, dis

missing allegations as over-reaction or emotion-laden exaggeration. Our 

primary goal then was to design a study to provide objective information 

on mortgage lending practices in the city.

A corollary purpose was to provide information to help build 

a housing data bank for the city. Jersey City was in the process of 

computerizing its housing data for the first time. One aim of this com

puterization process was to maintain an on-going housing market analysis. 

Our mortgage information would feed into this system and provide additional 

data on specific parcels.

We intended to use our results primarily for their informative 

value. Not only would the city have a better grasp on the housing situ

ation in a given community, but discussion of the situation with the 

financial institutions could proceed on more solid ground. It was the 

city's sincere intention to hold frank discussions with the financial 

community's leaders in order to work toward solutions to the mortgage

19
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problem. This could only be done effectively with facts and figures 

such as would be generated by our study.

Scope

It was agreed that the study should cover the period from 

June, 1970 through June, 1974. This would enable us to assess the situ

ation prior to as well as after the tight money period in the economy.

In addition, the study would include all lenders who granted mortgage 

money on Jersey City property whether they were institutions or individuals. 

This was done so that an assessment could be made of purchase money mort

gages, that is, those mortgages granted directly by the seller to the 

buyer of the property.

All types of properties were to be considered including residen

tial, commercial and industrial parcels. This was deemed important in 

an effort to be as comprehensive as possible and to provide a basis for 

comparison in the analysis of types of mortgages granted.

Activity Phases

As a summer intern I was fortunate to start my work in Jersey City 

before the mortgage study began. This provided the opportunity to be

come involved in planning the stages of the study and to thereby gain 

practice in organization, coordination, and time allocation functions.

Based on a consideration of the time, manpower and data resources ex

pected to be available, Mrs. Sheehan and I delineated eight main activity 

phases and their subordinate steps. These phases can be listed under
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the following headings;

Phase I — Precise problem identification, clarification and 

articulation; reconnaissance of materials to provide 

the necessary data; familiarization with these materials.

Phase II — Preparation of materials necessary for computer analysis 

of the study, including decisions on variables to be 

considered, development of an alpha-numeric coding system 

for the data and preparation of a form for recording the 

data for keypunching. Also included in this phase was an 

initial consultation with Mr. Philip Wallach, Director of 

the Jersey City State College Computer Center.

Phase III — Data gathering from the collected materials; coding; veri 

fication of the data with city tax assessment records; 

follow-up work on missing or incorrect data.

Phase IV Professional keypunching of the data during which time 

would be undertaken library research into disinvestment 

problems in older urban areas.

Phase V Preparation of a survey on mortgage lending practices to 

be sent to officers of the area's major financial insti

tutions. Preparation of a questionnaire to be sent to a 

sample of residents receiving mortgages.

Phase VI Preliminary computer processing of the data.

Phase VII — Evaluation and analysis of the data; articulation of the 

research findings; development of alternative strategies

for dealing with the problem.
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Phase VIII —  Selection of a strategy for action.

MY INVOLVEMENT IN PHASES I THROUGH V 

Phase I

Problem Identification. Clarification and Articulation

During my first discussion with Mrs. Sheehan about Jersey City's 

mortgage problems, I was not introduced to an unfamiliar situation or 

presented with startling information. There were several reasons for 

this.

First, I had lived in Bayonne, a neighboring community to the 

south, for three years before moving to Arizona and I had received my 

undergraduate degree in economics from Jersey City State College. Thus,

I had some perspective on the economics of the situation.

Secondly, I had once worked for eight months in the Downtown 

section of Jersey City and was acquainted with the problems of that area.

Finally, I had just completed a graduate planning course in housing 

and residential areas which treated the problems of older urban areas 

in depth. The topic of my paper for that course had been the housing 

abandonment process and had discussed disinvestment, code enforcement 

policies and property taxation. On the whole, I was able to approach

this assignment with some degree of personal and professional knowledge 

of the problem.

The whole impetus for this study was based on the assumption that 

the problems of availability of mortgage"financing did indeed exist.
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Reasons to proceed on this assumption came from various sources: com

plaints from city homeowners; the results of a small-scale survey of 

lending practices undertaken by a local real estate firm; increasing 

numbers of buildings in disrepair or abandoned throughout the city.

We realized at the outset, however, that the problems of dis

investment and redlining were only a small part of the total housing 

crisis facing many older urban areas. The full nature of the situation 

was extremely complex and included not only local, but state, regional 

and national policies and approaches to housing, community development 

and financing. Many of . Jersey City's present mortgage problems were 

traceable to national economic difficulties and the prevailing "tight 

money" situation. This credit crunch had affected all sectors of the 

economy. The housing industry was particularly affected as investors 

withdrew their funds from savings and loans and other lending institu

tions in search of higher returns on their money. Rising rates of in

flation, deepening recession and energy concerns all played roles in 

creating an unfavorable business climate for both lenders and borrowers.

We thus clarified our problem focus by placing it in a larger perspective.

Articulation of our problem and its framework was aided by timely 

articles in national newsmagazines and local newspapers. A five-part 

series on Jersey City's housing crisis was published in the Jersey Journal 

during the week of June 24 - 28. This series is reproduced in Appendix A.
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Reconnaissance of Materials

Data on mortgages granted on Jersey City property was provided by 

the publication, the Goodman Reports. This is a subscription service which 

compiles records of deed transfers and mortgages from county records.

Issued in bi-monthly supplements, the reports contain three types of 

listings: (1) deed transfers, (2) deeds and mortgages, and (3) mortgages.

We analyzed only the latter two types of entries which gave the following 

information: (1) block and lot number of the parcel, (2) street address,

(3) description of lot and building, (4) consideration paid (in the case 

of property transfers), (5) name and location of institution or indivi

dual granting the mortgage, (6) amount of the mortgage, (7) interest 

rate, (8) term of the mortgage, (9) name and location of the borrower, 

and (10) date of the transaction.

A second source of data for the purposes of verification and 

standardization with existing housing data was the Jersey City tax 

assessment records. These records contained information on block and 

lot numbers, street addresses, property descriptions and property owners.

Additionally, Mrs. Sheehan familiarized me with both the old city 

plat book and more recent Sanborn maps. These would aid in locating 

parcels listed in the Goodman Reports which had incorrect block and lot 

numbers or addresses due to typographical errors. The drafting staff 

also prepared a large map of the city on which were superimposed the 

boundaries of the city’s sixty-six census tracts and seven neighborhoods. 

These numbers would be used as additional identification factors for 

each parcel. This was done in order to obtain mortgage listings by
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census tract and neighborhood. Thus, they could be associated with the 

1970 Census Block Statistics and Jersey City neighborhood statistics.

A map similar to the one used for this purpose is shown in Figure 5.

Phase II

Preparation of Materials for Computer Analysis: Variables to be Considered

The variables selected for inclusion and analysis were those re

quired for the immediate mortgage study and those considered necessary 

in building a housing data bank for the city. The variables were divided 

into three groups: parcel identifiers, property descriptors and trans

action variables. The specific data items under each heading and avail

able from the aforementioned data sources are given below.

Parcel Identifiers

block and lot numbers 

census tract number
t

neighborhood 

street address 

Property Descriptors 

lot dimensions 

building description

uses: commercial, residential, industrial, mixed 

number of stories

construction material: brick, frame, stucco, etc. 

number of dwelling units

heat?



Co m m u n it ie s

6 ^  HUDSON CITY 

S  MARION  

^  JOURNAL SCARE 

y  DOWNTOWN  

E  BERGEN

E  LAFAYETTE 

^  GREENVILLE

Source: Jersey City —
An Overview 1960-1970. 

-January, 1972.
Q

FIGURE 5
CENSUS TRACTS, JERSEY CITY

19 70
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Transaction Variables 

Property transfer?

Type of mortgage

first, second, other or home Improvement loan 

Amount of Consideration 

Date of transaction: month and year

Location of Lender 

Jersey City

Hudson County other than Jersey City 

New Jersey outside of Hudson County 

New York 

other state 

other country 

Name of Lender 

Nature of Lender 

commercial bank 

savings and loan association 

mortgage company 

realty company 

government agency

individual (seller or other individual) 

Location of Borrower

Location of Seller (if property transfer)

Amount of the Mortgage 

Interest Rate 

Term of the Loan
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Development of a Computer Coding Format

Since this study was to be computerized, it was also necessary to 

develop a coding format and recording form that would be compatible with 

computer analysis methods. The data would be professionally keypunched 

from the data forms. I was given the task of preparing both the codes 

and coding sheet.

The first step in these processes was to become thoroughly familiar 

with all the various types of possible entries. This was necessary in 

order to forsee how many classifications and compter card columns would 

be needed in designing the coding form. I spent several days reading 

through the Goodman Reports and taking notes on this information. The 

most difficult situation was to prepare alphabetic codes for the names 

of all the lenders. These codes would have to be short and used con

sistently by all coders if computer analysis was to be done accurately.

I prepared index cards with the name of the lender and assigned each an 

alphabetic code with a maximum of twelve letters. Thus, the Statewide 

Savings and Loan Association became STWIDESL. Individuals' names were 

recorded as they appeared up to a twelve character limit. These names 

were kept in a file for reference by the coders.

The other codes were easier to design and for the most part utilized 

numbers. The seven neighborhoods were assigned the following codes:

1 ■ Downtown, 2 * Greenville, 3 » Lafayette, 4 - Bergen, 5 ■ Marion,

6 ■ Journal Square and 7 « Hudson. Actual numbers or numeric codes 

were also used to designate most of the other parcel identifiers, property
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descriptors and transaction variables.

The coding sheet itself was adapted from a standard Fortran form.

The city's graphics designer realigned and labeled the form according to 

my instructions.

When a first draft of both the coding formats and sheets had been 

prepared, Mrs. Sheehan and I had our first meeting with Philip Wallach, 

Director of the Jersey City State College Computer Center. The college 

had agreed to assist us in the data processing phases of the study as part 

of an on-going resource exchange program between the city and the state 

college. Mr. Wallach advised us of minor changes that would make the 

coding process more efficient and we familiarized him with the nature 

and purposes of our study.

Phase III

Data Gathering. Coding and Verification

The three stages of data gathering, coding and verification required 

the most time and manpower resources. In addition to Mrs. Sheehan and my

self, we had the help of two part-time work-study students from Saint 

Peter's College.

Most of the information to be coded was contained in the Goodman 

Reports entries. A typical entry with descriptions is shown in Figure 6. 

