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Abstract

NEIGHBORHOOD STABILIZATION:
A COMMUNITY DEVELOPMENT PROJECT 

EMPHASIZING WORK IN MULTIPLE DWELLINGS
by

John D. Morrison 

Chairman: Professor Irving Weisman

Housing segregation continues to be a problem in 
American cities and creates negative effects for city resi­
dents both black and white. Housing segregation creates 
other problems such as school segregation. Often the inte­
grated neighborhood is only a transition stage between a 
neighborhood's changing from all white to all black. There 
is a strong need for mechanisms that would encourage the 
stabilization of integrated neighborhoods. Policies both• 
federal and local that would encourage stabilization are re­
viewed.

The literature related to neighborhood social change 
is reviewed. The traditional view of "tipping point" has 
relatively little precision or utility as a predictive de­
vice. What is proposed is a more complex model that sees 
choices to enter or leave a particular neighborhood as being 
much like other consumer choices. Choices are made based on
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a wide variety of factors, racial composition of an area 
being only one element influencing tbs rhoire.

The limited literature cn integrated neighborhoods 
is discussed.

The writer feels that the full potential of local 
neighborhood organizations to promote stabilization has not 
been utilized and such groups tend to be overlooked as ap­
propriate social work auspices. Yet the literature and 
social work philosophy seem to give strong support to such 
local based efforts when aided by some social work staff.
Such neighborhood groups by there nature are close to the 
problem and can respond with flexibility to changing condi­
tions. Appropriate roles for such groups would emphasize 
community development rather than community social action or 
social planning to use Jack Rothman's typology. Negotiation 
rather than confrontation should be emphasized in dealing 
with problems.

In addition to dealing directly with problems local 
groups have other options open, such as promoting the posi­
tive aspects of the area. Some operating principles appli­
cable to such local efforts are discussed.

An important assumption supported by empirical data 
from other neighborhoods, is that, is the process of local 
residents coming together to deal with common problems, 
their sense of neighborhood.is enhanced. This in turn should 
contribute to stabilization of the neighborhood.

A transitional neighborhood and its local associa­
tion in Brooklyn were selected to test these notions. One
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aspect of the association's work, organization of tenants 
in apartment buildings, was chosen to demonstrate the hypo­
theses that tenants could be organized into an effective 
force to deal with a problem confronting them, physical de­
cline in the buildings. It was further hypothesized and is 
solving this problem that tenants' sense of community would 
be enhanced, which in turn would aid in racially stabilizing, 
organized buildings.

In reviewing results of the program, it was found 
that most organized buildings (67% of the 64 buildings) had 
good improvement and an additional 1 1 % had some improvement 
on the basis of scales developed for the project. Im­
provement was accompanied by substantial increase in land­
lords' expenditure for repair. Success seemed more related 
to expenditure of worker time in a particular building 
rather than worker's level of training. A crucial factor in 
success of the tenant organization effort was the ability of 
leadership from the building itself.

Small buildings (under 16 units) tended to have more 
and different problems, than larger buildings which suggest 
the need for a differential approach to these buildings.

Tenants did become more involved in activities in the 
wider neighborhood and attitudes about the neighborhood 
tended to be positive.

The success in solving physical problems did not 
have the intended effect in racially stabilizing buildings, 
however. Two reasons are suggested for this. Long term 
residents view current status of neighborhood, if it has had



some decline, much more negatively than new residents. More 
importantly substantial destabilizing pressures occurred 
from population shifts within the city (rather than shifts 
from outside the city); . these were largely a
result of large scale housing abandonment in adjacent neigh­
borhoods. This suggests a need for overall city wide hous­
ing policy.
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CHAPTER I

INTRODUCTION AND OVERVIEW

Neighborhood Stabilization 
An all too common urban phenomenon is the "changing 

neighborhood" where both racial and class change is occur­
ring. While there is value in racial and class diversity, 
often the "integration" of a neighborhood is only a transi­
tion phase that the neighborhood goes through as it changes 
from all white to all minority. A change in class also fre­
quently takes place as middle class minority group members 
move on to other areas. The resulting lower class minority 
population is often exploited by those who want to make a 
quick dollar on their investment without risking any further 
investment. The population also has great difficulty in 
overcoming the multitude of problems facing them because of 
a lack both of significant resources and of confidence to 
deal with these problems.

The unmet need to be addressed in this project is' 
the development of effective mechanisms, within neighborhoods 
that have undergone racial change, to assure that: 1 . these
neighborhoods remain integrated; 2 . that concrete problems 
that affect the neighborhood are dealt with; 3. that efforts 
which can build a sense of community within a neighborhood 
are encouraged.
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A central assumption in this project is that dealing 
with concrete problems and building a sense of community are 
not only important in themselves but also contribute to the 
promotion of racial stability within a neighborhood by 
changing attitudes of those contemplating moving out of or 
into an area.

In this project physical deterioration of multiple 
dwellings, seen as a major problem by most community resi­
dents, has been chosen as an area of focus to test whether 
efforts to solve these problems are effective and whether 
such efforts have effect on the more general concerns of 
stabilization. What is proposed is basically a community 
organization approach. It is believed that community organ­
ization methods can be more effective when employed in what 
is essentially a preventive and early treatment situation.

Experience has shown that neighborhoods can become 
racially stabilized. Most examples, however, involve popu­
lations which both own their homes and are middle class.
What is proposed here is an approach that is applicable to 
more economically integrated areas, typical of what is found 
in large cities. Both theory and the practical experience 
of other neighborhoods suggest that direct approaches to 
promotion of integration (e.g., neighborhood publicity and 
open housing efforts) are not enough to assure success in 
achieving and maintaining integration. In fact, these ef­
forts alone may increase community tensions to the long run 
detriment of community stability and integration. There 
must be support of a neighborhood's goals by a substantial



number of residents if there is to be a true sense of neigh­
borhood. By assuring that there is a potential benefit for 
most residents, that concrete problems will be dealt with, 
there can also be support for the association's goal of 
maintaining integration. The involvement of residents in 
dealing with problems and needs not only aids in achieving a 
direct goal but serves as a bridge between various segments 
of the community, which is helpful in promoting a realistic 
view of the area and in stabilization.

The Overall Need For Community Stabilization
An overall goal is community stabilization. This 

concept has been promoted by the New York City's Commission 
on Human Rights and Eleanor Holmes Norton, its Chairperson, 
in particular. The general realization, now, is that inte­
gration has occurred in many areas in the past. Integration 
frequently however has merely been a transitional period 
during which an area goes from a white segregated area to a 
black segregated area. The principal beneficiaries of this 
process are the real estate agents who benefit from the com­
missions involved in various real estate changes. The resi­
dents who move out often face a loss in money and/or the 
anxiety of making a move they have mixed feelings about.
The new residents may improve their immediate housing situa­
tion but seldom have any assurance that this will be a per­
manent benefit. All too often everyone feels a need to keep 
moving to maintain comparatively decent housing accommoda­
tions. What most would like is a relatively stable situation
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where they would not feel pressured to move.
Eleanor Holmes Norton has made a strong case for

"stabilization" programs:
"We believe racial stabilization and neighborhood 
preservation to be as central to the problems of 
the cities in the 1970's as Model Cities and anti­
poverty approaches were the critical urban strate­
gies of the 1960's. To be sure, the strategies to 
reclaim the long neglected slums must continue and 
be redoubled, but it would be foolish to allow 
areas which can be saved- from decline to deter­
iorate simply because we refused to look at them 
early enough. We must act before decay threatens 
to become unredeemable.
"Without encouraging stably integrated neighbor­
hoods, resegregation of neighborhoods rapidly 
takes place and cities become black, brown and 
poor enclaves surrounded by white suburbs to which 
the tax base necessary for urban health has also 
fled."i

Ms. Norton's use of "stabilization" implies more 
than simply arresting a racial mix at a certain level in a 
particular neighborhood. Implicit is creation of conditions, 
physical and social, that will aid the stabilization of popu­
lations. Implicit is also some latitude for racial change 
but at a limited rate and in such ways that an area remains 
a good place to live.

This unmet need must be seen within a large context 
of neighborhood racial change, housing discrimination, sup­
ply and demand of housing and the general status of minor­
ities in our society.

OVERVIEW
The following are the major chapters into which the 

remainder of the work is divided. A brief summary of each 
chapter is presented.
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POLICY
Inasmuch as this area is rather complex and is not 

often discussed in social work literature a need was felt to 
review in some depth both the problem and the policy that 
has, or should impinge on the problem. That the problem is 
frought with value judgements also supported the need for a 
review of policy— it may be harder to deal with this problem 
subjectively than some others. Therefore a more conscious 
effort seemed needed to examine the policy and value dimen­
sions of the problem so that direction can be as clear as 
possible.

Segregated housing patterns have been an important 
feature of American urban life essentially for the entire 
history of the country.

Most public policy until recent years had an effect 
of perpetuating segregated housing patterns. Even such poli­
cies as FHA mortgage insurance and urban renewal have tended 
to support segregated housing.

The writer presents reasons why public policy and 
private efforts should support stabilized integrated 
neighborhoods. A review of macro policy is made which re­
views major options and reviews them from a standpoint of 
values and effectiveness.

TRANSITION AND STABILIZATION PROCESS
The literature available in the areas of how change 

takes place in neighborhoods and that available on stabil­
izes neighborhoods is reviewed. Part of the purpose, again,



is to add to the clarity in potential direction and to state 
the problem as clearly as possible. The writer reviews 
traditional views on racial succession and presents a more 
encompassing view of neighborhood change which sees racial 
stabilization as a possibility and views changes as being to 
a large extent dependent on a series of consumer choices 
made much like any other consumer choices. Factors that 
help to determine whether families choose to enter or stay 
in a neighborhood include value, convenience, sense of com­
munity in addition to a basic sense of "viability", such as 
safety.

The literature supports the view that the chances 
for continuation of stabilized integrated neighborhood has 
increased as immigration has diminished and as people have 
become more accepting of interacial situations.

INTERVENTION
Intervention is discussed from a strategic stand­

point and on a basis of what would be appropriate interven­
tion strategies for a program to be conducted in a local 
neighborhood.

A brief review of neighborhood as a concept is pres­
ented particularly from the aspect of neighborhood stabiliza­
tion. The nature of voluntary associations is reviewed along 
with conditions which enhance their effectiveness. Specifi­
cally neighborhood associations in middle class areas seem 
to have greater potential for success than those in lower 
income areas.



The work of Rothman and others is reviewed for an 
understanding of which strategies and roles are most appro­
priate for a program that is focused on a local neighborhood.

PROGRAM DESIGN 
In designing a specific program the organizational 

and locational context within which the program was designed 
are reviewed together with options open to local community 
groups. In addition some practice principles, which are 
useful to this and similar programs, are reviewed. The rea­
sons for choosing a design that focusses on multiple dwel­
lings are presented.

EVALUATION DESIGN 
The initial design of the program was to review 

physical changes and racial change in multiple dwellings. 
Reviews of organizational success, implementation problems 
and cost factors are presented to serve as a basis for con­
sideration of similar programs in other areas.

FINDINGS AND IMPLICATIONS 
The program was found to not have the desired effect 

in terms of racial stabilization of multiple dwellings. On 
the other hand the program did seem to have a positive ef­
fect on physical condition in buildings. Such results were 
found to be cost effective. The organization also was able 
to maintain itself and become increasingly independent over 
the course of time.
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Footnotes for Chapter I

1. New York City Commission on Human Rights, A Proposal
For a Demonstration Project to Develop a Total Housing Stra­
tegy; Integration and Stabilization (New York: 1973), 
pp. 2 & 3.



CHAPTER II

POLICY CONSIDERATIONS 

Overview
This review of policy considerations starts with a 

brief discussion of past public policy that until recent 
years has favored, and supported residential segregation 
rather than acting to eliminate it.

The negative effects of housing segregation are sum­
marized as well as the extent to which it is voluntary. The 
reasons for favoring residential integration are also dis­
cussed.

Policies that favor integration and stabilization 
are discussed, and Downs' work is reviewed as an aid to ana­
lyzing policy options. The nature of levels of intervention 
are discussed and the need for comprehensive national poli­
cies in this area are presented together with a brief review 
of groups already in the field.

Past Policy That Has Promoted Segregation
Residential racial segregation has been a fact in 

American cities for most of their history.
Public policy for a long time openly favored segre­

gation through zoning ordinances, restrictive covenants, and 
public housing policies. Income tax incentives are used as
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an indirect subsidy to middle-income families (usually white) 
with much less direct subsidy being given to the poor (who 
are more often black). Credit has often been granted only 
in segregated situations or in ways that favored whites, 
suburbs or new construction.

The use of private developers and brokers as the 
principal actors in housing often perpetuates segregationist 
policies of the larger society. National transportation and 
suburban development policies have favored perpetuation of 
essentially segregated suburbs. Even urban renewal, while 
often promoted as a way of helping the poor and minorities, 
displaced more people than were re-housed, forced the poor 
to pay higher rents and perpetuated segregated housing prac­
tices.^

Housing segregation has seemingly always been a part 
of the American scene. Not only has this been supported by 
custom, it has also been supported in many ways by official 
public policy. This situation has had negative effects in 
the lives of American blacks starting with the need to spend 
more for adequate housing or being denied adequate housing 
altogether. There have also been negative effects in nume­
rous other ways that impinge on the psychological and social 
well being of blacks. There have also been other difficul­
ties because stereotypes whites have of blacks are rein­
forced by lack of contact with blacks: This also stems in
part from segregated housing.