When the entries contained obvious typographical errors or did not in

clude all the pertinent information, it was necessary to consult the 

Sanborn maps, the plat map, tax assessment records or all three in order 

to supply the missing data. This was often more time-consuming than



FIGURE 6

• A TYPICAL GOODMAN REPORT ENTRY

©©
©©
®
© ■

DEED & MORTGAGE

» Bl-701 L-20 701 Hancock Ave. <■

-> 35' x 100' • 2-F-1U-H <-----

$18,000-Cons. 3/1/73 <------

■> From: James Greeley
701 Hancock Ave., J.C. <-----

—>• To: Peter Morrow & Agnes Morrow
10 East 5th St., Hoboken <----

-> (1) Statewide S&L, J.C. <----------

1 Block and Lot Numbers

2 Street Address

3 Dimensions of Lot

4 Two-story, Frame, One 
Dwelling Unit with Heat

5 Consideration or Selling 
Price

6 Date of Transaction

7 Name of Seller

8 Seller's Location

9 Name of Buyer

10 Buyer's Location

11 First Mortgage

12 Lender's Location and Name

13 Amount of Mortgage

14 Interest Rate

15 Term or Amortization Period

Source: The Goodman Reports.
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expected* In fact, follow-ups became a major problem because the maps 

and assessment records were located In different city departments.

Once the correct or missing information was obtained, verification with 

tax assessment records proceeded quickly. The neighborhood and census 

tract numbers were added by reference to the specially-prepared city 

map. Although these steps required extra time and effort, they would 

provide a valuable link with existing computerized housing data in the 

developing data bank. Every effort was made to complete each entry as 

fully as possible.

Phase IV

Library Research

While the data was being keypunched by a New York City firm, I began 

library research into the mortgage problems of older urban areas. Re

source areas included the Jersey City Planning Division library, the 

Jersey City Public Library, the Bayonne Public Library, the Library of 

New York University and the New York City Public Library.

Information on the topic of mortgage lending practices was not 

readily available. The most valuable sources were found in newspapers 

and professional publications. Redlining and disinvestment are sensitive 

topics and discussion of them is usually confined to timely reports about 

community groups versus local lenders. Specific information relating to 

Jersey City or the New York Metropolitan area was especially difficult 

to find. General economic data and housing industry statistics were not 

difficult to obtain. A bibliography compiled as a result of.these



32

research efforts is contained in Appendix B. The summary of the eco

nomic aspects of the mortgage problem that I wrote based on this 

research is also included in this appendix. The tone of the piece is 

general and explanatory since it was written for inclusion in the study 

report which would be available to the general public.

Phase V

Survey of Financial Institutions

Early in the study I suggested to Mrs. Sheehan that we seek input 

from the area's major lending institutions. I realized the sensitive 

nature of the information we sought and fully expected that our in

quiries would receive evasive replies.

The information we wanted would include data on each institution's 

geographical distribution of loans in Jersey City, loan application ap

praisal criteria, interest rates and terms of the loans. We also desired 

a breakdown by type of loan, i.e. first mortgages, second mortgages, 

home improvement loans.

Since this data would necessitate research and compilation of 

statistics on the part of the respondents, I felt a personal interview 

would not be practical. I proposed a mail survey accompanied by a per

sonal letter from Jersey City Mayor Paul T. Jordan addressed to each in

stitution's President.

Before proceeding with this idea, I suggested calling the President 

of the Hudson County Banker's Association to ask his opinion of the sur
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vey and his support of the proposal* 1 expected that he would be less 

than enthusiastic, but his conversation with our Assistant Planning 

Director assured us that he thought it was a worthwhile undertaking.

In fact, he offered to review the tentative questionnaire and to make 

suggestions regarding information and clarification. His input was 

very helpful because he took the time to find out what types of data 

were easily accessible by the institutions. He did not balk at the 

sensitive nature of the information and promised to discuss our objec

tives with the members of the Hudson County Bankers Association.

I must note that his bank was one of those whose name appeared 

frequently in the Goodman Reports. This may have accounted for his 

support of the survey.

My internship was nearing its end when the questionnaire was to 

be sent to the printer. At this time the Mayor decided to invite the 

city's financial leaders to City Hall for a meeting on housing problems. 

Therefore, the survey did not proceed pending the outcome of this con

ference.

I was no longer working as an intern when this meeting took place. 

However, Mrs. Sheehan later informed me that it had been successful and 

that the survey would be temporarily delayed. I do not know the sub

stance of the conference's discussions or by what criteria it was 

termed "successful." I do feel it is unfortunate that the survey did 

not take place because we had contemplated contacting lenders both 

within and outside Jersey City. We also had planned to survey mortgage
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companies, a group that the Goodman Reports revealed granted a sub

stantial number of Jersey City mortgages. The Mayor's conference had 

included only Jersey City lenders representing the major commercial 

banks and savings and loans.

Survey of Mortgagors

The mortgagor is the one to whom a loan is granted. The Goodman 

Reports provided the names and addresses of all those receiving mortgages 

during the period June, 1970 through June, 1974. Yet, I was concerned 

that these reports did not reflect the full scope of Jersey City's mort

gage problem. Everyone listed in the reports had obtained a mortgage 

but no indication was given as to the efforts required to obtain it.

In other words, a borrower may have had to contact several institutions 

before obtaining funds. This seemed very likely to me because of the 

large number of mortgages granted by out-of-the-city mortgage companies. 

Their interest rates were usually one-half of one percent higher than 

those of savings and loans and commercial banks during comparable time 

periods. It seemed unlikely that a person seeking a loan would choose 

to pay a higher interest rate if he could avoid it. I wanted to obtain 

input from the public on whether or not they had experienced difficulty 

in finding a loan. However, the operationalization of such a survey 

presented several problems.

First, it would be difficult to write a clear, concise questionnaire 

that would provide the kind of information we needed. There was a ten

dency to become enmeshed in technical terminology such as "purchase money
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mortgage" and "amortization period" which might not be familiar to the 

borrowers. In addition, I did not want to lose the responses of Jersey 

City's Spanish-speaking population because of an unnecessarily complex 

and hard-to-understand questionnaire.

A second obstacle was the fact that this survey would have to be 

conducted by mail. Results of past experiences with mail surveys in 

Jersey City had not been especially good. A large sample would have to 

be selected in order to insure a reasonable number of returns. This 

would be very costly and the likelihood of a high rate of response was 

not good. The manpower to conduct a telephone survey or personal inter

views was not available.

The time span covered by the mortgage study presented a third dif

ficulty. If a random sample were drawn of all recorded borrowers during 

the period June, 1970 through June, 1974, those from the earlier years 

might no longer own the parcel in question. The computerization of housing 

data in the city had not yet reached a stage where this could be checked. 

Therefore, mail addresses to former owners would probably go astray. In

clusion of recent borrowers only would not provide a perspective on the 

lending situation over time.

Finally, and most important, this survey would not include those 

who had tried to obtain a mortgage and had not been able to get one.

These people were not in the universe from which the sample would be 

drawn.

It was decided that despite these drawbacks some indication of the 

ease or difficulty of obtaining mortgage funds.was warranted. Findings



of low lending levels in a particular area of the city would have no 

meaning unless we had some indication that mortgages in that area had 

been sought but not obtained. The instrument for measuring this variable 

would still probably be a survey but this was not firmly decided by the 

time that my internship ended.

Phases VI, VII and VIII

My work at the Jersey City Planning Division ended in late August. 

At this time analysis of the data had not yet begun. This was due in 

part to unexpected keypunching delays and the absence of Phil Wallach 

from the Jersey City State College Computer Center during his vacation. 

The keypunching firm was not dependable and misplaced part of our data 

cards. This in turn delayed programming since Mr. Wallach could not pre

pare the program before leaving on his scheduled vacation. The best in

formation that could be obtained at this time was a simple listing or 

computer print-out of the data contained on the cards. Analysis, evalu

ation and formulation of alternatives would have to be delayed.



EVALUATION OF THE INTERNSHIP

While writing this report, I have often bemoaned the fact that this 

internship did not have a neatly compartmentalized beginning, middle and 

end. The ideal experience would have enabled me to present the design, 

analysis, conclusions and recommendations of a mortgage study for the city 

of Jersey City, New Jersey. However, further reflection has convinced me 

that such an outcome would not have provided as beneficial an internship 

experience as the one I had. The very fact that the study was not com

pleted as scheduled taught me more about practical planning considerations 

and difficulties than if it had proceeded smoothly to a well-defined end.

For the purposes of discussion I would like to divide this intern

ship evaluation into two sections: the educational experience and the 

professional/political experience. The distinctions are admittedly arti

ficial since in reality both are inextricably intertwined with each other. 

I have no doubts but that the professional/political setting colored the 

underlying values, assumptions and methodology employed. In a similar 

way, the demands of the research design influenced my perceptions of the 

professional/political atmosphere in which the study was undertaken. 

However, an initial separate evaluation of the two elements seems the best 

way to communicate the positive and negative aspects of this internship 

as a learning experience.

37
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The Educational Experience

The main thrust of my summer work was research design. I learned 

valuable lessons in how to approach the design of a program or mechanism 

to gain desired information. This is one facet of planning that I think 

is underestimated and not fully appreciated by many planning students.

The emphasis in many academic exercises is on how to proceed once the 

information is already available. It is a rude awakening to discover 

that you are the person responsible for providing the information base 

itself.

This "revelation" opened an entirely new avenue for inquiry. Sud

denly, I found myself preoccupied with the need to evaluate what types 

of data were required. Basic questions such as "what am I trying to 

accomplish?," "why is this study necessary?" had to be considered and 

tentatively answered before the issue of types of data could even be ap- 

proached.

Once I had some appreciation of what data might be appropriate and 

for what reasons, I still had to face the problems of finding that data. 

What sources existed? What level of accuracy would they provide and 

would I be willing to accept? Was the source biased in any way? These 

were questions with which I had to deal. I discovered that there is a 

wide gulf between merely choosing a source and justifying that choice.

There were yet other aspects of research design to be considered. 

Given: only present knowledge of the resources expected to be available, 

how would I best utilize them? Time was ai prime consideration. One does
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not realize how difficult it is to estimate timing and scheduling until 

one has to do it. How long will it really take to code completely several 

thousand entries including follow-up work on missing information? What 

will be the caliber of the work of the part-time coders? The practical 

business elements also required much thought such as trying to secure 

reputable and reasonable printing and keypunching firms.

All these concerns do not even begin to include the special require

ments dictated by the choice to use a computer. The volume of data to be 

analyzed made this a necessity and I was fortunate to have had some under

graduate experience in computers and programming. Development of codes 

and a coding form that would make the most efficient use of computer time 

was a challenge that required both analytical thought and no little amount 

of persistence.

I was also expected to be innovative. If we desired input from the 

public and lenders, I needed to devise ways to tap those input streams.

The suggestion to survey these groups introduced me to methods of question

naire design, sampling techniques and public relations. I had to decide 

on ways to gain the assistance, support and confidence of the lending 

officials and borrowers if I had any hope of eliciting their views. The 

decision to contact the President of the Hudson County Bankers Association 

turned out to be a good one, but it could have just as easily resulted in 

disaster. His opposition or hostility would have been a major setback.

The need to take risks and follow every possible lead emerged as a very 

necessary quality for professional planning success.
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The Professional/Political Experience

Any discussion of the professional and political atmosphere in 

Jersey City must make note of the fact that the city has a history of 

control by political machines. It is only about five years since 

then Mayor Thomas Whelan was convicted and sentenced to prison for his 

part in extortion and conspiracy, ending fifty-seven years of control by 

political bosses Frank Hague and John V. Kenny. The present Mayor of 

the city is Paul Jordan, M.D., a thirty-three year-old former drug abuse 

physician who was recently reelected by an overwhelming landslide victory. 