This review proceeds from a point of view that sees 
housing segregation as wrong and something that must be
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dealt with. It further seeks to establish that one impor­
tant way to achieve an eventual stability is through inte­
grated neighborhoods where residential patterns can be sta­
bilized.

EFFECTS OF HOUSING SEGREGATION
Housing segregation necessarily involves dis­

crimination, if not supplemented by large-scale 
intelligent planning in the housing field of which 
America has as yet seen practically nothing.
Housing segregation represents a deviation from 
free competition in the market for apartments and 
houses and curtails the supply available for 
Negroes. It creates an artificial scarcity when­
ever Negroes need more residences, due to raised 
economic standards or increased numbers of the 
Negro population. It further permits any pre­
judice on the part of public officials to be free­
ly vented on Negroes without hurting whites.^

Ghetto conditions in themselves may be sufficient to 
prompt thoughts of ways of eliminating them.

A complete analysis of ghetto problems would be a 
major work in itself. Some of the more obvious problems may 
be worth reviewing:

•A "captive" market is forced to pay exorbitant 
prices for goods and services that are often inferior.

•Discouragement and bitterness often create a per­
vasive atmosphere that makes constructive action harder.

•A suburban population often knows little about 
ghetto conditions and sees no reason to do anything about 
them.

•High rates of illness and social problems seem to 
prevail in the ghetto; e.g., educational deficiencies, un­
employment, dependency; and these conditions seem to
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reinforce each other.
•A diminished tax base caused by white migration to 

the suburbs and the diminishment of political support to 
remedy urban conditions perpetuate present conditions and 
generate new ones.

•By continuation of present policies the amount of 
segregation (if not the rate) is likely to increase, which 
will make the problem even harder to deal with in the fvi'tdre.

•Any attempts to deal with non residential segrega­
tion; e.g., school integration; can be undone by rapid re­
segregation of areas.

•The rational planning and development of metropoli­
tan areas is affected. To avoid integration, development 
plans are emphasized (through zoning) that use extraordinary 
amounts of land per housing unit. The resulting sprawl (and 
uneven development is often a problem in itself. Without 
stabilization relatively long term planning for neighbor­
hoods is not practical because one cannot predict what kinds 
of changes may take place in an area.

•The black unemployed have less access to informa­
tion about the suburban job market and are thus cut off from

3a significant array of jobs.
•More basically, the continuation of segregated 

neighborhoods has come to symbolize the inferior position of
4Negroes in the American city.

And the personal damage is not to Negroes alone.
Many of the neighborhoods newly entered by Negroes 
since World War II have been occupied by middle- 
aged and retired white families who often look upon



13

their current homes as being their last— and whose 
emotional attachment to both house and neighborhood 
is based upon ties of familiarity and friendship 
built up over many years. These occupants feel 
deeply threatened by the entrance of a Negro family.
The result often is mental stress, misery, and 
loneliness, as well as a sense of overwhelming per­
sonal loss at being "forced" to leave a home and 
neighborhood one had grown to l ove.5

It is not surprising then,that the Kemer Commission- 
while recommending policies to allow more minorities to 
move out of cities, at the same time recommended an increase

g
in the supply of low income housing in the cities.

Extent to Which Housing Segregation 
is Voluntary

Residential segregation has many negative features 
including putting blacks and the poor at an unfair advantage 
in housing and job markets, negative psychological effects 
of ghettoes, problems of orderly development and preserva­
tion of urban areas and the self perpetuating nature of seg- 
ration. That discrimination (rather than preference or 
poverty) is the central reason for racial segregation is 
supported by the literature.

A major question related to housing segregation is 
the extent to which it is voluntary. If it indeed is volun­
tary, appropriate public action might be limited. If, on 
the other hand, it is a matter of restraint on free choice, 
public action would seem not only appropriate but required. 
Measurement of segregation and its causes is essential not 
only to assess the incidence of segregation and its possible 
causes but also to measure trends and the effects of any



remedial action.
7Myrdal felt that three main factors determined 

minority group housing concentration:
1 . poverty, preventing individuals from playing 

higher cost for housing
2 . ethnic attachment, and
3. segregation enforced by white people
A major contribution of the Taeburs has been devel­

opment of a "segregation index." By comparing the actual 
distribution of blacks and whites against what would be ex­
pected if blacks and whites were distributed randomly through 
out the city, an index can be developed. The Taeburs pre­
fer to do this using block data. If there were complete 
randomness the index would be zero, if there were absolute 
segregation— if blacks and whites never lived in the same 
areas— the index would be 100. While the index does not 
tell much about the quality of the segregation it is advan­
tageous because it is objective and easily calculable and is 
not directly dependent on the number of blacks living in a 
city. This index can be used to assess relative segregation 
between cities and for trends over time. Typical indices for 
cities across the country since 1940 have ranged from .60 to 
above .96.

The Taeburs, after analyzing data related to the 
above factors, come to the conclusion that "Discrimination 
is the principal cause of Negro residential segregation, and 
there is no basis for anticipating major changes in the seg­
regated character of American cities until patterns of
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housing discrimination can be altered.8

Policy Considerations For 
Promotion of Stabilized Residential 
Integration At a Neighborhood Level

Overview
Several key policy issues relevant to promotion of 

stabilized integration at a neighborhood level need to be 
addressed. Such as

1. Should integrated neighborhoods be favored?
For reasons given later, it is felt they 
should be, but clearly even this is contro­
versial.

2. What policies would favor this development
(Efficiency) at various levels including a 
local neighborhood with unique 
problems?

3. Which policies are acceptable from a moral stand
point? (Goodness)

4. At what level would policies be most appropriate
ly (and feasibly) located, either national, 
state, local or neighborhood?

5. Given a particular neighborhood and its unique
qualities, which policies can it or should 
it choose to pursue?



16

Reasons For Favoring Racially 
Integrated Stablized Neighborhoods 

It is this writer's belief that stabilized integra­
ted neighborhoods offer one of the most powerful tools avail­
able to improve housing opportunities for blacks and reduce 
many of the serious disadvantages they have faced. While I 
believe that the times and present conditions favor major 
actions to encourage stabilized neighborhoods, it must be 
acknowledged that a significant number of blacks and their 
supporters have reservations about the desirability of this, 
as do many whites. It must also be acknowledged that two 
other major programs are required if this is to have impact 
beyond a relatively few participants. First, meaningful 
results must be achieved in opening up all areas to black 
residence by such means as enforcement of open occupancy 
laws. Secondly, more significant efforts at developing 
sound housing for all low income citizens at prices they can 
afford must be made.

Some of the reasons the promotion of integrated 
stabilized neighborhoods seems sound are these:

It is felt that these various needs can be best met 
in a neighborhood that is integrated both by race and in­
come. The environment one lives in is very important both 
as to how one feels about oneself and how one acts. A 
neighborhood that accepts everyone for who he is and does 
not attempt to judge by class or race can provide a benefi­
cial environment to all.
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Such areas have values for middle income residents, 
both black and white. ..If such neighborhoods work, they 
eliminate the need to continually run. They allow a putting 
down of roots and enable a greater sense of personal stabil­
ity to be enjoyed.

Such areas would seem to represent the best way to 
deal with the problems associated with segregation of schools 
and the problems that result from integration.

There is ability to take advantage of opportunities 
inherent in the neighborhoods which are close to the center 
of the city. These includes good public transportation, a 
wide variety of cultural programs, closeness to work, and a 
wide range of shopping areas. A variety of interesting and 
stimulating neighbors is present from various walks of life 
and with somewhat different life styles. Not only is this 
stimulating, it also gives a much more real perspective of 
what our society and its people are really like. Increasing­
ly one hears complaints from suburban parents that their 
children are only exposed to children very much like them­
selves and consequently they are less able to deal with new 
situations or people different from themselves. Ultimately, 
such isolation must produce distortions in values which af­
fect attitudes and action toward the poor, minorities, etc.

The opportunities for minority entrepreneurs is en­
hanced inasmuch as there is a ready market— both minority 
and white and middle and lower income. Business traditional­
ly has trouble operating in an area where few people have
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money. Opportunities to raise capital are also greater the 
more stable the area is.

Integrated stabilized areas offer the potential for 
stabilizing housing stock. At this point when housing funds 
are limited and construction costs are high retention of 
existing sound housing is crucial.

Lower income people, even more than others, need op­
portunities, a decent place to live and services that are 
attuned to their needs and that treat them with respect. In 
most poverty communities, both the housing and services are 
of poor quality. In addition, the poor, like all other 
people, need to have self respect and a feeling of competen­
cy coming from the ability to manage their affairs in a 
satisfying way.

Opportunities and services are greater for everyone 
in an area that has substantial numbers of middle class 
residents. A mixed area should be able to increase the ac­
cess of the poor to power and resources.

Lower income people too often are powerless. Among 
the many reasons for this is the fact that there are few ad­
vocates among the middle class (which is the largest politi­
cal force) for the interests of the lower income people. An 
integrated neighborhood enhances the opportunities for com­
munication between the poor and middle class. Also the needs 
of the lower income people are not just their problems: be­
cause they affect everyone in an integrated neighborhood, 
there is a community wide interest in dealing with them.
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There is research data in support of the feeling
that integrated neighborhoods reduce prejudiced attitudes.

9Deutsch and Collins in an early study compared two 
interracial low income housing projects, one in Newark, New 
Jersey, and the other in New York City. The first project 
housed Negroes and whites in separate sections of the pro­
ject whereas the New York project dispersed Negroes and 
whites on an essentially random basis. The integrated pro­
ject offered a number of positive values as compared with 
the segregated bi-racial project viz:

"•many more instances of friendly, neighborly con­
tacts between members of different races
•a social atmosphere more favorable to friendly 
interracial associations
•more friendly attitudes toward Negro people in the 
project and in general
•a more closely knit project community
•more favorable attitudes toward living in an inter­
racial project."

These differences, the authors felt, resulted from these dif-
ferneces in the integrated project:

•greater physical and functional proximity of Negro
and white families
•the social norms implicit in official policy are 
more favorable to friendly interracial relations 
•the greater discrepancy between social norms of the 
project and those of the broader community has 
drawn tenants closer together."'1'̂
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Feeling that the data contradicts William S. Sumner's 
dictum that "stateways cannot change folkways" the authors 
feel that unequivocal public policy "can result in large 
changes in beliefs and feelings despite initial resistance 
to the policy."^

On the other hand, there are those who feel that 
"integration" is not a desirable goal. Piven and Cloward 
for example feel:

Liberals are inclined to take a melting pot 
view of American Communities and to stress the en­
riching qualities of heterogeneous living; however, 
the history of ethnic groups in America belies this 
view. There have always been ethnic institutions 
and these, as has been widely observed, have served 
important functions in the advancement of different 
groups.

Principal beneficiaries of integration are mid­
dle class blacks not the poor.^2

To these concerns, have been added others whith ar­
gue that the only way for blacks to achieve political power 
is through their concentration geographically to enable them 
to vote as a block.

In response, several things can be pointed out:
First, acquiescent responses to discrimination are not new. 
Secondly, such separatist views correspond to those of the 
white bigot who doesn't want blacks living in his area. 
Thirdly, the matter of law comes in. "It may well be that 
neither the white majority nor the black majority favors 
open housing. It also may well be that the best interest of 
individual blacks would be served by a willingness on their 
part to live in and develop the ghettoes of America.
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Nonetheless there are laws and a constitution designed to af-

13ford an individual the right to choose where he will live. 
Fourthly, for many middle class blacks, the ghetto offers 
too few inducements to make them want to stay.

A number of economists have discussed this. Unfor­
tunately, the issue is usually posed as a choice between two 
extremes, 1. ghetto development (ghetto investment or "gild­
ing the ghetto") or, 2. ghetto dispersal (or suburbaniza­
tion of ghetto residents).

Either choice may be repugnant on free choice grounds. 
In these two extremes, feasibility of either is not dealt 
with sufficiently. The somewhat more "middle of the road" 
areas of encouraging increase of housing opportunities 
throughout the metropolitan area, stabilization of neighbor­
hoods, etc., are also commonly not dwelt on by economists. 
Nonetheless, most economists seem to feel that given the two 
extreme choices dispersal would offer more eventual benefits 
to blacks than "gilding the ghetto."

Kain proposed these hypotheses in his economic stu­
dies of housing segregation: that "racial segregation in
the housing market , 1. offsets the distribution of Negro 
employment and, 2. reduces Negro job opportunities and that
3. postwar suburbanization of employment has seriously ag-

14gravated the problem."
Empirical data supports the hypotheses particularly 

related to distribution of jobs.
Even the more optimistic economists, e.g., Edel^, 

seem to feel that economic development would require
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massive initial costs and major policy shifts.

Policies Favoring 
Integration and Stabilization

Toward a clearer comprehensive policy
In addition to clearer federal policies with respect 

to integration and housing for the poor, Downs cogently ar­
gues for an "integrated core" strategy that favors enrich­
ment in ghetto areas and "managed integration" efforts in 
transition areas. Such managed integration efforts include 
trying to keep and attract whites to the neighborhood and 
fostering harmony and a positive image of the area.

In addition, enforcement of open housing laws in es­
sentially white areas and promotion of policies that ease 
the entry of blacks into housing would appear useful. While 
not acceptable to some blacks and whites, policies that pro­
mote integration seem to offer the most potential benefit 
from an economic, social and employment basis.

While much of the effort to promote integrated hous­
ing must be done by federal and local governments, local 
voluntary groups seem to have an important role in taking 
concrete actions that favor integration and in changing at­
titudes of local residents. It is in aiding these voluntary 
groups that it is felt social work and specifically communi­
ty organization can be helpful.
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Levels of Appropriateness of Various Policies/Programs 
Primarily Federal Efforts:

•Comprehensive federal agency
•Total strategy for desegregation
•Broadened federal incentives
•New forms of subsidy for low-income families
•Comprehensive measures to increase minority income
•National educational campaign

Primarily State and Local Efforts With Possible Federal 
Assistance

•Efforts to improve attractiveness of central cities 
•Enforcement of antidiscrimination laws 
•Expanded opportunities for "grass roots" citizen 
support

General Considerations 
Downs develops policy options open in the area of 

residential racial patterns. He sees three major factors 
that need to be looked at and reduces the choices to only 
two under each factor.

Factor 1- Degree of concentration - non-white growth 
in central areas 

choices: concentration - dispersal
2- Degree of Segregation 
choices: segration - integration
3- Degree of enrichment
choices: enrichment, non-enrichment (no
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increase over present enrichment).
Feeling that some choices seem internally inconsis­

tent, he proposes five strategies:
1. Present policies: concentration, segregation and non­

enrichment
2. Enrichment only: concentration, segregation, enrichment
3. Integrated-core: concentration, integration (in center 

only), enrichment
4. Segregated dispersal: dispersal, segregation, enrichment
5. Dispersal, integration, enrichment.

While admittedly many more variations could be de­
veloped, these are useful in portraying some of the major 
psosibilities.

He rejects the present policy strategy (a conserva­
tive policy) as not meeting any of the obvious problems and, 
in fact, perpetuating them. The enrichment only strategy 
(also a conservative policy) is also rejected because it 
does not deal with non-class, education and income problems 
and relies on technology that has not proven effective to 
meet the present scale of need. While it would aid some 
people, the process would be slow and many basic problems 
would remain.

The 'integrated-core' would rely on enrichment plus 
"managed integration" strategies in transition areas. The 
problem not explicitly mentioned by Downs is that short of 
legally enforceable quotas (which would have their own moral 
problems) integration techniques relying on voluntary action
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have not proven to be too effective either over the long-run 
or in many communities (particularly the ones most likely to 
be encountered, those that involve some economic integra­
tion) .

The integrated-core strategy essentially rep­
resents a compromise between an ideal condition and 
two harsh realities. The ideal condition is devel­
opment of a fully integrated society in which whites 
and Negroes live together harmoniously and the race 
of each individual is not recognized by anyone as a 
significant factor in any public or private deci­
sions.

The first harsh reality is that the present 
desire of most whites to dominate their own envir­
onment means that integration can only be achieved 
through deliberate management and through the will­
ingness of some Negroes to share schools and resi­
dences as a minority. The second harsh reality is 
the assumption that it will be impossible to dis­
perse the massive Negro ghetto of major central 
cities fast enough to prevent many of those cities 
from eventually becoming predominantly, or even al­
most exclusively, Negro in population.

This strategy seeks to avoid any such polariza­
tion by building an integrated core of whites and 
non-whites in central cities, including many lead­
ers of both races in politics, business, and civic 
affairs.^

The two dispersal strategies which can be described 
as radical "are both based upon a single key assumption: 
that the problems of ghettos cannot be solved so long as 
millions of Negroes, particularly those with low incomes and 
other significant disadvantages, are required to or persuaded 
to live together in segregated ghetto areas within our cen­
tral cities. These strategies contend that large numbers of 
Negroes should be given strong incentives to move voluntari­
ly from central cities into suburban areas, including those

17in which no Negroes presently reside."
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Such incentives would have to be designed to benefit 
not only the ghetto resident moving to a suburb but would 
also benefit present suburban residents.

Acceptability of Policies 
Downs presents five major principles related to any 

future programs related to the ghetto:
1. "No proposed 'solution' to ghetto problems that 

is not eventually supported by the majority of 
the white middle class can possibly succeed.

2. "The actions designed to bring about any desired 
outcome must be linked to outcomes that will ap­
peal both to the self-interest of all groups 
concerned and to their consciences . . .

3. "Any program designed to achieve a given outcome 
should involve significant action by the private 
sector . . .

4. "No program involving ghettos can be effective 
unless it involves a high degree of meaningful 
participation by ghetto residents, and signifi­
cant exercise of power and authority by them

5. "The more benefits that most ghetto residents 
receive through programs aimed at helping them, 
the more dissatisfied and vocally discontent 
certain small parts of the ghetto community are 
likely to become."18
It is my feeling that policy must be developed with­

in a framework where no one is forced to move and, secondly, 
that an open housing market must be preserved. This means 
that quotas are not acceptable and that any practice that 
inteferes with an open market must be dealt with at an ap­
propriate level. While these constraints may limit effec­
tiveness of actions, they are in keeping with the law, and 
community feelings and can be generally supported by almost 
all segments of the community. A policy that treats one
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class or group differently ultimately will be opposed.
The Griers feel that the resources are available to 

solve the problem of segregated housing.
This aim, it must be stressed, need not be 

sought through methods which run counter to the 
basic tenets of American democracy. For example, 
it need not be attempted through forced redistrib­
ution of population. Force is not only intolerable, 
but unnecessary. The normal mobility of the Amer­
ican people is so great (about half of all house­
holds moved during the latter half of the 1950's 
alone) that redistribution can be achieved through 
the operation of free choice if sufficient resources 
are applied to make socially desirable patterns of 
residence as attractive to the public as socially 
undesirable ones have been in the past.

Nor is it necessary to attempt a rigidly plan­
ned dispersal of Negro households. The aim, rather, 
should be to achieve complete freedom of choice in 
place of residence without respect to racial bar­
riers. Within the framework of unconstrained choice, 
some substantial concentrations of Negro families 
would doubtless persist, just as Jews have remained 
in certain neighborhoods even after obstacles to 
their residing elsewhere have largely been elimi­
nated. But the present monolithic character of the 
Negro ghettoes, their inexorable growth, and the 
social evils they encourage would be broken.19

Law of Dominance and Quest For Variety
A central issue is what constitutes a desirable, or 

optimum level of integration. The level of integration in 
a given community will obviously effect both the quality of 
integration and the ability to promote stabilization of that 
community.

Anthony Downs refers to a "law of dominance" that 
operates in American cities

A vast majority of whites of all income groups 
would be willing to send their children to inte­
grated schools or live in integrated neighborhoods, 
as long as they were sure that the white group
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concerned would remain in the majority in these 
facilities or areas. What is desired is a form of 
culture dominance. The middle class are looking 
for essentially "value reinforcing experience for 
both adults and children, rather than primarily a 
value-altering one. Race is still seen as a rele­
vant factor by most whites in maintaining the homo­
geneity required to reinforce their own culture.
Such stable integration will occur in most areas 
only if there is some way to guarantee the white 
majority it will remain the 'dominant' majority.
The only way to destroy racial prejudice at the 
root of the 'Law of Cultural Dominance1 is to shape 
current public policy in recognizing that 'Law' so 
as to encourage wide spread experience that will 
undermine it.20

No empirical evidence is supplied by Downs, however, 
to support this notion.

Bradburn's findings suggest that residents of areas
that are open or moderately integrated areas (less than 10%
black) "prefer, or at least do not fear, diversity among
their neighbors . In substantially integrated areas, there
does not seem to be a preference for variety and residents
are more likely to live there because they can't afford to

21live elsewhere or have always lived there."
These findings seem to support the interest in a 

variety as occurring only where the majority group is clear­
ly in control.

In a similar vein, Wolf and Lebaux feel that inter­
est in variety has been overestimated and is likely to rep­
resent a bias of both middle class professionals in general

22and planners in particular.
Bradburn's findings suggest a conflict with those of 

Downs. Apparently there is little demand among blacks to 
live in essentially white areas, whereas 85% either would
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like to live in a 50-50 mix or have no preference for racial
mix. Such findings suggest that blacks, like others, do
want to have others similar to themselves in a neighborhood.
Such high levels of integration may not be in keeping with
white's interest in keeping a substantial white majority in 

23a neighborhood.
Obviously reasonably high levels of integration 

(e.g., above 10%) have the greatest impact on segregation. 
Situations where only one or two blacks live in an area 
change the overall situation very little. Therefore, from 
an impact level, fairly high levels of integration are to be 
favored.

Hawley's review leads to a more moderate feeling 
that mixing is most easily achieved at the same socio-econo­
mic level, and that stable and substantial mixing is not 
likely in the middle price range.

He also feels as do other writers that "good quality 
and value for the money are means of overcoming resistance 
to racially mixed housing" and "location and neighborhood 
facilities are a major factor in housing choices and will 
influence the success of racial mixing.^

Gans discusses the issue of homogeneity and hetero­
geneity as community values. Four reasons for heterogeneity 
have been generally advanced.

1. "It adds 'variety' as well as demographic 'bal­
ance' to an area and thus enriches the inhabi­
tants' lives . . .



30

2. "It promoted tolerance of social and culture 
differences, this reducing political conflict 
and encouraging democratic processes.

3. "It provides a broadening educational influence 
on children by teaching them about the existence 
of diverse types of people and by creating the 
opportunity for them to get along with these 
people.

4. "It encourages exposure to alternative ways of

Gans feels that the values are sound but questions whether 
they can (or should) be achieved with the tools of planning 
or zoning available. He also questions how much these 
values are really favored by those making housing decisions. 
The strongest proponents are those already living in diverse 
urban situations.

He also identifies the tensions inherent in hetero­
geneous situations and the phenomenon of people living in 
close proximity who may not necessarily interact.

At the block level, the arguments suggests that the 
degree of heterogeneity advocated in the balanced- 
community concept— which comes close to total hete­
rogeneity— is unlikely to produce social relation­
ships of sufficient intensity to achieve either a 
positive social life or the cultural, political, 
and educational values sought through the balanced 
community. The ideal solution is sufficient homo­
geneity with respect to those characteristics that 
will assure:

1. Enough consensus between neighbors to pre­
vent conflict;

2. Positive although not necessarily intensive 
relationships between neighbors with respect
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to common needs and obligations;
3. The possibility for some mutual visiting and 

friendship formation for those who want it 
in the immediate vicinity.

This should provide sufficient heterogeneity to 
create some diversity as well.

Gans continues that the ideal amount and type of heteroge­
neity can only be guessed at, since so little is known about 
the impact of population characteristics within various sec­
tors of community life. Two general statements can be made, 
however:

First, enough homogeneity must be present to allow 
institutions to function and interest groups to 
reach workable compromises. In areas with a wide 
range of population types, the balanced community—  
that is, a local cross-section of the entire area—  
would probably experience intense political and 
cultural conflict. Since local institutions, in­
cluding government, have little power to affect and 
to ameliorate the basic causes of such conflict, 
they would be unable to handle it constructively.
Conflict itself is not unhealthy, but irreconcilable 
conflict is socially destructive, and nothing would 
be gained by instituting population heterogeneity 
with political units which cannot deal with the 
negative consequences of conflict.
Second, enough heterogeneity must be provided in the 
community so that important facilities and services 
can be financed and enabled to find sufficient 
clients to allow them to function. Economic or 
social ghettos, either of the very rich or of the 
very poor, are thus not desirable. (Cultural ghet­
tos, such as those of ethnic groups, are not a prob­
lem, as long as they are voluntary ones and are able 
to provide nonethnic facilities for those who want 
to get out of the g r o u p . ) 26

Further, Gans warns that "significant population heteroge­
neity cannot be achieved until the basic metropolitan area 
social problem is solved— economic and social inequalities.^
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Toward A Comprehensive National Policy
The Griers list suggestions for a comprehensive Na­

tional policy:
1. A central federal agency possessing the competence to 

plan comprehensively for all phases of urban development 
and an authority to translate plans into effective ac­
tion.

2. A total strategy for desegregation.
3. Broadened federal incentives for effective action by 

local government and private entrepreneurs.
4. Imaginative new forms of subsity for low-income families.
5. Comprehensive measures to increase minority incomes.
6. Intensive efforts to improve the attractiveness of cen­

tral cities.
7. Vigorous enforcement of antidiscrimination laws and af­

firmative measures to promote equal opportunity.
8 . Expanded opportunities for "grass roots" citizen support.
9. A national education campaign.

They identify four efforts of voluntary groups that
were and have been helpful in promoting residential integra­
tion :
1. Groups that promote open occupancy laws both locally and 

internationally.
2. Groups that develop interracial housing.
3. "Grass roots" groups that attempt to stabilize their 

neighborhoods.
284. Suburban groups that promote opening of their areas.
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To this, should be added local voluntary efforts to 
maintain in-city areas.

Which of the areas listed above a group decides to 
work in must be chosen by itself based on circumstances and 
interest. There is (or should be) opportunity for all volun­
tary groups in the above areas to support the work of each 
other by such means as general meetings, support in legis­
lative bodies, etc.

Other Groups Active in the Field
Several important groupings have been active in this

field.
1. The federal government is gradually changing its 

policies which had in many ways favored integra­
tion in the past: e.g., through enforcement of 
non-discrimination in federal lending policy.

2. Likewise, state and local agencies concerned 
with physical planning, housing and enforcement 
of equal rights provisions have an important 
role to play.