For many, if not most, of the residents he represents a new spirit of 

change and hope in Jersey City. Yet it will take time to restore the 

people's faith in City Hall. Real participation in city government is a 

new idea to these people and many city old-timers do not really encourage 

it.

While working as an intern, I was not given the chance to gain any 

first-hand experience beyond my immediate housing project. I did not 

attend City Council or Citizen Action Council meetings and even though I 

was working within the Office of the Mayor, I never met him. In many 

ways, I was only "summer help" and never felt as though I were really a 

part of the planning staff.

There is still much suspicion toward the city government on the part 

of residents. Evidence of this has been seen in a general distrust of 

officials' intentions such as people's reluctance to answer citizen surveys. 

I did not feel that the public related well, to its officials or to the 

government structure. Many city jobs still appeared to be awarded on
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the basis of party politics rather than merit.

For the most part I felt that the Planning Division was understaffed 

and overworked. This was especially true in the case of Peggy Sheehan. 

Although a very concerned planner and hard worker, she is in charge of 

all housing-related planning functions. Peggy was always receptive to 

my ideas and had the ability to explain issues and city problems with 

exceptional insight and clarity. But there is just so much that one per

son can be expected to do. The completion of this mortgage survey has 

been delayed by the necessary diversion of her time to applications for 

flood insurance, community block grants and Urban Reinvestment Task 

Force aid. She has managed in recent months to analyze some of the data 

we collected for 1973 and 1974 and has used it as the basis for appli

cation for Urban Reinvestment Task Force assistance. But the full scope 

envisioned by the study has never materialized. On several occasions 

since the end of my internship, Peggy has promised to send me information 

and data necessary for this report. Most of it has never been received 

and I sincerely believe this is a result of lack of time rather than 

lack of interest or dedication.

Other staff members, however, were less dedicated. At the time I 

was there many workers in the office had resumes out in search of new 

jobs. An unusually large number of the staff did not live in Jersey City. 

In fact, the city's Finance Director quit his post rather than submit to 

the pressure placed on him to move into the city from a New Jersey suburb. 

I had the impression that the staff felt the city was "running in place" 

as it moved'from.one stop-gap measure to the next. Plans made for Liberty
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Harbor, a revitalization of the Jersey City waterfront were discussed as 

though no one ever expected them to be carried through.

As a professional planning experience in an older urban area, it 

was decidedly depressing and did not stimulate in me any desire to seek 

permanent work in such a setting.

There was, however, another side to this professional experience 

provided by the New Jersey State Department of Community Affairs. As an 

Intern in Public Service I received invitations to several seminars and 

conferences sponsored for the benefit of the interns. The emphasis of 

these meetings was on encouraging careers in public administration and 

planning. The Department also made every effort to gain feedback from 

the interns and their supervisors through periodic questionnaires and 

conferences. They honestly sought to appraise and improve the program.

The value of the exposure I received to the professional and poli

tical aspects of planning is difficult to express. It must be considered 

in the context of that particular planning environment in which I worked. 

This internship was an excellent opportunity to understand the reasons . 

for many problems in older urban areas. Many of these reasons are the 

ones frequently written about: rising crime rates, aging housing stock,

increasing unemployment and disinvestment, to name but a few. But many 

reasons are more subtle and less tangible. I am referring to a pervasive 

feeling of hopelessness and desperation on the part of officials, staff 

and residents.
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The city lacks an image of viability and desirability. Indeed, in his 

Image of the City Kevin Lynch has characterized it as "as place to pass 

through rather than to live in."19

A sense of city cohesiveness, of "pulling together," also seems 

lacking and elusive. Many residents do not view city problems on a city 

scale; rather, any loyalty and concern they feel is relegated to the com

munity scale. In other words, they do not always view the problems of 

Lafayette as also being the concern of Hudson, Bergen, or of the city as 

a whole. This tendency to fragment the city into distinct enclaves became 

noticeable during the mortgage coding process. Many residents in deteri

orating areas of Greenville, Downtown or Lafayette were not leaving Jersey 

City but moving to the "better" sections of Bergen or Hudson. I feel cer

tain that analysis of the mortgage data will show that the actions of the 

lending institutions both support and encourage this phenomenon.

Recommendations

It would be both unfair and unprofessional to criticize without 

offering recommendations for improvement. Jersey City’s strengths have 

been founded upon and rest upon its working class population. The city 

should work to encourage the continued residence of this group. Housing 

plays a large role in this endeavor and the mortgage problems must be 

given prime attention.

The analysis and evaluation phases of the mortgage study should be 

completed and publicized. Dialogue with the lenders must continue and be
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reinforced by action. In other cities with a similar problem, deposi

tors have withdrawn their funds from unresponsive institutions and 

placed them with those who had shown and promised to continue their 

commitment to mortgage funding. Although this would make only a small 

dent in the total assets of many institutions, its symbolic value should 

not be underestimated.

In addition, the Federal Home Loan Bank Board has taken steps to 

aid in evaluation of lenders' responsiveness by amending its regula

tions to institute a "Fair Housing Information S t a t e m e n t . T h i s  re

quirement will provide racial data on loan applicants by requesting each 

applicant to complete and sign the statement at the time application is 

made. The information thus procured will be reported by member insti

tutions to the Board and made available to the public subject to certain 

limitations. This recordkeeping experiment was scheduled to be tested 

in eighteen selected SMSA's during the period June 1, 1974 through 

November 30, 1974. Jersey City was selected as one of the six SMSA's 

to test version "B" of the experimental form. Copies of trial forms 

A, B and C are included in appendix C,

Especially important in the form B version are the provisions for 

the address of the property which is the subject of the loan application 

and reasons for disapproval in the event of denial of the loan. The Fair 

Housing Information Statement will aid in assessment of the number of 

successful and unsuccessful loan applications made by members of specific 

ethnic and racial groups in specific geographic locations. Analysis of
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the trial period results is expected to take several months.

The development of a strong revolving mortgage pool is another 

possibility. In this way, no one bank would be asked to carry the whole 

burden involved in making loans in high risk areas.

Innovations in housing finance practices are also warranted in 

order to meet the needs generated by today's economic circumstances. In 

their article, "Mortgage Lending: Its Changing Economic and Demographic 

Environment," economists Josephine M. McElhone and Henry J . Cassidy dis

cuss alternatives to the present inflexible long-term, fixed-rate standard 

mortgage,21 Index-linked mortgages, variable-rate mortgages and flexible 

payment mortgages are some suggestions for making homeownership easier 

for younger borrowers and during periods of inflation.

While their article does not deal specifically with the problems of 

older, urban areas, their call for the development of a spectrum of fi

nancing techniques to meet changing needs should spark the imaginations 

of both lenders and city officials.

The mortgage lending problems of Jersey City should not be viewed 

out of context of the whole city housing crisis. State and federal funds 

must be employed wisely to revitalize areas where private lenders could 

not possibly do the job alone.

The city itself might consider becoming a mortgage broker. Such 

an approach has been successful in Hoboken, New Jersey's Municipal Home 

Improvement Project.22 This program uses a two-tier public and private

sector system. Private funds are supplied by area banks while public
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sector funds are received from Model Cities and the New Jersey Depart

ment of Community Affairs. Use of the latter agency's grant has in 

effect made Hoboken a mortgage broker. The thrust of the program is to 

provide resident-owners with an interest-reducing grant of money plus a 

conventional bank loan or mortgage. The effective borrowing cost is 

thus lowered and the owner is encouraged to make renovations and repairs. 

Lenders, anxious to get back into the market, have responded well.

Benefits also accrue to tenants since the owners no longer must increase 

rents in order to make necessary repairs.

Federal funds may be creatively utilized through a program spon

sored jointly by the Federal Home Loan Bank Board and the U. S. Department 

of Housing and Urban Development. Known as the Neighborhood Housing 

Services Program and represented by the Urban Reinvestment Task Force, the 

program aims to take action before the neighborhood is beyond rehabili

tation efforts. Where possible, local government, residents and lending 

institutions cooperate in the revitalization. In the event that certain 

residents do not qualify for loans from a private lender, there is a high- 

risk revolving loan fund available for loans. The objectives of the 

program are two-fold: (1) neighborhood improvement and (2) increasing 

lender confidence in the area.

Such renewal may encourage private lenders to reevaluate their 

images and perceptions of these areas. The emphasis should be placed upon 

showing the institutions that their commitment now will be beneficial and 

profitable to them in the long run. If they withdraw their support, every 

one will ultimately lose.
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Jersey Journal Special: Jersey City Housing

The street where you live
By RAE DOWNES 

and
DENNIS DORAN 

(First in a series)

Jersey City is in the crunch of 
a housing crisis that screams 
from the dullest official reports, 
from every littered lot and from 
the gaping doors of abandoned 
homes.

City officials use the word 
"crisis" in a 1973 report cram
med with gruesome statistics 
that show abandonment and 
deterioration steadily worsening

as the outlook for government 
aid gets bleaker.

Realtors throw up their hands 
in despair. A non-profit housing 
foundation that palpitated with

See Editorial: 
HOUSING 

Page 16

enthusiasm three years ago is 
discouraged, and yes, a little 

! bitter. . .
The federal g o v e r n m e n t ,  

yesterday’s good guy, is today’s 
villain. The FHA programs that 
aided renovation are dead for the

city’s purposes. And th e  
subsidized home ownership pro
gram became a scandal. Those . 
who were supposed to benefit 
turned out to be the losers, cast 
adrift by n e g l i g e n t  or 
unscrupulous profiteers.

The chain of causes of the 
housing crisis has been repeated 
often, but bears _ c a p s u l e  
r e p e t i t i o n . Middle-income 
families have fled. Poor people 
have moved in. Taxes are high. 
Apartments are crowded and 
hard to find (the city has a 1 per 
cent housing vacancy rate). The

amount of new building has not 
kept up with the rate of 
deterioration and demolition.

Apartment house owners are 
stunned by the horrendous 
increase in vandalism and wear 
and tear. Real estate is no longer 
a profitable business in Jersey 
City and more and more 
landlords say they arc getting 
out.

One and two family houses are 
cut up into smaller units to pro
vide extra income to meet rising 
costs. Double flat tenements are

See THE STREET, Page 17 '
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j Continued from Page 1

chopped in half, making 12 units out of six and 
burdening the neighborhood with increased noise, 
litter and parking problems.

• As building ownership becomes less profitable 
to businessmen, non-payment of property taxes 
becomes more frequent.

A frank discussion of housing problems almost 
always sounds racist.

“Changing neighborhood,M for example, has 
become a subtle way of saying that blacks and 
Puerto Ricans are moving in, even though, many 
older .residents can remember when the same 
euphemism meant that Irish, Italian or Polish im
migrants were taking apartments.

Landlords who criticize tenants' living habits 
are accused of directing their scorn at minority 
groups, while tenants' remarks about landlords are 

. read as an indictment of middle-class whites.
•Yet a month of interviewing showed that the 

problems and the progress in housing transcend 
color and national origin.