3. National organizations concerned with fair hous­
ing. Among these the National Committee Against 
Discrimination in Housing serves as a clearing­
house of information. National Neighbors is a 
group of interracial communities across the coun­
try.

4. Efforts of local groups include voluntary asso­
ciations located in integrated neighborhoods and
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open housing groups which endeavor to open es­
sentially white areas to minorities.

Locally, probably the most articulate spokesperson for in­
tegrated areas is Eleanor Holmes Norton of New York City's 
Human Rights Commission.

As noted earlier, she favors community stabilization 
which while concerned with racial stabilization also is con­
cerned with physical stabilization and assumes development 
of a capacity to deal with concrete problems the community 
faces.
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CHAPTER III

TRANSITION AND STABILIZATION PROCESSES

Introduction and Overview 
Two major areas are discussed in this section: the

process of neighborhood racial transition and the nature of 
stabilized integrated neighborhoods.

A knowledge of the process of neighborhood racial 
transition seems important to the design of an approach 
that has a reasonable chance of success.

Specifically two popular concerns are addressed from 
the outset. Both relate to decline of property values and 
"tipping points".

The myth that integration is accompanied by decline 
in property values is false. The only situation where de­
cline occurs is where change is very rapid and the market 
is not able to easily absorb the change.

The pseudo-scientific concept of "tipping point" has 
little utility because of its vagueness. No absolute point 
exists where whites either stop entering a neighborhood or 
all whites suddenly leave. While there is a typical pat­
tern of areas becoming increasingly black, even this is not 
inevitable as witness Georgetown in Washington or Park 
Slope in Brooklyn

The now classical description of racial succession
37
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is reviewed. A more comprehensive (and more complex) re­
view of the process is presented which deals with housing 
choices (whether to move into or out of a neighborhood) as being 
similar to other consumer decisions and therefore related 
to a wide variety of factors including supply and demand, and 
factors both tangible and intangible that relate to a 
neighborhood and a specific house. In essence a neighbor­
hood can be seen as a unique "package" with differential 
appeal to people. Among the factors that comprise the 
neighborhood package some are physical but there are also 
such others as race, sense of community and perceptions of 
the future of the neighborhood.

Options open to present consumer residents are 
exit, voice or loyality. Options open to potential con­
sumers are "buying" the community by moving in or selection 
of different living situation.

Literature related to stabilized integrated neigh­
borhoods is reviewed with a view to determining what actions 
would be useful to promote integration. A basic view sup­
ported by the literature is that many problems of neigh­
borhood stability can be best addressed by locality de­
velopment efforts.

Process of Neighborhood Racial Transition

Effect on Cost Factors 
In terms of the feeling that weakening of housing 

prices occurs with Black entry, studies now show that the
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opposite is generally true.
"The entry of non-whites into previously all-white 
neighborhoods was much more often associated with 
price improvement or stability than with price 
weakening. A corollary and possibly more signifi­
cant finding is that no single or uniform pattern 
of non-white influence on property prices could be 
detected. Rather what happens to prices when non­
whites enter a neighborhood seems to depend on a 
variety of circumstances which, on balance, may 
influence prices upward of downward or leave them 
unaffected."1

Considering all of the evidence, the odds are about
four to one that house prices in a neighborhood entered by
non-whites will keep up with or exceed prices in a com-

2parable white area.
Laurenti identified ten factors that seemed to in­

fluence the prices of properties when non-whites move in:
1 . strength of white's desire to move out, 2. strength 
of non-white's desire to move in, 3. willingness of whites 
to purchase property in racially mixed neighborhoods, 4. 
housing choices open to whites, 5. housing choices open 
to non-whites, 6. absolute and relative purchasing power 
of non-whites, 7. absolute and relative levels of house 
prices, 8. state of general business conditions, 9. long-

3run trend of values in areas involved, 10. time.
"The major threat to prices seem to be a too sud­

den and large addition to the neighborhood supply of housing 
available to non-whites. Time, therefore, has a major in-

4fluence on how racial change will affect values." In the 
one extreme of a glutted market caused by panic, prices 
might well be lowered but this trend would not necessarily
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continue over the long-run.
Such overall trends are supported by data from a 

variety of studies reviewed by Laurenti.
Similarly in terms of rentals, black in-migration 

tends to increase rents rather than decrease them. Blacks 
pay more for equivalent housing. The principal reason for 
this is that fewer units of housing are available to them 
on a relative basis than to whites and, therefore, the cost 
of housing is bid up. Discrimination results in a smaller 
housing stock per capita of black population. The princi­
pal force open to blacks to moderate these higher costs for 
rent is higher occupancy rates— blacks occupy much less 
space per capita than whites— which is a way of reducing 
a family's out-lay for housing. This may be seen in terms 
of black families renting a smaller apartment than a simi­
larly situated white family or it might mean taking in 
roomers, a traditional way of offsetting high rents. In 
either case, occupancy rates are higher.

"If all communities were racially open, rents for 
blacks would fall to the same levels as rents to ",/hites 
even in what was formerly the ghetto."’’

"Tipping Points" and Patterns of Change
This section deals with both the issue of whether 

a "tipping point" actually exists and whether whites will 
move into a racially mixed area.

Eleanor Wolf examines the usage of the term 
"tipping point" and finds at least three uses.
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"1. "Preference point" a verbal expression (of) willingness 
to participate in a social situation with . . . out group 
members." 2. "Leaving point" (the most common usage) re­
fers to the point at which overt action is taken to leave. 
This is more than interest in leaving which may be in­
fluenced by many factors. 3. "Willingness to enter point" 
a level at which whites are still willing to enter an

ii 6area."
In reviewing the usefulness of this concept, Wolf 

finds little evidence to suggest a predictable tipping 
point. Change may be rapid or slow, and no specific level 
seems to precipitate increased flight in all cases. "It 
would appear that the basic difficulty in the use of the 
tipping point concept as it refers to white exodus from 
(or entrance into) a racially changing neighborhood is that 
individual decisions to leave or enter tend to be based on 
one's estimation of what the situation will be in the 
future."7

The Taeburs point out that most accounts of racial 
succession have focused on Northern cities at periods when 
there has been a rapid rise in the number of Negroes in the 
city. At the same time these cities have a substantial 
proportion of deteriorated, unattractive housing. These 
cities also had a history of segregation so that increases 
in Negro population naturally increased pressures for ex­
pansion of traditional residential areas.

In Northern areas Blacks and whites living in the



same neighborhood have similar socioeconomic status and 
high status neighborhoods tend to remain high status and 
low status neighborhoods tend to remain low status.

In Southern cities neighborhoods tend to be much 
more varied in socioeconomic levels with many poorer blacks 
more likely to be living near higher income whites than 
live in the north. This is probably because of a higher 
proportion of black population and a tradition of black 
service workers living near white employers.

As the socioeconomic status of blacks has improved 
the character of the black migration has changed. Many of 
those who move to a city are coming from other cities and 
are looking for housing comparable to that of those of the 
same socioeconomic status already living in the city. 
Currently expansion of black residential areas is led by 
blacks of high socioeconomic status. Invaded areas are 
occupied by whites of moderately high socioeconomic status 
and housing in good condition.

The rate of urban renewal and rehabilitation, ur­
ban freeway programs have declined, legal barriers have
decreased and there is a much wider experience with sue-

8cessful integrated neighborhoods.
Individuals may have feelings about what propor­

tions of minority group members are desirable in various 
kinds of interacial settings including housing. But in­
dividual decisions concerning when it is desirable to buy 
or sell in racially changing neighborhoods appear to be
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influenced by a number of factors of which the preferred
level for certain proportion of black neighbors is but one.
Some of these factors are identified later.

"Patterns of residential segregation, however, have 
yet to show signs of significant weakening. Con­
tinuing conflict over residential segregation thus 
seems inevitable, not only because of black dis­
satisfactions over housing, but because residential 
segregation is a particularly tenacious barrier to 
the full participation of Negroes in the general 
society."9

Traditional Views of Racial Succession 
Typically, an unidirectional process of change has 

been offered by students of the subject to describe the 
pattern of transition; e.g., penetration, invasion, con­
solidation, piling up. While this offers some value in 
studying a number of situations, it is limited because it 
precludes either an increasing white population or stabil­
ity. It adds an aura of "scientific" law to the process, 
which is not as simple as that described. To the extent 
that it is believed, it takes on aspects of a self-ful­
filling prophecy and thereby discourages intervention ef­
forts. The process decribed is most likely to occur when 
demand is high because of housing shortage or immigration, 
both of which are conditions that have changed considerably 
since the late fifties and early sixties when much of the 
material was written.

Keeping in mind that no model can be offered that 
will serve satisfactorily to predict place or rate of in­
tegration, the model offered by some writers (who at times
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also support a notion of inevitable racial change) may be 
useful.

Duncan and Duncan‘S  proposed a unidirectional four- 
step process of housing succession:

1. Penetration - when a few blacks enter an area
2. Invasion - substantial influx of blacks
3. Consolidation - continuation of the increase 

in proportion of black population
4. Piling Up - population increases after propor­

tion of blacks has stabilized (usually at a very high 
level)

The Taeburs"^ in a more comprehensive formulation 
outline four classifications of areas:

1. Established Negro Areas
2. Stable Interracial Areas
3. Consolidation - where non-white population 

increased
4. Displacement - where non-white population de­

creased.
Johnston proposes what is probably a more encom­

passing view involving two models regarding residential . 
patterns of minority groups.

I. Ghetto Model
"A. Ghetto expansion. As the ghetto population 
expands, its original community area cannot absorb 
all of the increase and so extends, via the in­
vasion and succession process. Since the original 
clusters are almost always in the lowest socio­
economic status areas of a city's inner zone, this 
expansion will most likely be sectorial.
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"B. The stable ghetto population. Where, after its 
initial development, a minority community ceases to 
grow by in-migration, a real expansion of the ghetto 
is unlikely. Instead, it may a. remain in the same 
place for long periods or b. move en masse, along 
sectorial lines, to better residential areas, 
either as a result of general economic advancement, 
or because of pressure from the expansion of other 
communities ( residential or non-residential) close 
to the city centre.
"C. In large ghetto communities, there will be 
residential differentiation of component groups, 
which should be zonally distributed.
II. Assimilation Models
"A. As minority groups become assimilated their 
residential distribution becomes dispersed and 
shows few differences from that of the total popu­
lation. At early stages of their residence they 
will be concentrated in communities in the city's 
inner zones, but these will disappear over time and . 
the group will spread through the whole city.
"B. With a minority group that continues to grow 
via in-migration, the ghetto community might re­
main, and, as expansion should be sectorial, there 
will be a grid pattern within the minority group 
reflecting the related characteristics of degree 
of socio-economic assimilation and length of 
residence . . .
"C. A ghetto community might continue to exist 
throughout the period of assimilation, for part of 
the minority group. If other ghettoes are de­
veloping in the same zone, this earlier group may 
be forced to move out, but while it exists, it 
will probably form the first residential area f o r ^  
other members of the group migrating to the city."

Prospects for the Future 
The prospects for increasing numbers of stable 

interracial neighborhoods seem good. There is a more 
positive view of blacks by whites, national policy no 
longer officially favors segregation, income and occupa­
tional differences between blacks and whites have
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diminished and the large scale southern segregation has 
ended.

In looking to the future, Rapkin and Grigsby feel 
that there is likelihood of much larger numbers of stable 
interracial neighborhoods and that they could become a 
typical pattern. Several reasons are given for this; the 
increasing ease with which blacks can enter an area, the 
support they receive from open housing laws and policies 
mean that dispersion likelihood will increase. Whites will 
find increasingly fewer all-whites neighborhoods which will 
mean that they will be less likely to move. Likewise, many 
whites will not be able to afford the cost of new housing 
and will, therefore, be more constrained to stay where 
they are despite desire to do otherwise. In fact, there 
is likely to be increased competition for moderately 
priced housing between blacks and whites which is a factor 
likely to favor stabilization. At the same time, Rapkin 
and Grigsby feel that there is not much likelihood that 
traditional ghettoes will break up any time soon, largely 
because those who remain lack the resources to get out and 
conditions have not yet been achieved that would favor 
large scale white immigration to these ghettoes. Some 
continuation of expansion of borders of areas of concentra­
tion of blacks may occur because it seems that white move 
outs increase and decline in white interest occur at 
levels below which blacks actually occur in the general 
population and this concentration is likely to occur in
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13areas already adjacent to areas of concentration."

Alternate Theories - The Consumer Model
Alternate theories that perhaps better explain 

neighborhood change than the now traditional one of racial 
succession would be those that see residential choice as 
being like other consumer choices. Relative demand for 
various options relates to supply and demand and perceived 
quality with a variety of factors going into how each per­
son perceives quality.

While an urban community may not be the preferred
choice for many, for others it is. Besides the advantages
of transportation, nearness to cultural facilities, etc.,
others want to be "where the action is"— where they can
feel part of a developing community. For these people the

14development of feeling of community is an end in itself.
Even for those who want urban life and don't mind 

(or even prefer) living with people of different social 
groups their choices may be influenced by whether a com­
munity is perceived as basically viable.

Downs considers the following to be among the 
factors associated with viability:

1. Crime rates are low enough so that most people
consider it safe to walk on the streets at any time during
the day and some of the time at night.

2. Housing and other structures are maintained in
good physical condition.

3. Neighborhood schools are considered adequate
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or more than adequate by most local residents.
4. Streets are reasonably free from trash, aban­

doned automobiles, and other debris, and local public ser­
vices are considered adequate by most residents.

5. The area is reasonably convenient to normal 
urban facilities (such as shopping, employment centers, and 
churches) and is served by public transportation to a de­
gree enabling its residents to accomplish their major move­
ment goals. (In many suburban areas, this does not require 
any public transportation.)

6 . Most people who live in the area or are con­
sidering living there believe that the above conditions are 
likely to persist for an indefinite period, at least for 
five years.

Downs feels that areas of concentrated poverty is 
not viable in terms of most of such criteria."^

For current residents similar choices are available. 
Hirshman has presented an interesting theoretical formula­
tion for these choices entitled Exit, Voice and Loyality 
encompassing the three major choices open for almost any 
consumer group. In the case of a neighborhood resident or 
prospective residents are the consumers and the total 
neighborhood is the "product" consumed.
Exit

Regarding exit, Hirschman feels that "exit will 
often be taken in the light of the prospects for the ef-

1 /r
fective use of voice.
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Exit may be a reaction of last resort after voice 
has failed. Insensitivity may be common to public agencies 
and is therefore something that promotes exit. Those who 
care most may be the ones most likely to exit when quality 
declines.^

"When general conditions in a neighborhood deteri­
orate those who value most highly neighborhood qualities 
such as safety, cleanliness, good schools and facilities 
will be the first to move out. They will search for housing 
in somewhat more expensive neighborhoods or in suburbs and 
will be lost to the citizens' groups and community action
programs that would attempt to reverse the tide of de- 

18terioration." (These general conditions are essentially 
those incorporated in Downs' neighborhood viability.)

"Exit is likely to be unsuccessful even for those 
1 9who practice it" in terms of changing conditions in a way 

most desired by those who exit. Exit may be precluded for 
many. For example, in a typical neighborhood many would 
have difficulty in moving because rents are higher else­
where, or they would have difficulty in getting an apart­
ment because of discrimination due to race or family size.

The presence of the exit option reduces the proba­
bility of exercise of the voice option. Voice is likely 
to play an important role where the exit option is pre­
cluded/^
Voice

Edward Banfield (quoted in Hirshman) feels "the
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effort an interested party makes to put its case before the
decision makers will be in proportion to the advantage to
be gained from a favorable outcome multiplied by the proba-

21bility of influencing the decision."
Two principal determinants of the readiness to re­

sort to voice when exit is possible are "the extent to 
which customer-members are willing to trade off the cer­
tainty of exit against the uncertainties of an improvement
in the deteriorated products and the estimate customer mem-

22bers have of their ability to influence the organization." 
Loyalty

"The importance of loyalty . . .  is that it can 
neutralize within certain limits the tendency of the most 
quality conscious customers or members to be the first to 
exit . . . as a result of loyalty, these potentially most 
influential customers and members will stay on longer than 
they would ordinarily, in the hope or, rather, reasoned 
expectation that improvement or reform can be achieved 
'from within'. Thus loyalty, far from being irrational, 
can serve the socially useful purpose of preventing de­
terioration from becoming cumulative, as it so often does 
where there is no barrier to exit."

"As a rule then, loyalty holds exit at bay and
2 3activates voice. One of the goals of the neighborhood 

association described in this project is to increase 
loyalty to a neighborhood by involvement, thereby limiting 
the degree to which the exit option is exercised.
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Other Factors Influencing Housing Decisions
Studies seem to show that two .major factors in­

fluence home purchase decisions. These can be summarized 
into:

a. the need for a dwelling which will meet 
household requirements, particularly in 
terms of space

b. desire for a pleasant environment, 
particularly physical but also social.

The three factors most predictive of environmental prefer­
ence were physical quality of area (reflected by age), 
followed by harmony with nature (greeness, privacy, open 
space, closeness to nature) and a noise factor.^

As was alluded to earlier, white attitudes toward
integration except in extreme cases may not be of great
consequence in terms of predicting racial trends in an
area. Also Wolf and Lebaux find that white residents own
statements about their move out plans are not as predictive
as their view of where the area is headed. They also
found predictive of move outs whether a white family would

25recommend the area to friends.
Individual supply and demand decisions are made on 

the basis of perception of where the area is going. If it 
is felt that an area will be substantially black in say 
five years, the supply of homes may be increased by whites 
wanting to sell and demand for homes by whites in the area 
may be reduced. The result can easily be that blacks
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become increasingly the only buyers for homes in such an 
area. None of this is an automatic process and is con­
ditioned on a wide variety of other market forces.

Among these other factors are: 1. The amount or
kind of real estate activity. 2. Special advantages (or 
disadvantages) of the area and its dwellings. 3. Proximity 
to existing Negro neighborhoods. 4. Community organization 
and action. 5. Amount of rental property— rental property 
seems to contribute to racial stability because whites are 
more willing to rent than buy when a future situation seems 
uncertain. Areas where there is substantial commercial 
use, high price homes or parochial schools are also more 
stable. 6 . Supply and demand including that in the transi­
tional area, in outside, essentially white areas and in 
areas of black concentration. Factors such as black im­
migration to a metropolitan area and other population 
changes play an important role here. 7. Socioeconomic 
status of incoming groups. 8 . Distribution in the area; 
e.g., it seems that clustering of blacks in an area is 
more favorable to continued integration of an overall area 
possibly because few whites will live next to blacks.
9. Mortgage terms. 10. Availability of homes in other

27areas and suburbs for whites.
Rapkin and Grigsby support this market view of

change, and discuss it in more detail:
"The variations in the rate of transition are not, 
as commonly thought, simply a measure of differences 
in the intensity and extent of prejudice and dis­
crimination. Rather differences in rates are due
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to variations in all the factors which affect the 
level of white demand, the level of Negro demand, 
the number and race of families who wish to sell 
their homes, and the interaction which control 
these variables. Indeed, the factors which con­
trol these variables not only fix the rate of 
transition, but also determine whether it will 
occur at all."

They say rapid transition was associated with 
"liberal mortgage terms, sustained Negro demand, a 
substantial supply of old houses of fair quality 
and moderate value, rising prices, considerable 
activity by professional real estate operators, 
and ready availability of high-quality housing 
for whites in other sections of the city and in
the suburbs."28

Slower transition was associated with a high propor­
tion of rental units or greater amount of built in commer­
cial use, higher priced houses and parochial schools where 
the percentage of non-white students was relatively low, and 
a moderately large percentage of low-quality housing for 
which financing was difficult to obtain.

"There is a number of other factors which ap­
peared to be vital in determining rate of transi­
tion, even though data were lacking to demonstrate 
their importance. Foremost among these were ex­
pectations. The predictions of white families con­
cerning the eventual racial mix of a neighborhood 
and their apprehensions regarding the possibility 
of inundation may be more significant than any 
other factor in determining the level of white 
demand that determines the eventual racial mix.
Also of consequence are the demographic charac­
teristics of the resident and in-migration popula­
tion, the racial composition of the schools, ac­
tivities of community organizations, the policies 
and practices of market intermediaries, and the 
spotted distribution of Negro residences in the
mixed a r e a . "29

"We have found that the values of neighborhood 
change is by no means one directional. The widely 
held view that no white will ever purchase in an 
area once it is entered by a Negro is in need of
serious reconsideration."30
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Situations Where Decline Accompanies Racial Change 
While by no means an inevitable concommitant of 

residential integration declines in services or physical 
quality often accompany racial change.

Several factors may be at operation in these situa­
tions: 1. Racial change may be accompanied by a change in
class, bringing a population that may have more problems and 
fewer resources to solve them than previous residents.
2. Disinvestment - a conscious process by landlords, business­
men, and banks to minimize their investments in an area.

Disinvestment
Disinvestment by banking institutions-redlining. 

where essentially loans are not given in certain areas--is 
often accompanied by or is followed by individual disinvest­
ment as landlords or businessmen minimize their investments 
in an area where their access to financing ends. This can 
be done by such means as reducing services or by putting in 
no new money to meet changing conditions.

The lack of financing also locks the inept or in­
competent landlord (or businessman) into a situation because 
the option of selling out is precluded.

While competent operators may be able to make a pro­
fit on slum buildings, the slumlord who makes untold amounts 
from his property probably doesn't exist. Increasingly, the 
slumlord role is a despised one and few are willing to take 
it. The ultimate disinvestment is abandonment.

Much of this process proceeds on the basis of
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predictions of future decline and as decisions are made on 
this basic the prophecies are of course self-fulfilling.

This may be one of the key features of many declin­
ing situations and one that receives little attention in the 
literature is that of disinvestment. The Rev. Roger Coughlin 
of Chicago Catholic Charities writes about this and the at­
tempts by local community groups to counter disinvestment in 
their communities.

He outlines what he sees as six steps in the process:
"1. A healthy neighborhood - There is strong demand 
for housing in the area and availability of conven­
tional mortgages from a multiplicity of lending in­
stitutions .
"2. Beginning of redlining by the local financial in­
stitution, based on very vague criteria.
"3. Residents of the neighborhood now have to do 
without home improvement loans, and needed repairs 
go undone. Qualified potential buyers are told that 
loans are unavailable and are steered to other areas.
"4. As soon as large downtown institutions and city- 
wide lenders join the local institutions in redlining 
and define conventional loans as "too risky" in a 
certain neighborhood, FHA-insured mortgages become 
the route open to potential buyers. The (refinanced) 
rate of interest is higher and risk free (to the 
bank).
"5. The neighborhood is turned over in a few years. 
Institutions have no incentives to get the homeowner 
to keep up the property, owners of large apartment 
buildings attempt to get a last-minute return on 
their investment by overcrowding the units, de­
creasing and eventually completely eliminating 
maintenance.
"6. Urban renewal."^
Coughlin also reviews attempts made by local groups 

in Chicago to counteract loan policies of banks.
While probably overly simplified and using little
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empirical data to support this sequence as a process, none­
theless, disinvestment probably does occur when the percep­
tion of a neighborhood changes and banks do loan in neighbor­
hoods based on the way they see a neighborhood. This seems 
to occur despite high local deposits. In fact, loans in 
some neighborhoods may represent a very small percentage of 
funds deposited locally. Such a process also seems to affect 
not only housing loans but also commercial loans in a given 
area.

Recently, there has been increased review of such 
practices by banks’ supervising agencies; e.g., the state 
attorney general and Federal Home Loan Bank Board.

Abandonment
Steinlieb and Burchell review what are the final

stages of decline in their Residential Abandonment— The
Tenement Landlord Revisited. "Residential abandonment is the

32end product of all the urban ills of our society." While 
abandonment would not be a problem if it only represented a 
natural filtering down process it presently is found despite 
substantial housing shortages. Sternlieb's major thesis is 
that rents in many buildings do not allow adequate income to 
meet costs and enough profit to compensate for the risks.

Factors correlated with abandonment are found to be 
prior property tax arrearage, heavy numbers of black tenants 
in buildings owned by whites with professional managers or 
rent collectors, the building's location near already aban­
doned properties,and lack of mortgage or significant monetary
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They also feel strongly that these distressed prop­

erties are located in areas where demand has fallen off 
sharply because the area is seen as being substandard both 
economically and socially.

They go on to express the feeling that many opera­
tors have no alternatives open to them, because no one wants 
to buy such properties. Even minority group members who in 
past years would be interested can now often find more at­
tractive situations. Most abandonment has been in cities 
with declining opportunities. Apparently enough options are 
now open to substantial numbers of blacks that such proper­
ties are no longer desirable. Fewer people can be found who 
want to take on the socially despised role of "slumlord." 
Despite common belief, owners of slum properties do not seem 
either very old or without experience.

"If there was a tenement landlord, in the classic
34sense, he is fast disappearing." If a series of landlords 

milked a building in the past, it no longer seems to be the 
case. Most recent public policy with regard to these build­
ings seems to be based on the premise that operators were 
making large profits on their properties and really wanted 
to keep them. Tax abatements, loans and code enforcement, 
etc., were seen as ways to increase their incentive to main­
tain their buildings. This fails to recognize that many 
owners would like to dispose of their builings at almost any 

price.
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Tax arrearage, to the owner wanting to get out of a 
property, may offer the "best price" he can get for a build­
ing. By not paying taxes his cash flow for a few years is 
increased and this can be seen by him as a final payment for 
the building.

Sternlieb suggests that where demand can be main­
tained or costs for repairs are on a sweat equity or coopera­
tive basis, the chance of abandonment is reduced.

Quasi public and cooperative ownership arrangements 
should be developed and may be used to overcome the problem.

Process Within "Integrated" Neighborhoods 
There is a small but growing literature related to 

"integrated" neighborhoods. Unfortunately it is often anec­
dotal and lacks precise data. "The absence of such informa­
tion inhibits the development of sound theory of cross-racial 
interaction and at a more practical level, precludes rigorous
comparative analysis or evaluation of various forms of inter-

35vention which have integration as their goal."

Quality of Integration 
Several recent attempts (including Molotch's) have 

improved on the quality of available material. Molotch de­
velops the notion that the relative stability of integration 
depends on its quality. Three levels of integration are 
presented: "1. Demographic, where a community contains both
blacks and whites in some specified proportions, 2. Biracial 
interaction, whereby non-antagonistic social interaction is
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occurring between blacks and whites to some specifiable ex­
tent, 3. Transracial solidarity, defined as conditions in 
which whites and blacks interact freely and without con­
straint and in a manner such that race ceases to function
as an important source of social cleavage or as a criteria

3 6for friendship and primary group selection."
In his review of the transitional area of South 

Shore in Chicago, he discusses the fact that more important 
relationships require aspects of similarity, reliability and 
trust, which are difficult to achieve when backgrounds and 
identities are different, when blacks are seen as invaders. 
While he found relatively few examples of transracial soli­
darity, he did find examples where: participants shared a 
unusual ideology, an equality in occupational status and or­
ganizational usefulness and a lack of previous local organi­
zational ties to groups which would hinder affiliation with 
other groups with integration as a goal.