A black man told how he “milked" a building 
and bilked his poor tenants, and a white landlord 
freely volunteered that some of his sloppiest tenants 
are white.

Because it takes about four years after the last 
tax bill is paid for the city to foreclose, the 
disgruntled owner has two choices. He can "milk" 
the property for four years by collecting rents and 
returning nothing. Or he can wash his hands of a 
building and walk away, leaving it to rot as the city 

« stands helplessly by.
Deterioration being a contagious virus, bad 

buildings seem to beget bad buildings, until entire 
blocks become demoralized at best and hopeless at" 

"worst.
But enough of generalizations. Some of the stark 

facts:

—THE CITY now has more than 3,000 properties 
in lien, the forerunner of foreclosure.

—THE CITY knocks down about 100 buildings a 
; year, at a cost of about $3,500 each to the taxpayers,

and Buildings chief Edward Scala says the replace- . 
ment rate is praactically zero.

—THERE WERE nearly 200 fires in abandoned 
buildings in the city last year. Most are caused by‘ . 
vandals or children with matches.

I -CITY OFFICIALS claim that boarding up an 
abandoned building is practically futile, because 
vandals go to elaborate lengths to foil the workmen.
It costs up to $400 to make a cinderblock fortress of 
a building where wood and tin have failed.

—LAST YEAR the city established a brand new ’ 
real estate division with the grandiose mandate of 
turning the bousing situation around. But officials 
didn't give the office the money to make any major 
impact. About the best the division has been able to 
do so far is to make the first comprehensive list of 
bad properties ever compiled.

—AT LAST count the city had 1,167 vacant 
buildings, and the number of abandoned apartments 
was climbing toward 4,000.

—LAST YEAR the city planning division 
estimated that at least 39 per cent of the city's 
housing is substandard, two-thirds of the decent 
housing is over 50 years old, and 66 per cent of the 
city's residents would be eligible for subsidized z 
housing (11.7 per cent have it).

—THE AVERAGE housing violation case in the 
Municipal Court is postponed about ten times, each 
postponement lasting about one month, according to 
a court spokesman. Of 59S cases filed since the 
beginning of this year, three-fourths* are still await
ing disposition.

—NEIL PIRO, the city’s community develop
ment director, says he sees "no pot of gold" coming 
from the federal government in the next several 
years. "I see the rate of decline slackening," he 
added, "but decline continuing."

j

-PLANNING DIRECTOR Abe Wailach says 
you can draw a line east of Bergen Avenue to show

the districts silently declared off limits for funding : 
by the Federal Housing Administration. The area, j 
he said, includes much of Downtown, Lafayette, j 
and a good part of Greenville. |

—ALTHOUGH Mayor Paul Jordan says a good % j 
sales pitch encouraged a consortium of banks to ^ 
help with one urban renewal project in the city, the 
planning division figures indicate that Jersey City 
banks grant few mortgages to city homeowners, v :

A month of talking with building owners, 
realtors, tenants, bankers, and rehabilitation1!^

. specialists produced little hope for an immediate«-tl 
turnabout, but rumblings of better days to come. . U 

"Money," proclaimed realtor Joseph Plonski.Vr 
"is the first, second and third problem." ' *' ̂

(Next: Case studies in deterioration.) 2,
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The Jersey Journal, Tuesday, June 25, 1974

Jersey Journal Special: Jersey City Housing

Some landlords
Iusi waiK away

By RAE DOWNES 
and

DENNIS DORAN 
(Second in a series)

There was a time when 33 Fairvicw Ave., 
at the corner of Monticello Avenue, w as.a  
handsome building.

It housed 17 families who lived above 
three* stores which did a thriving business.

Today it is abandoned and vandalized, a 
silent but hostile reminder of Jersey City's 
housing crisis. •

LIKE EVERY abandoned building, it has 
its own story. We have chosen three buildings 
to illustrate different facets of Jersey City’s 
housing problems.

33 Fairview Ave. is in tax lien and aban
doned.

212 Sip Ave. is occupied and is owned by 
the city.

239-241 Newark Ave. is the abandoned 
victim of an unsuccessful city land sale to a 
private buyer.

Let's look first at 33 Fairview. The owner, 
e  North Hudson lawyer, agreed to tell his 
story on the condition that he remain 
anonymous.

Mr. X said he spent $70,000 fixing the 
place up after he bought it in 1956 for $33,000.

About 1960, black families began replacing 
the immigrants and s e c o n d  generation 
Italians and Irish who lived there.

Within five years, all the white tenants 
had fled.

. , "PATRONS of a rowdy tavern nearby 
threw stones through the windows and shot 
bullets from the tavern up into the apart
ments," Mr. X related.

There were burglaries and, eventually, a 
m u r d e r  in -the building. The h o u s e  
became half vacant. By 1963, many of the 
black families had fled and poor families 
from Puerto Rico, unable to find other apart
ments in the city, took their place.

In 196S Mr. X stopped paying his taxes.
"The vacancies cut down on income," he 

said. "Every year the tax rate went up. The 
maintenance — that was the killer. Finan
cially, it was out of this world!

"THERE WAS vandalism. Through the 
years, no tenant left an apartment in reason
able condition so the cost of keeping the 
place reasonably attractive and rentable was 
three or four times what any other building 
would cost.

In 1970, after he had run up about $16,000 
in tax debts, he went to City Hall for a chat.

See SOME LANDLORDS -  Page 15



Continued from Page 1'
"I asked to pay a few cents on the dollar. I 

had figured that if I could bail it out through good 
maintenance and supervision, I could pay the taxes 
later.

“Out of 17 families, there were seven or eight 
that were nice. I tried to keep the building for 
them." ,

The city ignored his pica. “They said, 'This is 
the law and we're not allowed to. negotiate,M he, 
recalled.

IN 1971, the city began managing the building 
through a private agent. Mr. X said the agent at
tracted only one tenant, a poor family that took over 

. two apartments for a total of $200 a month. Con
tinued high maintenance costs, inability to attract 
tenants and progressive deterioration led to the 
building's abandonment after the city took over, 
according to the owner.

Mr. X said he could have saved part of his 
investment if a hoped-for urban renewal program 
had bought the building, but the program was killed

• in Washington.
Could abandonment and decay have been avoid- 

ed? Mr. X said the problem was a neighborhood, 
not a building.

YET HE ADMITTED that he made no effort to 
get the troublesome tavern closed down; had seven 
or eight model tenants — nearly half the building's 
capacity — and waited for two years after he stop
ped paying taxes before he even approached the tax 
collector for advice.

The d ty  evidently made no offer or advice or 
help (the new Real Estate Division now talks of 
establishing an “early tagging system” to identify 
problem buildings and try to prevent further decay 
and abandonment.)

But examples of poor housing aren't limited to 
real estate men's files. By its own admission, Jersey 

; City is the city's biggest slumlord. The most recent 
available figures show the city is the landlord for 
about 360 buildings, of which at least 141 violate the 
housing code.

TAKE 212 SIP AVENUE, seven apartments 
. with heat, taken over by the city and managed by a 

private realty agent.
212 Sip is supposed to be one of the better 

buildings. -
A visitor found the front door standing open. 

There were no mail boxes. The hallway reeked of 
. urine and residents’ names were sloshed on their 

doors with housepaint. Some doors had no knobs. 
Some were locked with ropes and hooks. The 
ramshackle front did little to uplift the neighbor
hood. . v

Upstairs, Mrs. Josefa Cordero, who came to 
Jersey City from the Dominican Republic several 
years ago, showed bruises and swelling of her leg 
which she attributed to falling‘ through a broken

* bannister. (It apparently was fixed after the acci
dent.) ,

OTHER TENANTS reeled off a standard menu 
of problems: Roaches, mice, leaky plumbing. ;

The rents range from $80 to $90 a month, with 
heat and hot water included.

Why aren’t city buildings up to par? I '
Is it the agents? Theq get seven per cent of the 

rents they collect. In return, they are supposed to 
make necessary repairs and return what’s left to 
the city coffers.

\ VERA TAYLOR, head of the city Real Estate 
Division, says most of the city-appointed managers
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do a good job. Other sources, however, say the 
managers' performance ranges in quality from ex
cellent to awful.

The fact that the managers also have private : 
real estate operations raises doubt about the 
priority they give to management of city dwellings. 
Sources say a few agents are terrified or too lazy to 
collect rents from hostile or evasive tenants. So . 
some people live in city-managed buildings virtually * 
rent-free.

Mrs. Taylor said her office is moving to set up 
its own management wing instead of continuing 
to hire realty agents.

IS MONEY a problem? Most certainly, say of- ! 
ficials, and it is compounded by legal strictures on 
spending rent receipts from city-managed buildings.

City officials say it is illegal to use rent money 
for rehabilitation (as opposed to crucial repairs).

Neal Kapp of the Real Estate Division said that ' 
given the scanty financing and the condition of 
housing, rehabilitation also could be foolish.

“Why do cosmetics with rent money,” .he ask
ed, “when you might need a new boiler?”

• "i

THE CITY tries to get rid of most foreclosed 
properties through land auctions.

The real estate division thought the problems of 
239-241 Newark Ave. were behind them when 
Gertrude Seligman, a New York antique dealer who 
lives in Jersey City, bought it in October of 1972 for 

x  a down payment on the $4,800 price.
When she failed to “repair, alter or improve” in 

accordance with the sale agreement a year later, 
the sale was cancelled. • !

-I
THE BUILDING is a five-story commercial and 

residential structure in the Newark Avenue shop
ping district. The city cancelled the sale earlier than - 
many similar ones because the building was viewed » 
as a possible site for a Spanish-oriented branch of 
the public library. But the library found out that it 
would cost $50,000 to rehabilitate one floor alone, 
and bowed out. . ;

The building, which suffered .extensive fire i 
damage both before and after the sale, is now
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empty. Recently, after reporters Inquired about 
children sifting through broken glass, the place was 
boarded up.

Mrs. Seligman said she had intended to use the » 
. upstairs as a loft art gallery and hoped the library 

would move in downstairs.

• * l
THE STORY could have a happy ending. It ‘Is 

reported that the building may be demolished and 
replaced by a doctors1 office. ' ;

But a couple of points stand out here. -
First, Mrs. Seligman said she hadn't looked‘the • 

property over very well before she bought it and , 
didn’t even get upstairs to survey the extent of the ; 
fire damage until muct later. “Maybe it’s  better' 
that I lost it,” she admitted.

The second question is the advisability of can -' 
celling land sales. Mrs. Seligman complained that' 
the city cancelled the sale before she was even able 
to establish clear title to the property, and that th e . 
City Council turned a deaf car to her good faith plea 
for an extension of the deadline.

YET MRS. TAYLOR says she has launched # i 
campaign of cancelling land sales in cases where " 
buyers don’t keep their promise to repair, alter and; 

‘improve. * j
“You wouldn’t believe the amount of tap danc- ' 

ing oh my rug from people saying, 'Give me an e x --  
tension! Give me an extension! she said. \ V I 

Mrs. Taylor said the city gladly allows pros-f 
pective buyers to inspect property before the 1 
auction. - % |

She has no exact figures oh cancelled sales, but *1 
her office said that before she arrived some delin-4 
quent buyers disappeared into the woodwork for j 
years, free to speculate and profit without j 
hindrance. ,, j

The office does recommend some extensions. : 
Eduardo Tolentino told reporters he got an ex- \ 

tension on fixing up a multi-family dwelling on Sixth i 
Street, where he plans to live. He said he was turn- ! 
ed down for a home improvement loan by three > 
local banks, but hopes that one of them will relent:

(Next: Successful low-income rehabilitation). ^
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Jersey Journal Special: Jersey City Housing

The landlords 
who are there 
even after the 
rent is paid

By RAE DOWNES 
' and

DENNIS DORAN

(Third in a scries)
’ f

Jose Perez sat on a plush red sofa in his 
renovated brownstone on Wayne Street and 
reminisced about his early days in the real 
estate business. *

"This was my first house," he said, 
glancing around the wood panelled den with 
its floor to-ceiling bookcases.

“I BOUGHT this house in 1935, soon after 
1 came here from Puerto Rico. The next year 
I bought a seven-family house up the block 
and after that I kept on buying whatever 

1 came along."
Perez, an. intense, middle-aged man, now 

owns 20 multi-family buildings, mostly in the 
city's downtown ward, and plans to buy a 
21st. . ’

He is a striking example of the growing 
group of minority entrepreneurs in Jersey 
City that is saving at least some of the build
ings that other landlords are giving up in 
despair.

WHILE THE most publicized black and 
Puerto Rican families are those who don't

While the most publicized black - 
’and Puerto Rican families are ; 
those who don't make it as 
owners or tenants, there are .. - 
thousands who do, and they are- ;. 
actually the majority. -

make it as owners, or tenants, there are 
thousands.who do, and they are actually the. 
majority. \

During the last two or three years, about 
a dozen block associations have been formed 
in predominantly black neighborhoods, 
mostly in Greenville.

Each has a couple of hundred members, 
who organize street cleanups with the aid of 
the Public Works Department, which supplies 
equipment. A number of vacant lots along 
Jackson Avenue were cleaned up this way. .

. Not surprisingly, these block club mem
bers are among the first to recoil when - 
drunks, junkies and vagrants of any color in- , 
vade their neighborhoods. r - ■

MOST of Perez* holdings were on .the " 
verge of foreclosure when he acquired them.. * 
They are not fancy, just clean,-well-kept*' 
places. - . .

Most wt)rk is 'done by himself, his-son 
and four nephews. All of his apartments are 
let to low-income people at rents ranging 
from $100 to $125 a month for-three and five- 
room apartments, including heat and hot*, 
water. r ’ . 1 ‘

While other landlords complained of un
cooperative tenants, Perez insisted-.that* the 
personal touch works.

See THE LANDLORDS -  Page 3S '
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•‘You have to give service,H he said. "I don’t ^  
wait for complaints. I don’t see the reason that all 
the weight should be put on the tenant.”

^HIS FIVE TENEMENT HOUSES on Sixth 
Street were in “terrible condition” when he took 
them over, interjected his daughter, Ruth ’

' Mencndcz,

“The old landlord needed all kinds of protection 
; just to collect the rents,” she related.

“Those people were very happy when I told
• them what I wanted to do,” Perez said. “First we 

fixed all the leaks. Some apartments didn’t have 
any running water. Then we fixed the cracks in the 
wall and painted. I always supply the paint and the 
tenants do the work.”

He does not hesitate to evict sloppy tenants. 
Usually, a no-nonsense warning works, he said. Af- 

r ter that, he helps locate them elsewhere.
1 Despite his efforts to keep rents down, he says 
he will have to raise them soon. “I don’t expect to 
get rich,” he said, “but I have to get back what I 
put out.

<
PEREZ BOUGHT all of his buildings, except for 

some flats on Barrow Street, without Federal 
' Housing Administration mortgages. „

“They come to me, the banks, when they have a . 
I building that is in trouble. They said, ’We have a 
T proposition that might interest you/ because they 
i know if I don’t take it, nobody will.” - . %
; He has personally boarded up vacant struc- * 
' turcs to save them from vandalism .and fire. I

There is a handful of other renovators, both in- •; 
dividuals and organizations, at work in Jersey City. '

, One of them is the Grace Van Vorst Rehabilitation 
\ Foundation. x
i • • ’ :
* GRACE VAN VORST, once the worshipping 3
. place of prominent Episcopalians, retooled for a ] 
; new job after its clientele moved away. ‘ I
’ The Rev. William V. Albert, a soft-spoken New
; Englander, four years ago teamed up with energetic v 
: Dan Levy, a young urban planner, to rehabilitate 44 
; dismal apartments at Jersey Avenue and Second 
! Street.
- The foundation also got itself into the Federal 
: Housing Administration’s home ownership program, j 
O u t changed the script on the local end. Instead of j

plunking apartment dwellers into their first house * 
and walking away as many businessmen did, Grace i 
Church got a counseling office going to help families 
plan their budgets.

After buying a ramshackle house on Arlington > 
Avenue for $3,000, they did a $16,000 renovation job, 
then turned the property over to Chester Banks and 
his wife and nine children. The Banks’ monthly 
carrying costs were less than what they were pay-- 

' ing for a crowded hovel pn Dwight Street. <
J

NOW, THREE YEARS LATER, the family’s ] 
housing counselor says things are fine. “Considering i 
they have nine kids, they’re doing a damn good 1 
job,” says Johnny Long. '

When • the federal government slammed its 
money windows on the cities’ fingers, the church 
took over a brick front at 2159 Kennedy Boulevard 
from the Hudson City Savings Bank, which held it 
through foreclosure.

The bank gave it away for no down payment * 
, and a 40-year,. $105,000 mortgage. Then the church #

.... ' ' C. . • -—  ’ • ....... !



v foundation bought 2149 Boulevard with $5,000 in '- 
cash. Haven Savings and Loan of Hoboken granted j 
 ̂$50,000 mortgage. !

Once well-kept with marble stairways and par
quet floors, the buildings had become smelly and 

. overcrowded. There were broken windows and \ 
. screens. One building liad no front door at all. |

Out of 57 tenants Levy and his associates, 
Carolyn Korn and Virginia Alicia, evicted 29. j

« * - > 
USING about 60 per cent of the rent money for i 

* renovations (Levy says a good landlord reserves -i 
about 10 per cent for maintenance), the group 

‘ invested about $25,000 in the buildings. \
. But there have been problems. Oil costs rose 150 

per cent this year. When the foundation defaulted on 5 
mortgage payments for two months, it risked i 
foreclosure but avoided it. 4

Now one building needs a $25,000 boiler, and 
Levy is having trouble getting loan money. 1

Unable to meet other demands without more * 
money, the foundation had to trim the percentage 
used for repairs to 25 per cent. - ' :

BUT THE RENTS are still reasonable. The one- 
, bedroom apartment that cost $100 per month before 
t foundation ownership now costs $130, Levy said.

When a v reporter visited the buildings,' one 
woman complained bitterly of leaks and faulty 
electrical wiring. A young man and his wife found 
that new linoleum buckled with the first mopping.

But an elderly woman in a neat first-floor 
apartment said, *T love this p lace/1 And a young 
woman with a child said her new situation was bet
ter than the public housing project she came from 
because her little girl could play outside without 

■ constant supervision. " 1
The foundation had to stop work on a 

tumbledown apartment house at Bergen and Orient 
Avenues because it claims $2,000 worth of new cop
per pipe was removed by vandals despite the hiring 
of armed guards.

t The Orient Avenue experience disheartened the 
; church people. Levy says he now wants to go into 
. real estate for profit. But he is a firm believer in 
! rehabilitation.

“Instead of spending hundreds of thousands of 
r dollars on new housing," he reasons, “we should 

get old buildings and good managers."

Next: The slumlord and the brownstoner — a con- 
, x " trast.)
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Jersey Journal Special: Jersey City Housing

I he slumlord and 
.■'the brownstoner

By RAE DOWNES 
and

DENNIS DORAN 
(Fourth in a series)

• “If they had any brains, they wouldn’t be 
here,” John X said of his tenants. “These 
people don’t, amount to anything. When you 
get to be 30 and you’re still living like that, 
you’ll never amount to anything.” .

Mr. X operates a Newark-based realty 
company and lives in East Orange. In 1968, he 
bought a brick row house in the East Bergen 
section of Jersey City with the intention of 
'"milking” it dry and getting out.
• The house, owned for many years by a 

middle-income family, was illegally con
verted into a seven-family building. Flimsy 
partitions were thrown up across the 
hallways. Doors were nailed shut and sinks, 
stoves, and refrigerators were hastily 
installed in closets and obscure corners.

Mr. X, who is black, paid $13,500 for the 
building and personally collected over $600 a 
month from his tenants, who paid $20 to $25 a 
week for one room with a sink, stove and 
communal bathroom privileges.

The residents’ disorderly conduct, 
including frequent fights and property 
damage, didn’t bother him.

“Look,” he told a reporter, “Who the hell 
cares what they do? My biggest problem is 
trying to get the rent. You gotta be there 
when the checks come in or you’re out of 
luck.”

“Either I get it or the liquor store does — 
whoever gets there first. It doesn’t take them 
long to drink it up.”

The place became a mess, the neighbors

were terrified, and Mr. X prospered. He col
lected close to $3,000 a year in rents and spent 
about $1,500 on operating costs. He made no 
repairs. He “saved” $1,000 by net paying his 
taxes.

His philosophy was simple: After four or 
five years of this hard use, the building would 
be shot anyway, so he might as well let the 
city take it over. Since it takes that amount of 
time for the city’s creaky foreclosure 
machine to work, he could make a bundle, 
above and beyond the purchase price of the 
house.

Surprisingly, the story has a happy end- 
ing.

Outraged neighbors got together and 
conceived a plan to buy Mr. X out, convinced 
this was the only way to get rid of him.

At first he insisted on getting the 
$13,500 he had paid for the building. The 
neighbors got cooperation from the build
ings division however. When the inspector 
finished writing up all the code violations, Mr. 
X suddenly agreed to talk serious business. 
He sold the house in April of 1973 for $8,500.

The tenants were put out and the building 
was restored to its former condition in about 
six months time. It is now an owner-occupied 
two-family house.

In contrast to people like Mr. X who 
deliberately run buildings down, there is a 
small but determined group of middle-class 
people who are working to revive slum areas.

They are attracted by the comfortable 
and cheap lifestyle offered by the spacious old 
brownstone and brick row houses lining inner 
city streets.

See SLUMLORD — Page 27
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DR. GAIL K. MEADOWS is a well-to-do college 
professor, a specialist in medieval literature who 
had never heard of Jersey City until a few years 
ago. When he "discovered" Jersey City, he sold his 
commodious home on Long Island, packed up his ' 
art treasures, and moved into a just-vacated room
ing house on a rundown block.