In everyday life, he found that a fairly substantial 
amount of activity (shopping, outdoor recreation, etc.) was 
participated in on an integrated basic but as the social as­
pects increased (e.g., Saturday night activities) the ten­
dency was for increased segregation.

In the most important established civic groups both 
membership and leadership was predominately white and the
role blacks had was often as a "workhorse" but their role as

37a respected leader was not seen.
Little "neighboring" across race lines seems to occur
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in most integrated neighborhoods.38

There appears to be a high degree of stability in
39neighborhoods despite racial change. The Taebur1s findings 

for a twenty-year period show that one area's relative stand­
ing with other areas in the city tends to remain stable.

Definition and Measurement of "Integrated" Neighborhoods
The National Opinion Research Center's study of inte­

grated neighborhoods used as a basic definition that of a 
neighborhood which had both whites and blacks moving into 
housing of comparable quality.^ This eliminates as an inte­
grated area a situation where whites still live in a commun­
ity but no new whites are moving in. This definition 
recognizes that move-in patterns are the most important fac­
tor in determining the long range future of an area— for if 
no whites move into an area normal turnover will result in 
an all black area over time. This definition does however 
accept as integrated neighborhoods those with only one or 
two blacks, a not very extensive level.

Within this very broad definition at least three 
dimensions can be identified, 1. Current level of integra­
tion, 2. Quality of integration and 3. Change of trends.

Current level of integration refers to the relative 
mix between blacks and whites, expressed in terms of per­
centage. It would be useful to examine areas within a 
neighborhood to see.if a general pattern exists or whether 
some subareas are more or less segregated. It would also 
be useful to compare the neighborhood to the city as a whole
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using some form of Taebur's segregation index.
Quality of integration refers to how groups operate 

between themselves in a neighborhood. For this we refer to 
Molotch's definition. (See earlier references.)

Bradburn predicts a gradual increase of integrated 
neighborhoods in the country. Even in 1967, 19% of the total 
households lived in "integrated" neighborhoods in which there 
were at least token black residents.^

In New York City one could question whether any 
neighborhood is segregated if this means that some blacks and 
whites live in the same area. In fact, certain area such as 
Park Slope are becoming increasingly white through voluntary 
efforts not involving any significant city intervention.

Community Facilities
Data indicate that community residents of open and

moderately integrated (less than 1 0 % black) neighborhoods do
not rate their schools lower in quality than other schools.
In substantially integrated neighborhoods ratings decline but
this also may reflect a lowering of economic status of resi-

42dents of substantially integrated areas. Both Bradburn 
and Wolf and Lebeaux decote considerable attention to schools 
in their studies.

Schools may represent a more important factor to 
those moving into an area than it represents for those who 
will stay. In general schools tend to be more integrated 
than neighborhoods. No firm conclusion can be drawn from 
the discussion except to say that perception of the quality
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of schools may be one factor that influences move out or 
move in patterns.

There seems to be no difference among whites in 
segregated, open, moderately, or substantially integrated 
neighborhoods in terms of satisfaction with neighborhoods. 
However, concern about crime does increase as the area be- 
comes more integrated.

Several questions remain however. To what extent 
do differences in neighborhood make for differences in resi­
dents' perception of long term neighborhood trends? To what 
extent do neighborhood factors influence outsiders' decisions 
to buy in a neighborhood? What if anything can a local 
neighborhood do that wishes to encourage stabilized inte­
grated neighborhoods?

Several of the most important policy issues remain 
clearly outside the province of local neighborhoods. For 
example, supply, demand and credit factors are largely a 
result of outside forces.
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CHAPTER IV

INTERVENTION STRATEGIES 

Overview
The literature related to intervention efforts is 

reviewed. This focuses on the local neighborhood as a site 
for action. Central points are these:

Many problems associated with preservation of neigh­
borhood stability can be best addressed by local efforts.

Involvement'in a community can foster a deeper sense 
of community. This sense of community aids the process of 
stabilization. Decisions made about moving into or away 
from an area are often made on how individuals perceive a 
neighborhood.

Voluntary and community based efforts should be ef­
fective and are strongly supported by social work philosophy.

Definition of Level of Intervention 
and Implications

This project will attempt to make systematic use of 
Rothman's three models of community organization and rele­
vant information about communities. This should enhance the 
success of the community organization effort. While commu­
nity organization is often seen as a unitary method, the 
most useful approach emphasizes the different definitions of

66



67

"community" that community organization may be involved with. 
It is essential for effective professional work, in this 
writer's view, that a clear definition of the community that 
one is to focus on is made explicit.

There is a need to present a clear definition of the 
target community to be involved in community stabilization.
It is assumed that this definition process is often not done 
in community organization work and is a source of later dif­
ficulty. In the case which is the subject of this project, 
a local neighborhood rather than a functional community is 
the focus.

Based on this definition there is an attempt to de­
velop appropriate roles that are in harmony with the defini­
tion of community formulates.. It is assumed that certain 
strategies are more or less compatible with the particular 
definition of community chosen. The locality development 
strategy is central to this project.

Certain roles seem most suited to each of the three 
strategies and the project will make use of this thinking. 
Once the most appropriate stragegy is formulated, certain 
roles and assumptions flow from this decision.

•Where appropriate a negotiating role rather than a 
confrontation role or coordination role is likely 
to enable an organization engaged in locality de­
velopment to reach specific goals.
•Efforts that deal with concrete problems that are 
felt to be of concern to a wide cross section of
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local residents are likely to be of importance to 
preservation of integration

Use of Knowledge of Voluntary Organizations
An increased knowledge of types of voluntary organ­

izations and their attributes will aid the development of 
programs where such associations are used as a vehicle. A 
major aspect of this project is the use of a voluntary asso­
ciation, with a limited staff of its own employ, to deal 
with problems in a neighborhood that is still substantially 
middle-class. This contrasts with a more traditional pat­
tern of a formal agency not controlled locally providing its 
own staff to local efforts in low-income areas. It is felt 
that there is considerable evidence that these differences 
should enhance effectiveness of the efforts.
1. A voluntary association that combines some features of 
both a primary group and a bureaucracy should have the most 
potential for success.
2. While most community organization locality development 
efforts which involve social workers are concerned with pre­
dominately low-income communities, there is evidence that 
efforts among middle class communities would be more effec­
tive .
3. It is assumed that a small staff can aid the development 
of a voluntary association and help it achieve its goals.
4. Staff professionally trained in social work, and commu­
nity organization in particular, would seem to offer the 
most potential ability for working in this area of aiding
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local voluntary associations to take action to improve sta­
bility. While there has been frequent use of community 
organization methods to deal with rather specific problems 
such as deteriorating multiple dwellings, ineffective educa­
tion, inadequate health or general municipal services, there 
is seldom either an in depth study of the problem or a clear 
specification of intended effects of the program; therefore, 
efficacy is hard to determine. Further, there has seldom 
been an attempt to relate results from efforts to solve such 
specific problems with results in other areas of community 
life such as racial and economic stability.

This project will attempt to deal with one problem—  

deteriorating multiple dwellings— with the assumption the 
process will help stabilize the area.

Support For Voluntary Community 
Based Efforts

Voluntary and community based efforts should be effective
and are strongly supported by social work philosophy.

There is strong evidence from a variety of sources
that suggest that organizational effectiveness increases as
those who are involved participate in decision making.

Such involvement in decision making reaches a very
high level in small voluntary associations.

Locally based efforts by those who are affected by a
problem are strongly supported by social work philosophy

6 8(e.g., see Dunham.)
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Further, Hunter in his study of an integrated com­
munity in Rochester deals with "a local community organiza­
tion whose structure and activities are mechanisms which 
heighten both the social and symbolic 'sense of community1 
for local residents."

Nature and Function of Neighborhoods 
Three contributions of neighborhood groups deline­

ated by Warren contrast with the view that neighborhoods 
are not important in social change.

1. Neighborhoods can provide a program unit for 
governmental and private efforts at planned 
social intervention.

2. Given the high rate of built-in social change 
in a mass, industrial bureaucratic society, 
local neighborhood primary groups may be able 
to respond to conditions of urban life more 
flexibly, and effectively than formal organ­
izations and welfare bureaucracies. Neigh­
borhood groups 1 can be more innovative than 
larger institutions,2 can be effective in­
struments of social contrast because neigh­
borhood visability provides for enforced ac­
ceptance of values or creations of new 
norms,3 they can react more quickly to un­
anticipated problems than larger institutions 
can.

3. Neighborhood organizations can play a major 
role in clarifying and defining the solutions 
to urban problems by clearly differentiating 
among problems with local focus that are 
amenable to solution via local self help and 
self-determination and those problems that 
clearly require wider bases of mobilization 
and collective action.3
Arnold M. Rose feels that voluntary associations: 

"have three important functions in supporting political 
democracy in the United States."
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1. Through the voluntary association the ordinary 
citizen can acquire as much power in the com­
munity or the nation as his free time, ability and 
inclinations permit him to do without actually 
going into the government services, provided
he accepts the competition for power or like 
minded individuals. . . .

2. Those who participate thus become aware of how 
processes function in their society; they learn 
how things are done or at least the limited 
sphere in which they operate.

3. The voluntary associations offer a powerful 
mechanism of social change.4
Neighborhoods do serve important special functions 

despite the increasing importance of functional or vertical 
communities.

Neighborhoods often deal with three processes:
1. Selective recruitment of particular types of 

families or individuals into a neighborhood.
2. Socialization of persons with regard to 
specific values or behavior once they become 
residents of neighborhoods. 3. Selective ex­
pulsion of individuals whose life patterns or 
values are at odds with that of the neighbor­
hood . 5
These processes seem particularly relevant to the 

project under consideration and its sponsoring agency par­
ticularly with respect to the first two goals. The associa­
tion aims to recruit people into the area by presenting it 
as a attractive place and to keep people in the area by 
developing a feeling that one should accept the neighborhood 
as great place to live, stay in the neighborhood and become 
involved in neighborhood programs.

Litwak and Szelenyi suggest that there are three 
other values of urban neighborhoods: 1 . the speed with
which neighbors can deal with special or common problems,
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2 . the fact that special services based on common territo­
rial needs can be most easily provided, 3. the face to face 
contact "creates a highly visible affect on social behavior, 
child nearing and children's educational performances (the 
social control functions)."^

They go on to suggest that five functional roles can 
be ascribed to neighborhoods: "1 . a center for interper­
sonal influence, 2. a source of mutual aid, 3. an organiza­
tional base for formal and informal organizations, 4. a

7reference group and social context as a status arena."
What seems clear is that the nature of neighborhood 

is quite variable depending on who looks at it and for what 
purpose.

It also seems that neighborhood functions over the 
course of time have become less all encompassing as the abil­
ity to travel longer distances for shopping, services, 
leisure and work has increased. Despite this tendency to need a 
neighborhood less in a tangible way for "things," for many 
there is still strong interest in neighborhood as a symbolic 
entity.

"Both partisans and critics of the neighborhood as a 
concept find the main utility as a service area. It provides 
a link between territorially bound activities related to 
work, residence, schooling or recreation and activities en-

g
compassing the whole, complex and far-flung urban network."

Note however that in Hunter's study he found use of 
local facilities lessening but sense of community increasing
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in his study area.

The Local Neighborhood:
As a Site For 
Intervention

Importance of Locality Development Efforts
Many problems associated with preservation of neighborhood 
stability can be best addressed by locality development 
efforts.
Involvement Can Foster a Sense of Community

Involvement in a community organization can foster 
the sense of community. This sense of community aids 
the process of stabilization.

The very nature of traditional processes or 
residential succession assume that it will take place 
essentially on a neighborhood by neighborhood basis. 
Because change occurs largely through individual choices 
to move or not to move in or out of a neighborhood, lo­
cality based efforts would seem to be quite relevant.

A central issue is how people perceive their 
community. Such perceptions affect how people work within 
their neighborhood and ultimately major decisions are made 
on the basis of neighborhood perceptions. For example, 
whether one remains in a community or not is often de­
pendent on one's perception of his community. Landlords 
and tenants treat their property differently depending on
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whether they see that theirs is a good or bad community. 
Community participation is frequently based on perception 
of the community. (One is struck with the frequency with 
which long term public housing tenants say that they will 
move soon and, therefore, invest little of themselves in 
their neighborhood.)

If people perceive that theirs is a relatively 
stable situation, they will continue to maintain their 
property or apartments. If the perception of stability 
is present, probably "tipping points" can get relatively 
high, particularly if the non-white population is pro­
portionately fairly middle class. Indeed, there is a 
growing feeling that class may be emerging as a more im­
portant factor in stability than race. IDdeed for the 
neighborhood, which is the subject of this project, this 
seems already the case in owner-occupied homes. In fact, 
on some blocks where essentially all homes are owned and 
occupied by middle class blacks, there has been a keen 
interest among whites to purchase homes that come on the 
market.