Seated in his handsome 30-foot-long parlor, 
Meadows chatted easily about his decision to move 
into the brownstone town house he now owns at 95 
Summit Avc. ’

"I really wasn’t happy there on the Island/' 
he recalled. "The house was too hard to keep up, 
there weren’t many people around and I had to pay 
astronomical taxes.”

"Why, it’s much better here. The costs are 
lower, the people are friendlier and I don’t have to 
do anything but work in the garden if I feel like it.”

ONE OF MEADOWS' favorite pastimes is to 
walk his dog, Vesta, over to Lincoln Park and meet 
people.

"That's a lovely park,” he said. "They keep it 
nice, they have all those benches and there’s lots of 
people to talk to. They even have that wonderful 
fountain going. The park commission should be 
commended for that.”

A bachelor, he holds a doctorate from Harvard 
and teaches at C. W. Post College on Long Island. 
He has lived in Europe and knows more than 20 
languages.

Meadows first got to know Jersey City in the 
late 1960’s by visiting a friend, stockbroker Ira 
Sonh, who was living in the brownstone next door. 
At that time the block on Summit Avenue between 
Belmont Avenue and Astor Place was in a severe 
decline with virtually all its once elegant homes 
cut up into illegal rooming houses. The street was 
fast becoming a slum; 4

4TT WAS just terrible," Meadows recalled. 
"The garbage was thrown all over. We were forever 

: picking up broken glass. Whenever I came to visit I 
practically had to wear earplugs with all the noise.”

Sonn had bought his house, a lavish balconied 
affair with lots of stained glass, on a gamble that 
the street would get better. It didn’t.

-J, «■■ ■ - . \ 4, .. .r ■ - f- . > r *' r. ft "

th e  family next door moved out and the build
ing became a rooming house. Two doors further 
down the same thing happened. At the far end of the 
block one house was abandoned and another was 
close to the same fate. Unemployed transients came 
and went in a steady stream. ' . ' !

THE BLACK PANTHERS moved into one 
building, nailing bullet proof steel plates on the •- 
doors and piling sandbags at the windows. An 
arsenal was stockpiled inside while revolutionary 1 
posters adorned the outside. Two apartment build
ings across the street were a shambles while up the 
block two others were even worse and the tenants 
were conducting a rent strike.

The low point was reached about J970. Then* 
suddenly, things began to change.

The New Hope Baptist Church announced plans 
to buy and rehabilitate the four troublesome apart
ment houses under a federally sponsored non-profit 
corporation.

Meadows bought the rooming house at 95 Sum
mit for $10,000. The Black Panthers were evicted , 
and that house and another rooming house next to it 
were restored as gracious homes. Further down the 
street a fourth rooming house was sold to another 
brownstoner and the owner of a fifth was induced to 
convert his into respectable apartments.

IN SEVERAL houses, rabbit warrens of fur
nished rooms were replaced by charming apart
ments complete with brick walls, floor to ceiling 
bookcases and working fireplaces. The drunks and .. 
junkies were replaced by schoolteachers, designers \  
and writers.

The newcomers were mostly young, educated 
and single; willing to take a chance. They were both 
blacks and whites. The word got around quietly — 
one person knew somebody else who knew two <

. others and so on. <
"It was a struggle to attract people in the 

beginning,” said Sonn, who started out by renting 1 
rooms in his home to medical students. "But after " 
you get a few of these houses going there are ; 
enough people to make it self-sustaining. All of a 
sudden you have a little community.”

THE FENCES behind four adjoining houses 
were knocked down and a common garden created

l



with a brick patio and fountain. This past spring the 1 
neighbors chipped in and planted 14 trees on the , *.
block. e . '

‘‘There are problems of course," said Meadows. 
"There’s still noise and they still throw garbage4/ ;  
around but its not nearly as bad as it used to be. '

• We’ve never had crime problems." . .
"And where can you get a house today for 

$10,000? T have 11 rooms and it costs me $100 a 
month in taxes. If I were.renting that amount of 
space it would cost six times as much." :

. „ NEXT DOOR to Meadows, in the former
' Panther house, lives Patricia Tierney, a Union City ' 

schoolteacher who has created a near botanical 
‘ garden of plants in her huge, sunny living room. v  

"I like the community spirit of fixing up," she. . < 
said. "We got together to plant the trees and work 
on the houses and gardens. Its a  nice feeling." 4‘ 

Upstairs from Miss Tierney is Ron King, a 
native of the island of Jamaica who works as a 
fashion designer. Two doors away is Joseph : 
Schwarz, a video technican who shares a 10 room r  
house with two other people. ^

"Its great just coming home to this place" he -  
said. “These old buildings couldn’t be duplicated for 1

• anything today. They are just too good to waste." v

TUE RENOVATION activity on this one block * ; 
has caused long time residents to become enthused - •

, about their neighborhood again. There is interest in 
planting more trees in the fall and several people^ ^

; • who were planning to leave the neighborhood have* * i 1 
. decided to stay.

While this is one of the more active renewal" ? V 
areas there are other brownstoners scattered •/ ‘ 
throughout Jersey City, most of them Downtown. .

• Brownstoners have bought on York, Mercer *
' and Coles Streets, in the area.of*V an Vorst 

and Hamilton Parks and on Emory Street and ' 
Harrison Avenue in the Bergen section. . . ]

;  "More and more," said one brownstone 
enthusiast, “these 19th century houses are becoming vj 
valued for their spaciousness, detail and excellent , 
construction. Hopefully, they can again make the 
city a nice place in which to live.’’ * ’

■ t ' -zT ' . ^
(Next: Outlook for the future.)' .  ^



Housing will
By RAE DOWNES and DENNIS DORAN 

(Last in a series)

Most experts agree that a combination of repairing old 
houses and constructing new ones is the ultimate solution to the 
city’s housing crisis.

Yet change is a painfully slow process that must chew its 
way through layer after layer of obstruction.

IT SEEMS as though everyone involved in housing points 
somewhere else for relief. Tenants look to landlords. Landlords 
point to tenants, the tax collector and the Consumer PriceTn- 
dex. City officials gesture at Trenton and Washington. ^

As the pointing continues, the problem worsens. Last year 
there was a fire in an abandoned building more than once every 
other day.

Still, the rough outlines of progress are taking shape on a 
few fronts. '

THERE IS some housing construction going on now. Mayor 
Paul Jordan says he is confident that the city’s 1 per cent , hous
ing vacancy rate — which means only 1 per cent of the city’s 
livable housing is unoccupied — wilVincrease by the end of the 
year with the opening of such buildings as Operation 
Breakthrough at Journal Square and Paulus Hook Towers 
downtown.

Since legal battles among landlords, tenants and housing 
inspectors will undoubtably continue, some steps are being 
taken to cut through the red tape that causes each housing

#improve it...
complaint to be postponed an average of 10 times before coming 
to court.

Neil Piro, the| city’s director of community development, 
hopes that by the end of the month the law department will have 
hired an assistant corporation counsel to handle real estate 
problems. This lawyer would represent the city building 
inspectors and try to expedite processing of complaint's in court.

Now, what about financing? Buying a good building in a 
run-down area is difficult, to say nothing of the problems of 
securing a rehabilitation loan.

"THE FIRST, second and third problems are money/’ says 
realtor Joseph Plonski. “Pecole would like to buy, but there is 
no money for long term rehabilitation, only short term high in
terest home improvement loans (11 to 13 per cent for five to 
seven years). What is needed is 9 per cent for 15 to 20 years.

Nine per cent is livable/’
Michael D’Antuono, a soft-spoken mortgage officer at the * 

First Jersey Savings and Loan, looks at the problem from a 
banker’s point of view.

"Lending institutions have a responsibility to protect the 
funds of their depositors,” said D’Antuono, who mentions that 
he grew up in a cold water flat in Newark.

"We just can’t take depositors’ money and shoot dice with 
it. Some of these streets have only a few houses left in good 
shape. What do we do if we put, say, a quarter of a million 
dollars into one of these buildings — some of them require 
that much — and the investment goes sour?

”The trick is to have an owner who stays close to his.
See HOUSING, Page 17; Editorial, Page 16.

ONH
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property and who is handy about fixing things. In 
this day and age you can’t own a building in 
Jersey City, live out of town, and expect a  man
agement company to run it for you trouble free. 
There is still money to be made in buildings in 
Jersey City, but generally only for those who keep 
a close watch on them.”

What can the city expect from the state and 
federal governments and what can it do for itself, 
especially through the real estate bureau?

Mayor Jordan blames a predecessor and 
government tight-fistedness for a lot of his housing 
woes. Former Mayor Thomas Whelan, he says ,. 
bungled a golden opportunity to benefit from Great 
Society windfalls during the Johnson years.

And the federal government’s  clampdown on 
housing programs malnourished not only the big 
dreams but ancillary needs ranging from personnel 
to demolition grants.

JORDAN is anxious to know what the new 
federal housing program will be, but fears that ur
ban development revenue sharing would cut the 
city’s housing funds by two-thirds or more.

He said that if individual funding of specific 
' programs is replaced by a single block grant, the 

city’s current total of $16 to $20 million could drop 
to a paltry $5 or $6 million a  year.

Because of this possibility, the mayor is looking to 
the state for a housing program. Jordan says he has 
provided information to Patricia Sheehan, the 
state’s  new community affairs director, and hopes 
she will burst forth in September with a  housing 
package that revives some of the old Kennedy- , 
Johnson approaches.

ON THE HOME FRONT, the mayor does not 
deny that the real estate division he created last 
year with grandiose designs of turning the housing 
situation around is ’’limping along because of lack 
of funds.”

The fledgling division, headed by Vera Taylor, 
got 27 percent of its budget requests this year. Jor
dan said her program was one of many good ones 
that landed on the cutting room floor at budget 
time.

Jordan promises that Mrs. Taylor’s office will 
"unquestionably” get more money next year, 
enabling the division to begin going after potential 
abandonment cases about six months after tax 

' defaulting begins.
Community development head Piro says that 

when all property and tax arrears information is 
available on easily accessible computer tape — as 
the plan goes — it will be possible to "tag” problem 
buildings early and attempt to stave off 
deterioration and abandonment.

tie adds that he hopes automation will see 
• tangible results from the efforts made so far by the 

real estate bureau.

THERE IS also talk about the real estate 
division managing the city-owned and lien apart
ment buildings instead of farming the job out to

agents. Another idea- is formation by the city of 
a community development corporation with bonding 
power to give low interest financial help to housing 
rehabilitators. But Business Administrator Peter A. 
Korn said he met with the city’s  bonding counsel 
recently' to discuss a bond issue for housing 
rehabilitation but fears that the city docs not have 
the legal power to make grants to homeowners.

A closer working relationship between lender 
and borrower, especially low income families 
purchasing their first house, could avoid the 
foreclosures that are resulting in more and more 
boarded up buildings throughout the city.

THE GRACE VAN VORST Rehabilitation 
Foundation counsels people who have bought their 
first home under the Foundation’s  auspices. Banker 
D’Antuono says he docs the same with people who 
have taken out mortgages with his bank.

’’Many people simply don’t know how to 
budget,” said D’Antuono. "All they need is a  little 
help. Instead of spending $50 to fix a  leak in the roof 
they’ll use the money for something else and end up 
with $500 in water damage.”

D’Antuono would like to see a program that 
would once again make it profitable for investors to 
own multi-family buildings in Jersey City.

He recommends more tax abatements and low  
cost city or federal government money for , 
rehabilitation. Co-operative ownership of multi*- 
family buildings by tenants would also be beneficial, 
he said.

’’They’d be less likely to punch a hole in .the 
wall if they had to fix it instead of the landlord.”

But besides all this, what can be done "on 
perhaps the most important point of all — stemming 
the flight of the middle class? Unless this can be 
stopped, there will be no end to the deterioration.

Chief city planner Abe Wallach says housing 
inspectors must be vigilant about "fringe” areas 
and nip violations in the bud. •

"YOU HAVE to get inspectors in there and ’ 
penalize the landlord for every violation,*1 he ca id  J 
"If there’s  no heat or something else is wrong, you 
have to get the owner into court. But you can’t just 
slap his hand or postpone the thing or levy a  $50/ 
fine. You have to make it difficult not to comply 
with the code.”

In addition, most planners agree the city should 
contact the owners of fringe area buildings, tell 
them what is expected and extend any help it can in ~ 
preserving the buildings. ' ■

The same should apply to landlords, many of 
whom would be more successful if they kept in 
closer contact with their tenants. "Landlords, 
should reassure tenants they do not intend to let 
the buildings run down," one planner said.

Mayor Jordan also talks hopefully of salvation » 
for the middle income areas and the city in general , 
from several other sources. Among them:. |



—AN UPGRADING of supportive services# l i  
the city does better .with streets, sewers, police and ' 
fire protection and “esthetic improvements/* he 

. says, the benefits will accrue to the general con* 1 
dition of the city’s neighborhoods. - /

— TAX REFORM. The confiscatory property 
tax structure is on the operating table in Trenton. 
Logic says that lower taxes could help save build
ings. “All roads,” says the mayor, lead to tax 
reform.”

— A MAJOR SCHOOL improvement program.
Jordan reasons that a substandard educational ; 
system has driven many young middle income pco* 1 
pie out of the city and predicts that the big capital 1 
improvement program to be unveiled this summer • 
is a giant step in the right direction. j

Fine plans. Great expectations. But how long j 
will it take?. How bad will things get before they j
improve? J
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The answers must lie somewhere between th e' 
glum predictions of the realtors who are getting out 
of the city and the glib encouragement of some 
bureaucrats who would have us believe that th e ; 
cure-all is in a legislative hopper or a cashbox.

A composite prescription would combine plenty 
. of money, progressive legislation, good ad

ministration and — perhaps most important — ag
gressively positive behavior by property owners and ' 
city dwellers at all income levels.

Comments from varied sources indicate 
strongly that with" good backup, tenant committees . 
and block associations can work wonders. ;

Buildings make up blocks. Blocks make up - 
I neighborhoods. And neighborhoods combine to make . 

a city where decent lodgings should be everyone's  ̂
birthright

t V
housing

Several bills passed or pending in the state legislature 
could affect Jersey City’s housing crisis. -

Eileen Tulipan Martini, legal aide to Mayor Paul T. Jordan, 
provides this list:

—A bill passed by both houses and awaiting Gov. Byrne’s

signature would cut the waiting time for tax foreclosure fn half.
The current four-year waiting period is blamed for the 

fact that most buildings fall into hopeless disrepair by the 
time the city takes title to them.

—Another measure would declare a five-year moratorium 
See HOW TRENTON -  Page 17.

Continued from Page 1 
on tax reassessments for building owners who fix up 
their property.

A similar bill died last year, but Mrs. Martini 
says it is being reworked to be “more palatable to 
suburban areas.”

—Two bills to be combined in committee would 
increase the interest rate on delinquent tax bills and 
make it just as expensive to redeem property once 
it is sold in a city tax sale.

The interest on due taxes over $1,000 would go 
from 12 to 15 per cent. The redemption fee would 
rise from 8 to 15 per cent. ^

Under the . current system, a  ‘delinquent tax
payer saves 4 per cent by waiting to pay up until his 
property is sold in a tax sale.

Raising the redemption rate on tax sale cer
tificates would make buying them more attractive 
to investors, who now find that they can make 8 per 
cent in a savings bank without the hassle of in
volvement in real estate.

—A measure that has passed the Senate and is 
now in the Assembly taxation committee would 
make it clear that.the city can use leftover rent 
money from city-run apartment buildings for • 
necessary repairs.

This bill may not be a major accomplishment, 
since experience shows that there is usually no 
money left over for significant improvements once 
the tax collector is paid.

• ; —Two bills introduced in the Assembly would 
. " establish housing rent subsidies much like the • 
j frozen Federal Housing Administration programs, } 

but the outlook for those measures is hazy, Mrs. 
Martini said.
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ECONOMIC ASPECTS OF THE MORTGAGE CRISIS

The difficulty in obtaining mortgage funds is not a problem con

fined only to older, declining urban areas. Indeed, these areas have 

special problems in securing financial resources, but their problems 

are only part of a national crisis in mortgage availability which is 

affecting cities and suburbs alike.

Today's potential homebuyer finds himself caught in the midst of 

a tight money period designed to stem the tide of inflation. The use 

of monetary policy entails a restriction in the growth of the country's 

money supply, thereby curtailing its availability to banks for loan 

purposes. Competition ensues for the available funds as the demand for 

loans increases. Interest rates —  the amount charged for borrowing 

money —  rise as industry competes with housing for capital. A money 

crunch will hit housing first due to the countercyclical nature of the 

housing industry.

The term "countercyclical" is used to indicate the fact that while 

the general economy enjoys an upswing, loan demands increase and interest 

rates rise, housing production declines as housing loses in the competi

tion for capital. Conversely, when the economy starts down, the cost of 

money decreases and housing production increases.

Housing's difficulties are further compounded by a process known 

as "disintermediation." Since financial institutions act as inter

mediaries between savers and borrowers, the flow of savings into these

68
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institutions becomes a critical factor in determining the number of 

loans that will be available for mortgages and other investments.

Savings and loan associations, savings banks, etc. are the institutions 

which traditionally finance mortgage and construction loans. Placement 

of savings with these institutions for investment by them is termed 

^intermediation." When an individual decides to invest his money dir

ectly, savings are diverted away from financial institutions into 

alternative investment opportunities and "disintermediation" occurs, 

prime motivation is given to disintermediation when interest rates 

on short-term investments soar. Meanwhile, financial institutions are 

restricted by law as to the maximum interest they may offer savers.

Money therefore moves out of the financial institutions, reducing supply 

and causing the remaining money to cost borrowers more. This "expensive 

money" discourages home buying since monthly mortgage payments increase 

significantly with even small upswings of the interest rate.

Other factors, outgrowths of both inflation and tight monetary 

policy, also contribute to housing's plight. Banks are forced to become 

more selective in screening credit applications and more families are 

finding that they do not meet the financial qualifications necessary to 

get loans. Inflation has eaten away at the cash reserves of potential 

buyers and many are unable to accumulate the larger downpayments that 

are required. Banks now frequently require a downpayment of one-third 

as opposed to one-quarter of the mortgage amount. In addition, the 

maximum allowable mortgage is no longer computed on the basis of two 

times the buyer's income; it is now figured at one and one-half times
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income. The mortgage amortization period —  the "term" of the loan —  

has been reduced, in many instances, from twenty-five to twenty years. 

This has the effect of increasing the monthly payments. It is also 

becoming more difficult to find assumable mortgages. An assumption is 

an agreement by one party to pay an obligation originally incurred by 

another on terms contracted for by the original obligor. Now, in an 

increasing number of cases, buyers must begin with new mortgage arrange

ments and their associated higher interest rates.

Inflation has also taken its toll in the form of rising building 

and land costs. Today land is the fastest-growing component of housing 

cost. Material and labor costs have also jumped dramatically within the 

past year.

Add to these difficulties the uncertainty caused by the energy 

crisis and rising unemployment and the national housing picture becomes 

increasingly dim.
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FAIR HOUSING INFORMATION STATEMENT 

Jointly Sponsored By

BOARD OF COVrr.NCr.S OF THE 
FEDERAL RESERVE SYSTEM 
Washington, O .C . 20561

OFFICE OF THE
COMPTROLLER OF THE CURRENCY 

Wochlogton, O. C. 20220

FEDERAL HOME LOAN BANK 
BOARD

Washington, O.C. 20562 .

FEDERAL DEPOSIT IN5V3A2CE 
CORPORATION 

WsshiRSton, O .C . 20420 '

SECTION I. APPLICANT RETAIN [ J o  b e  c o m p le t e d  b y  L e n d e r )

TO PROTECT THE CIVIL RIGHTS OF ALL BORROWERS IN ACCORDANCE WITH FEDERAL LAW, THE FEDERAL 
GOVERNMENT REQUESTS THAT YOU PROVIDE THE FOLLOWING INFORMATION WHICH MAY BE REVIEWED 
BY GOVERNMENT AUTHORITIES TO ASSURE FAIR TREATMENT Or ALL LOAN APPLICANTS. I

This lending Institution does not consider race , color, religion, or ra tional origin in determining whether 
or not you should receivo a loan. It reviews a variety  of factors when considering a loan application . 

•Those include: (1) the income of tho applicant and other family n sm to rs: (2) the appraised value of tha 
property: and (3) credit references.

If your loan application is disapproved, you are entitled  to  have tho reasons explained to  you. If you 
have cause to  believe that you have been denied a  lean because of race , color, religion,* or national 
origin, you may d iscu ss  tho matter with tho management of th is  lending Institution, and you have tha 
right to  file  a complaint, containing relevant fac ts , including d a te s , and your name# with:

A ssistan t Secretary for Equal Opportunity 
•< Department of Housing and Urban Development

Washington. D .C . 20410
or your local department of Housing and Urban Development or Federal Housing Adm inistration Office, 
or you may take any other appropriate action provided by law. (T it to 42, Section 3612, United States Code).

NAME AND ADDJE55 OF LENDING OFFICE APPLICANT SUPPLIED 
INFORMATION

d a j e APPkUSAjiON 4*0.

n  v«» □  n o

SECTION II. TO DE COMPLETED 3Y LENDER
1. NAME AND ADDRESS OF LENDING OFFICE 

: -• " • \  • ' *' '
.

2# IDENTIFICATION NUMBER | 3. APPLICATION 
APPROVED

001
•

B 002
Yes No

4e AfrUCAIJJDN NO.