While reality factors play a role in people's 
perception, many times non-reality factors are equally or 
more important. This is particularly so in racially and 
economically mixed neighborhoods. Even is one is not biased 
towards minorities or the poor oneself, friends, relatives, 
etc., who do not live in mixed areas, may ascribe a some­
what lower status to the person who lives in a mixed
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situation. The wider community values, though changing, 
still favor white segregated areas. For this reason, pro­
motion of an image of a sound neighborhood, able to deal with 
its problems is essential. It is also essential that this 
image be close to reality.

Opportunities must be found for members of the vari­
ous neighborhood elements to come together either around 
common problems or around community wide events that 
everyone can enjoy. Communication and community parti­
cipation are useful in working towards goals, and are use­
ful in and of themselves. One's perception of a neighbor­
hood changes if he is involved in it or knows that "some­
thing useful is happening" or "ours, is a strong, stable, 
well organized neighborhood that can take care of its 
problems." Whether one moves into or out of a neighborhood 
is to a large extent determined by perceptions of a 
community.

Hunter has presented a most interesting analysis of 
sense of community in a interracial community not unlike the 
one chosen for this project. The area had been used for an 
earlier study of community feelings and so a contrast over 
time can be made.

In developing an analysis of thre measures of neigh­
borhood— 1 . local facility use, 2 . informal neighboring and
3 . sense of community were compared to a number of potential 
antecedent variables: education, years in area, age, home-
ownership, race, having children, and the three other
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measures as above (local facility use, etc). The only sig­
nificant correlation with sense of community were with in­
formal neighboring(.36), and education (.17). Factors cor­
related with informal neighboring were age (.2 2 ), homeowner- 
ship (.30) race-white (.21) and local facility use (.20).

It seems clear that use or non use of local facil­
ities has come to have little relationship with sense of com­
munity. Use of local facilities may increase informal neigh­
boring which increases sense of community but it is not di­
rectly related. It seems probable that provision of local 
facilities may be more convenient for residents but this does 
not necessarily increase the sense of community.

Because informal neighboring increases sense of com­
munity it seems important that "residents who are younger, 
white and homeowners are significantly more likely to engage 
in informal neighboring than older residents, blacks and cen­
ters. " ^

"Why has the social and cultural symbolic sense of 
community not declined but increased. The answer is that 
"1 . community was consciously sought after and 2 . conscious­
ly created by its local residents. . . . "  A number of fac­
tors were given by residents for moving to the area some of 
them clearly seeking a sense of community. Among the rea­
sons given were good housing value and convenience but, in 
addition, people sought out the area because it was a stable 
integrated area. There was a rejection of the image of sub­
urbia and a sense that one was "where the action was,’ the
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urban frontier", and that they were "idealogically and per­
sonally countering the general decay of urban America. . . . 
Finally, the move to this area was for some precisely the 
fact that it was seen to be a meaningful social and symbolic 
'community.' The search for community, in short, has become 
a conscious search and the prior proselytizing done by exist­
ing residents is apparently sufficient to convert them into 
fellow residents."1^

The Creation Of Community
Not only have many of the residents of the area 

consciously selected the area because of its eco­
logical and "community" characteristics— but they 
have also been involved in creating and maintaining 
a more formal structural embodiment of community—  
a local community organization.

Those residents who are somewhat older, home­
owners, more highly educated and have lived in the 
area for a shorter period of time are more likely 
to belong to the organization. We also see that 
such membership does not affect "local facility use," 
but it does increase informal neighboring signifi­
cantly. Finally, belonging to the organization sig­
nificantly increases the sense of community for mem­
bers, through informal neighboring remains the most 
significant in its effect. Structures and activ­
ities heighten both the social and symbolic 1 sense 
of community' for local residents.H

This suggests that local structures can serve an im­
portant role in aiding the development of a sense of commu­
nity which in turn, aids the stabilization process.

There are similarities between the area described by 
Hunter and the neighborhood where the demonstration took 
place. Both are of course interracial and largely middle 
class more significantly both have created a sense of neigh­
borhood and a community identity. Indeed the name Prospect 
Lefferts Gardens was devised by local residents and through
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promotion has now been adapted by the city for official pur­
poses.

Gockel, Bradburn and Sudman cite Fisk on the benefits 
of a community organization in a racially changing situation 
even if racial change continues: "A democratically struc­
tured forum is provided in which diverse groups could dis­
cuss community issues (it) has been able to control or elimi­
nate many of the destructive elements that frequently accom­
pany racial change. By mobilizing the resources of the com­
munity both public and private and by using the coercive 
powers of the city government (it) has eliminated much of the
panic violence, exploitation and deterioration which has ac-

12companied racial change m  other communities."
Similarly a community organization can make the 

transfer of occupancy and leadership, orderly if it does 
nothing else.

While community organizations may be largely un­
able to affect the 'quantity' of the desegregation 
process (except to accelerate racial change), it is 
possible to have an impact on its 'quality.' Our 
data and more informal case studies suggest that the 
felt concerns of both white and Negro residents can 
be productively channelled into organized attempts 
to improve existing community institutions and serv­
ices such as schools, streets, parks, zoning poli­
cies, police protection, and the like. Apart from 
the manifest improvements in the physical environ­
ment which can ensue, Negroes and integration are 
not defined as the 'problem.' On the contrary mem­
bers of both races can meet in a common effort to 
resolve external tangible common problems. Such in­
terracial cooperation may minimize panic, modify 
stereotypes, impart optimism, promote citizen in­
volvement, and generate, even if on a limited basis 
a feeling of control over future events. It is in 
this sense that we speak of the 'quality' of the 
desegregation process and the ability of community 
groups to effect it. The end product may be genuine 
if not long-term integration.
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The quality of desegregation may, of course, 
have some impact on the rate of racial change in 
neighborhoods where Negro demand is high. Thus, 
while it is unlikely that this type of activity 
can stabilize a neighborhood in the face of normal 
market pressures, it may attenuate the rate of 
racial change and thus extend the length of time 
in which the area exists as a bi-racial community. 1

Most community organizations have as a goal mainte­
nance of the area as a bi-racial area in neighborhoods where 
there is high demand for housing on the part of blacks. 
Motivation may vary greatly.

To oppose entry of blacks is self defeating inasmuch 
as when it does occur it lends to hasten flight say whites 
because it has been promoted as something very negative for 
the community and tends to leave a residue of ill will among 
members.^

Voluntary Associations
An increased knowledge of types of voluntary associa­

tions and their characteristics and potential will aid the 
development of programs using this vehicle.

Warren has said "the considerable body of research 
findings available on voluntary associations is virtually 
neglected" in community organization writing and thinking.^

Organizational Auspices 
16Warren defines five auspices for performance of a 

function: (1 ) individuals or families, (2 ) ad hoc informal
organization, (3) formally organized associations, (4) an 
individual group for financial gain or (5) an official or 
government body. He argues that there is an increasing
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tendency to use more structured forms as vertical elements 
are emphasized. Dunham's statement of values, in contrast, 
emphasizes the value in placing functions as close to the 
people and community as possible. On the other hand, one of 
the higher order units listed above would tend to have great­
er access to continuing support.

Dunham further relates some major implications for 
the type of auspices chosen. He concludes with these gener­
alizations :

1. Various types of function can be performed by 
different types of community auspices.

2. According to which auspices performs them, 
source of funds, formal locus of decision-making 
ultimate authority, and community controls over 
the performance of the function will differ.

3. In the absence of other clearly defined and meas­
urable criteria, the ability to make a profit or 
the ability to perform a function at low finan­
cial cost tends to become the sole criterion for 
evaluating the efficiency of the operation, re­
gardless of which auspices performs the function.

4. Thus, community controls over the performance of 
locality relevant functions are made difficult 
by the absence of adequate standards of evalua­
tion or by the application of profits or cost 
criteria to functions where they are not rele­
vant .

5. The rational delegation of functions to various 
alternative community auspices depends on the 
further development of methods of analyzing im­
plications of such delegation.17
The auspice chosen for this project is a local neigh­

borhood association rather than a higher level of organiza­
tion.
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Neighborhood Associations
Neighborhood associations have been classified into 

five types:
1) Self Help and mutual aid groups.
2) Junior-partner associations organized by out­

siders .
3) Petitioner associations responsible to government­

al or service agencies.
4) Militant associations aimed at dramatic or crisis 

responses.
5) Services-providing associations that are often 

linked to community-wide or national organiza­
tions having little special focus on local area.18
The association under whose auspices the demonstra­

tion was conducted can be best described as a self help or 
mutual aid group. This type has not usually been serviced by 
social work staff of its own employ. Where staff is present 
it usually is from an outside source. Where this occurs the 
association begins to take on aspects of the other than self 
associations.

Litwak develops a series of types of linkages through 
which organizations relate to a community. These are:

1. Urban extension worker
2. Decentralized services
3. Opinion leader-use of local leaders
4. Local voluntary associations
5. Common messenger
6 . Mass media
7. Formal authority
8 . Delegated function
While Litwak's discussion assumes the need of a serv­

ice organization to communicate or link with a local commu­
nity the analysis seems useful in dealing with the communi­
ty's need to deal with formal services and other organizations.
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The sponsor group in this demonstration is the "vol­
untary-, association" of course. Litwak states:

It is thought that the key to the initiation of 
communication from the grass roots to a formal or­
ganization is the local voluntary association.

The voluntary association is so close in struc­
ture to the primary group that setting up such an 
association and getting it running does not neces­
sarily require specialized knowledge but can fre­
quently be learned by group members on the spot.
Once formed it may provide a sufficiently large base 
to hire professionals or create physical resources.
Thus a voluntary association of 200 people might 
pool enough funds to hire a staff person or to free 
the time of individual members to devote to the 
group's business.20

Issues Related to Operation of Local Organizations
Turner has done an interesting study of what he calls 

Citizen Self Help Organizations. These were basically local­
ly based and controlled groups usually with some staff, often 
funded through such mechanisms as OEO. While these groups 
were usually in low income areas with a somewhat different 
history than the type of group which is the subject of this 
project, the questions raised and conclusions arrived at, 
bear review.

One central issue is how do such organizations latch 
onto and hold sources of power without being coopted or or­
ganizationally assassinated by other political or social 
forces? ^ 1

At times need gratification goals, such as recogni­
tion, interfered with goal achievement by creating competi­
tion for leadership roles within or between organizations.
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Other factors that limtied effectiveness were mem­
bers' lack of organizational experience, apathy, fear of 
retaliating reaction from the power structive, preoccupation 
with more basic survival needs and high population turnover.

While there was a strong need seen for group power 
and or access to power the design of the program generally 
showed little connection to these goals.

These groups often sees results that are concrete 
and immediate and that satisfy to some extent both organiza­
tional maintenance and program needs. "Often activities are 
not related to goals. Even when focusing on basic issues
they seemed unable to develop approaches essentially dif-

22ferent from the more traditional areas."
While strong vertical relationships with other forces 

and horizontal relationship with similar groups would seem 
to enhance power these were relatively rare.

Groups that were service-oriented tended to attract
23members who were less alienated.

While these groups might be considered to be part of 
a social movement they had a very pragmatic and non utopic 
view of their needs. (See also Hunter for similar relation­
ships.) The more affective groups were more structured with 
the organization serving as a secondary group for members 
with members having more outside organizational ties, more 
means of achieving gratification and fewer unmet needs.

It would appear that in more middle class organiza­
tions some of the limiting factors would be less severe as
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members would have less needs for gratification through a 
single organization would have more organizational exper­
ience, and would move less frequently.

C. Wayne Gordon and Nicholas Bobschuck in a review 
of factors aiding organizational effectiveness present the 
following hypothesis which seem relevant to the project:

"If membership is highly accessible and the organiza­
tion espouses and implements widely help and esteemed values, 
it will be highly ranked. . . .

If the means by which an organization implements its 
goals are controversial, it will rank lower than one in which 
this is not the case.

If an organization, through its activities, is cap­
able of implementing its stated goals, it will tend to rank 
higher than one which is not capable of implementing its 
goals. ^

25Similarly, Zald feels that when an organization is 
directly dependent on its constituency for achieving organ­
izational goals (which is the case in most voluntary asso­
ciations) , more attention will be given to constituency 
wishes and participation.

A voluntary association that combines some features 
of both a primary group and a bureaucracy would seem to have 
the most chance for success.

Litwak talks about a range of organizational types. 
"Thus we would posit an organizational contimuum moving from 
the bureaucracy that Weber talks about thorough the collegial



85

bureaucracy to forms of voluntary-professional organizations
to voluntary organization to informal local clubs to primary 

26groups.
Cox citing Litwak states "some formal organizations 

and parts of many are much closer to primary groups in their 
characteristics than they are to bureaucracies. These 
primary group-like organizations called "human relation" or­
ganization are more capable of dealing with highly complex

27and ideosyncratic situations than traditional bureaucracies.
Litwak feels that "when knowledge is equal between 

the primary groups and the bureaucratic organizations, the 
primary group is structually the more efficient form of or­
ganization because it permits faster and more flexible deci-

2 8sion making at a lower cost."
The chief advantage of a bureaucracy is its ability

2 9to produce trained experts.
Where there is a substantial mix of uniform and non- 

uniform tasks Litwak feels that some combination of primary 
group and bureaucratic organization would seem advantageous.
He feels that "therapeutic milieu", "goal oriented," human 
relations, democratic or collegial organizations are essen­
tially styles which emphasize a combination of primary and 
beaucratic styles.