003
6. ADDJLESS Of PROPERTY t tJ c *  S lz a e t , C i ty ) 6. N /A

0<M
m 7. STATE

005

8. SMSA 9. CENSUS TRACT

00$ 007

SECTION I I I ,  TO BE COMPLETED BY APPLICANT

10. TO THE APPLICANT: C O M P L E T IO N  OP S E C T IO N  I I I  OP T H IS  P O PM  IS  C O M PLE TELY V O L U N T A R Y , 
l l ,  efier reeding th is  form, you decline to supply th l*  Information, *#X ,# th is  box »■ ■■ 
and sign vour nem# In bon 20,

003

11. NAME OF APPLICANT :2 . AGE 13, SEX 14. MARITAL STATUS
010 MALE O i i SINGLE |I 014 MARRIED

' 009 O il female 013 DIVORCED ( 015 WIDOWED
15. NAME Of SPOUSE OR OTHER APPLICANT "  .

■. < •

16. AGE 17, SEX te. MARITAL STATUS
017 male 019 | SINGLE 021 | MARRIED

016 018 female 020 i DIVORCED 022 | WIDOWED

RACE OR ETHNIC DESCENT * APPLICANT SPOUSE/OTHER
APPLICANT

Please JnJIcnte your race or ethnic descent* 
It you f it  Into more then one category, 
please check the one which you believe best 
describee you, ••Spanish Descent•• Includes 
persons of Puerto Ricen, Cuban, Meslceo eod 
Coot/• ! end South American descent# •

AMERICAN INDIAN ,

A S IAN .......................

6LACK/NEGRO . . . 

SPANISH DESCENT
WHITE.......................
OTHER fSpecify!

024

025
026

028

029
030

033
034

• ^  i bnve read this form,and acknowledge receipt of SAction U—>
30. SIGNATURE OF APPLICANT 21. DATE

PHIS
A pril 1974 U.S. GOYttM^RiT PPISTIKG O IF 'S K t  1374 O • M I- t i l
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RULES A N D  REGULATIONS . 73 2712:3

l - 'O R M  'L V

Federal Depoiii Insurance Board of Governors Federal Homo Loan Office of the
Corporation of the Bank Board Comptroller of the Currency

Federal Reserve System

FAIR HOUSING INFORMATION STATEMENT
INSTRUCTIONS: The original of this statement is to be retained by the lending institution. One copy is to be given to die applicant immediate 
ly upon the occasion of his application. If  die subject loan request is disapproved the remaining copy with die reasons for such disapproval is 
also to be forwarded to die applicant
DATE OF A PP L IC A T IO N A M O U N T O F LOAN R E Q U E S T E D A P P L IC A T IO N  NO

NAME OF A PPLICA N T A D D R E S S  OF P R O P E R T Y  w h i c h  is THE S U 0 J E C T O F  t h i s  A P P L IC A T IO N  (S tre e t  a n d  N o . C i ty  S ta te  
a n d  Z I P  C o d e !

-
NAME OF SPOUSE OR O T H E R  A P P L IC A N T

TO PROTECT THE CIVIL RIGHTS OF ALL BORROWERS IN  ACCORDANCE WITH FEDERAL LAW. THE FEDERAL 
GOVERNMENT REQUESTS THAT YOU PROVIDE THE FOLLOWING INFORMATION IT  WILL NOT BE CONSIDERED 
BY THIS LENDING INSTITUTION IN  DECIDING WHETHER OR NOT TO MAKE A LOAN TO YOU. BUT IT M A  Y BE 
REVIEWED BY GOVERNMENT AUTHORITIES TO ASSURE FAIR TREATMENT OF ALL LOAN APPLICANTS

This institution does not consider race, color, religion or national origin in determining whether or not you should receive a loan

________________________ _________________________PART I (To be completed by applicant)___________________________________________
NOTE' Your completion of this form is completely voluntary. I f  you decline to  fill out this fo im , check here Q  and sign your name below.

PLEASE INDICATE RACE OR ETHNIC DESCENT ( I f  y o u  f i t  m o re  th a n  o n e  c a te g o ry , p lease check, th e  o n e  w h ic h  y o u  b e lie v e  b es t describes y o u  "S panish  
1 d e s c e n t"  in c lu d es  perso ns o f  P u e r to  R ic a n , C u b a n , M e x ic a n  a n d  C e n tra l a n d  S o u th  A m e r ic a n  d e s c e n t.!

APPLICANT SPOUSE OR OTHER APPLICANT
□  II) A M E R IC A N  IN D IA N  

Q  IA ,  ASIAN

□  IBI B L A C K /N E G R O

□  IS) SPA N ISH  DESCENT 

Q  IWI WHITE N O N  SPA N ISH

□  10) O T H E R  (S p e c ify ) .

□  III A M E R IC A N  IN D IA N

□  IA* ASIAN

□  IB* BLA CK , 'N EG RO

□  <S» SPA N ISH  DESCENT

□  (W> WHITE N O N  S PA N ISH  ------
□  IOl O T H E h  (S p e c ify ):

M you have reason to  believe th a t you have been denied a loan because of race, color religion or national origin you have the  right
to file a com plaint, containing relevant facts including dates and your name with

•
. Assistant Secretary for Equal O pportunity  

D epartm ent of Housing and Urban Development 
W ashington, D.C. 20410

or your local D epartm ent of Housing and Urban Development or Federal Housing A dm inistration office or you may take any other 
appropriate action provided by law

S IG N A T U R E  OF A PPLICA N T S IG N A T U R E  OF S PO U S E  O R  O T H E R  A PP L IC A N T

PART II (To be completed by the (ending institution only if  the application is disapproved)
R E A S O N S  F O R  O lS A P P R O V A t

SIGNATURE OF BANK OFFICER 

5700/07 14 74)

OATE OF DECISION

FEDERAL REGISTER, V O L  3 9 , N O . 144— THURSDAY, JULY 2 5 , 1 9 7 4
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FORM 'C

EQUAL HOUSING LENDER FORM '
Jointly Sponsored By

RULES A N D  REGULATIONS
7 4

do a mi or oorrnnoM or mr  orrrez orrLDERAL RLSERVK flTSTm COUPTVOLLE* Of 1
lAabiogtos, D.C. 2OSSl Vseblngtoo, D

Disposition;
(Circle the appropriate lettered box.) 

[A] Approved [B] Denied [C) H/A

Part I: PERSONAL ECONOMIC DATA •
Applicant's Name (Last) (First) (Middle) Subject Property

Spouse's Name (Last) (First) (Middle) . Street Address

Address City, State, 6 Zip Code

City, State t Zip Code

(For Items 1 through 0 circle the appropriate lettered box.)
1. COMBINED CROSS ANNUAL INCOME:

[A] $0 - 5,000 (B] $5,001 - 10,000 [C] $10,001 - 15,000 [D] $15,001 - 25,000 [E] Over $25,000

2. YEARS AT PRESENT OCCUPATION:
- • (A Applicant)

[A] Not Employed [B] Less than l Year 
[C] 1 Year [D] 2 Years [E] 3-5 Years
[F] Over 5 Years

3. AMOUNT OF COMBINED OUTSTANDING DEBTS:
[A] $0- 5,000 [B] $5,001 - 10,000 [C] $10,001 - 20,000 (D) $20,001 - 35,000 (E) Over $35,000

4. COMBINED MONTHLY DEBT PAYMENTS:
[A] $0- 100 [B1 $101 - 200 [C] $201 - 30b [Dl $301 - 500 (E) $501 - 800 [F] Over $800

6. COMBINED ASSETS:
[A] $0.- 5,000 [B] $5,001 - 10,000 (C) $10,001 - 20,000 [D) $20,001 - 30.000
[E] $30,001 - 60,000 (FJ $60,001 - 100,000̂  [C] Over $100,000

$. AMOUNT OF LOAN REQUESTED:
[A] $0 - 2,500 [B] $2,501 - 5,000 (Cl $5,001-10,00. [D] $10,001 » IS.000-
[E] $15,001 - 25,000 (F) $25,001 - 35.000 (C) $35,001 - 45,000 (UJ $45,001 -60,000 " •
[I] $60,001 - 75,000 [J] Over $75,000

7 . PURCHASE PRICE OF SUBJECT PROPERTY-
(A) $0 - 5,000 [B) $5,001 - 10,000 [C) $10,001 • 20.000 [D] $20,001 - 30.000 
[EJ $30,001 - 50,000 [F] $50,001 75.000 (G) Over $75,000 * •

8 SUBJECT PROPERTY WILL BE OWNER-OCCUPIED- 
’(A] Yes [B] N o .

(B. Spouse)
[A! Not Employed [B] Less than l Year 
[C) 1 Year (D) 2 Years [E] 3-5 Years
[F] Over 5 Years

nrr
KE CURRENCYc. 20220

rrorRAL roiiK lo a m
DANE BOARDlaeblG$tofl. D.C. 20SS2

rfOFrtAL DEPOSIT 
IXCVRkHCK CORJORATIOtf f»S6ln$toa, D.C. 20429

E3ILF NO.
iNsriTuriw i .d. [ )[ ][
STATS................ [][)
EISA . . [ ][ )[
mcr......... [ H H
LOAN APPLICATION ID.___________

suffix
H H  I 

) . [  I t  1

FEDERAL REGISTER, VOL. 3 9 , N O . 1 4 4 — THURSDAY, JULY 2 5 . 1 9 7 4



RULES A N D  REGULATIONS 75
P a r t  I I :  PERSONAL DESCRIPTIVE DATA *

Hie FcdcAat Gavc/inmcnt,' not thi* tending iniltuCion, cukt you to pxovide the  
iotZovxing in&owitLon <u pcuit o& LU pnognam to cuiuac. equal tAvtfment o( a l l   ̂
citizen* undcA die C ivil tUgfits Act 196$. Federal Imo prohibit* thi* in s titu tio n  
&Aom denyoig n housing loan o\ di*c/iiminaiing in  the amount, in te res t nxite, donation, 
on ot/icA tcAm* oi die loan because oi die applicant's nace, colon, netigion on 
national onigin. .

Xm Ploaso c irc le  tho le tte red  box below which you believe best describes your ethnic 
^  iden tification ;

("Spanish Descent" includes persons of Puerto Rican, Cuban, Mexican and Central and 
South American descent.)
[A] American Indian
[B] -Khite/Caucasian

[B1 Asian [CJ Black/Negro [D] Spanish Descent 
(FJ* Other

2. MARITAL STATUS.
(Circle the appropriate lettered box.)

(A] Single [B] Married [C] Divorced (D) Widowed

3. SEX: ‘
(Circle the appropriate lettered box.)

(A) Male [B) Female

C • ■ X
* P a r t  I I I ;  DENIAL OR FAILURE TO SUBMIT •“?

(To be filled in by Institution only if loan is denied or if written application 
la not submitted.)'
(a) Date of denial by institution if written application has been submitted:

(b) Reasons for decision of for failure to submit written application* "

APPLICANT COMPLETED:

Signature of Applicant

Signature of Interviewing 
Officer

Part 1 Part IX
f 1 f 1

None
r i

OFFICER COMPLETED: 
Part I Part II None
' M  ( ] ( 1

Data

Date

Signature of.Of floor Ccrplctinc Part III Da to

No. M —Pt.I- FEDERAL REGISTER. V O L  3 9 , M O. 1 4 4 — THURSDAY, JULY 2 5 , 1 97 4
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