It is felt that this is the situation that pertains 
in integrated communities, where some activities conducted 
by a neighborhood association are unique and others are re­
petitious. Cox, in reviewing Thompson and Suden's work,
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feels that a
1 . bureaucratic structure is most effective in 

dealing with problems where there is agreement 
on both objective and causationv-

2 . a collegial body— a group of peers with similar 
training in whom authority resides— is best for 
handling problems where there is agreement on 
objectives but knowledge of causes is unknown 
or disputed.

3. a representative body, bringing about various 
interests, is best in reaching a compromise on 
preferred outcome or in setting differences on 
the order of priorities when knowledge is avail­
able for achieving any of the outcomes under 
consideration.

4. An anomic collectivity operating without rules 
and encouraging inspiration, creating and ex­
perimentation is indicated when there is neither 
agreement on goals nor the means for their at­
tainment. 31

Neighborhood Associations in Middle Class Areas 
While most community organization locality development ef­
forts which involve professional social workers are concerned 
with Predominantly low income communities there is evidence 
that efforts among more middle class communities would be 
more effective.

Middle class areas have fewer problems, higher organ­
izational participation and greater resources.

Efforts in such situation take on more of an early 
treatment aspect and therefore are more likely to be effec­
tive in dealing with problems and more efficient because 
fewer resources will have to be brought to bear on a problem.

Wright & Hyman review participation patterns in vol­
untary associations. Somewhat more than half of all citi­
zens belong to no voluntary association. Of those that do
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belong, Jews are more active than protestants and protes- 
tants are more active than Catholics.

Whites are more active than blacks, although with 
civic associations participation of both races are similar. 
When class is controlled, black participation is similar to 
whites for all types of groups. (Gockel feels that black 
participation may actually be higher).

There is increasing associational activity with in­
creasing income, education, level of living, occupational 
status and home ownership.

There is also increasing participation for urban 
counties as opposed to rural counties although participa­
tion is higher in suburban as opposed to urban situations.

Families with children are more active, which in 
in part probably accounts for the fact that participation is 
highest for those 25-36 and tapers off with age. It also 
may in part be an effort to use civic participation to put 
down roots or develop careers. There is a correlation be­
tween involvent in voluntary associations and involvement in 
public affairs, participation in elections and support of 
local charities. 33

The participation of whites in community organiza­
tion does not vary much with the level of integration in the 
neighborhood. There is some decline as integration increases 
and then an upturn as a neighborhood organization comes con­
trolled by blacks.
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Homogeneous neighborhoods usually have higher rates 
of participation by both races. The rates of black partici­
pation go up markedly once the neighborhood is clearly 
black— more than 8 0%. "Negroes are neither encouraged to
join neighborhood organization nor interested in doing so

33. . . before this."
The much higher participation of home owners as op­

posed to renters is in part a result of income differences, 
particularly at lower income levels.

Participation is much higher among those with child­
ren. This may be because so many associations deal with 
children, e.g., the PTA.

Interestingly territorial groups concerned with a 
specific block or neighborhood and often concerned with 
physical aspects of the area are about double in black as op­
posed to white areas, which seems to indicate a greater con-

34cern with physical aspects, e.g., neighborhood.
The picture that emerges in white controlled 

neighborhoods is one of the organizations that are 
relatively uninvolved in neighborhood affairs, but 
that provide opportunities for sociability and the 
pursuit of individual interest by residents of the 
neighborhood. As the proportion of Negroes in the 
neighborhood increases fewer of the community organ­
ization serve the socio-emotional function, and more 
are task oriented, involving themselves in community 
affairs and concerning themselves with the physical 
environment within a neighborhood of specific geo­
graphical boundaries.35

There is an interesting contrast between participa­
tion in voluntary associations and the more traditional 
neighboring activities, e.g., help in crisis, borrowing, 
visiting, etc. "The more self reliant an individual or a



89

group the smaller the reliance on neighbors and the weaker
3 6the traditions (of neighboring).

Perhaps this should not be so surprising. Neighbor­
hood participation for the middle class becomes more a mat­
ter of choice— a segmentalized function rather than partici­
pation in a primary group.

Lee Rainwater discusses the problems of organizing 
in low income areas and identifies four "strategies for sur­
vival": (1 ) the expressive life style, (2 ) the violent stra­
tegy, (3) the depressive strategy, and (4) the strategy of 
mobility (both for economic and social reasons). These may 
be utilized by the poor for survival but mitigate against or­
ganizational activity.

The poor tend to be less socialized to the value of 
combining with others and in fact those values may not be as 
effective because of other barriers.

Lower class people may not be interested for quite 
valid reasons, e.g., the organizers' view of the problem is 
different than their own. Lower class persons may not view 
organization as a potential solution to their problem. They 
also may have too many other more pressing problems to take 
the group's problems seriously.

Low income groups tend to be less structural and
37act more as primary groups.

Zald offers this proposition based on various stu­
dies: "the lower the socioeconomic status of the constituen­
cy the more difficult it is likely to be to maintain their
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interest and participation."
Further "when a community organization agency aimed

at changing some aspect of the community has a middle and
upper class constituency it will be mere likely to attempt
to gain its ends through persuasion, informal negotiation
and long range harmonizing of interests. On the other hand
the more an organization has an essentially lower class
basis the more it will resort to direct action, open propa-

3 8ganda, and agitation (when it takes action at all.)"

Staff: Its Ability to Increase Effectiveness
Staff can aid the development of a voluntary associa­

tion and help it achieve its goals.
Development of a group and helping it achieve its 

goals are a typical assignment for a professional social 
worker in locality development community organization.

In this regard who employs staff is an important is­
sue. The most prevalent policy in efforts identified with 
social work is a staff person in the employ of a traditional 
agency but assigned full or part time to a voluntary associa­
tion. So prevalant is this pattern that some of the writing 
assumes that this is the pattern and makes no attempt to 
identify any alternative. A second pattern, usually more 
typical of large associations, is where funding comes from 
essentially one source, often in the form of a contract. In 
both these instances a fair degree of dependency exists.
The possibility of a group's decisions being influenced by 
concerns about loss of staff or funding is obvious. On the
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other hand the ability of an association to generate its own 
funding is not high, particularly if staff costs are invol­
ved. Short of independence the association that generates 
funds from several sources can affort to be more independent 
than the association that is dependent on a single outcome 
source.

Staff professionally trained in social work and com­
munity organization in particular would seem to offer the 
most potential skill in their area.

Skills such as direct organizing, problem analysis, 
dealing with complex issues and feelings would seem to re­
quire a fairly high level of skill and professional social 
work training would seem to be particularly well geared to 
meet these needs.

Social Work Intervention 
Overview

We have reviewed the benefits of local voluntary or­
ganizations, discussed their appropriateness to middle class 
areas and have advanced the view that staff is useful to im­
proving the chance of organizational success.

It seems appropriate to now review the literature 
related to use of social work methodology as it relates to 
intervention strategies.

Specifically community organization and locality de­
velopment as a specific community organization strategy is 
reviewed
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Locality Development 
It is assumed that a clear definition of the partic­

ular segment of the community that is to be the target of 
intervention will aid the community organization process.

It must be recognized that community organization is 
probably the least developed of the social work methods. 
Specific techniques to deal with specific problems have not 
yet been developed. What has been fairly well developed is 
a means of defining goals and techniques. As Pearlman and 
Gurin state: "The field . . .  is ill defined. The body of
knowledge . . .  is spotty and unsystemative and there are few

3 9reliable guides or proven methods than can be transmitted."
What are increasingly available, however, are a 

series of descriptive statements about community organiza­
tion practice that allows clear definitions of what type of 
practice, setting, goals, or stages in a process, etc., one 
is describing. These statements are useful in setting para­
meters for the particular endeavor that one wants to under­
take and gives some clues as to what roles and activities
might be most appropriate in a given situation.

4 0Gurin deals with four areas: 1. nature of commu­
nity, 2. purpose of intervention, 3. roles of practitioner 
and 4. methodology of community organization and social 
planning.

The first of these concepts is that of community or, 
more specifically, the alternate views of communities.
Which of the available alternate views of community must be



93

stated if one is to know where to begin in the intervention 
process. In other words it is necessary to know which com­
munity one is dealing with.

Warren defines a community as "that combination of 
social units and systems that perform the major social func­
tions having locality relevance. This is another way of 
saying that by 'community' we mean the organization of social 
activities to afford people daily local access to those 
broad areas of activity which are necessary in day to day 
living. " 4 1

The two most important ways of defining community are 
horizontal (the local) and vertical (specialized functional). 
Warren makes this his central theme. "It is a thesis of this 
book that the 'great change' in community living includes the 
increasing orientation of local community units toward extra 
community systems of which they are a part, with a corres­
ponding decline in community cohesion and autonomy . . . 
changes on the community level are taking place at such a
rapid rate and in such drastic fashion that the entire struc-

4ture and function of community living are being transformed.
In this regard Gurin's discussion of relevant commu­

nities is appropriate. He feels that part of the resurgence 
of interest in local communities through the poverty program 
of the 1960s was really an attempt to deal with a relevant 
or functional community, i.e., the disadvantaged rather than 
the locality per se. He questions whether this approach 
could yield solutions to what are really national problems.
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Most community organization projects have not been 
oriented to the community at large but deal with some segment 
of its relevant community. Within local neighborhoods the 
efforts typically have been addressed to 'the poor,' which 
often means the minority groups clustered in the slums.
These populations have a common interest in changing existing 
institutions to their advantage in order to achieve redistri­
bution of opportunities, resources and benefits. The holistic 
organic community concepts are thus being applied to the
building of conflict-oriented social action organization and

„4 3 programs. 11
Thus most of the efforts of the antipoverty program

would be more appropriately classified as social action
rather than locality development--to use Rothman's typology.

A conflict rather than negotiation strategy was most
often used resulting in other problems, e.g., loss of feeling

44of community, which Moynihan deals with.
Traditionally we have thought of community in local 

terms often in terms of neighborhoods. As society has become 
more complex we also consider other communities, e.g., "the 
educational community" or "the Puerto Rican community," which 
have attributes other than physical proximity. While there 
is an increasing tendency to look at these functional com­
munities, the focus of this project is on a horizontal com­
munity— one particular neighborhood in Brooklyn.

Focus on a Local Neighborhood
This demonstration is to be conducted in one contained
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community and therefore, while the review of community below 
concentrates on the local level, it also contrasts this area 
with other levels of intervention for the purpose of clarifi­
cation .

Roles
Certain roles are more appropriate to a particular 

setting than are others; e.g., in the case of this project, 
which focuses on a local neighborhood, the locality develop­
ment role is most appropriate.

Jack Rothman has provided what is probably the most 
useful classification scheme for community organization prac­
tice. He outlines three models of community organization 
practice, viz., a "locality development, social planning, 
and community social action."

The type of project outlined here clearly places 
paramount emphasis on locality development instead of social 
planning or action.

A brief review of the major features of Rothman1s
45locality relevant model may be helpful.

Themes emphasized in locality development . . . "in­
clude democratic procedures, voluntary cooperation, self-help 
development of indigenous leadership, and education." Small 
task-oriented groups are the primary medium of change, and 
work involving the total geographic community. Client popu­
lations are seen as citizens rather than victims or consum­
ers. It is assumed that common interests transcend individ­
ual interests.^
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.The term "community development," that has been 
used most often to describe international rural develop­
ment efforts, is closely related to this model of com­
munity development.

Locality or community development "stressed 
broad participation of people at a local level to create
conditions of economic and social progress for the whole 

47community."
Warren defines community development as a "de­

liberate and sustained attempt to strengthen the horizontal 
patterns of a community.

He points out the conflicts inherent in goal 
and process orientation and sees them as really two com­
pletely different goals, one a tangible goal and one a

48participation goal.
Gurin reviews the three major roles of the com­

munity organization practice: (1 ) the enabler, (2 ) the
49intergroup, and (3) the advocate.

The enabler helps people clarify their problems, 
identify their needs and develop the capacity to deal 
with their own problems more effectively. The emphasis 
is a skill in developing relationships. Their role was 
envisioned by both Murray Ross and Lippitt. The latter's 
change agent role, e.g., did not have a fixed program, 
but modified programs as needed.

Newsletter emphasized the intergroup role which
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envisioned the worker's role with the intergroup as 
being concerned with the members as representatives of 
organized entities (groups) rather than as individuals.

The advocate role developed as it was recognized 
that there were situations where the above roles were not 
appropriate. As greater emphasis was placed on task, as 
opposed to process, goals and the possibility of conflict 
as well as cooperation was recognized. This picked up 
the earlier reform stream, as opposed to social control 
stream, of social work that has always been present in 
the field but was probably more vigorous in the early part 
of this century. The worker was to take a more active 
role by interpreting needs and indicating the potentially 
most important courses of action.

It is interesting to note the similarities with 
Rothman's typology of community development (enabler), 
social planning (intergroup), and social action (advo­
cate) .

Turner reviews the experience of Citizen Self 
Help Organizations. In terms of strategies three are 
identified: (1) consensus, (2) conflict, and (3) ne­
gotiation, which combines elements conflict and con­
sensus, in that it assumes that change can be made by 
working cooperatively without or within the systems.
It includes the use of mild pressure tactics and con­
siders extreme confrontation unnecessary to accomplish

50the desired response.
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The negotiation strategies seem most applicable to 
locality development efforts.

In terms of staff members' roles within Citizen 
Self Help Organization, "staff were seen as central in 
(1) recruiting members, (2) doing the leg work, (3) carrying 
administration responsibilities, (4) occasionally bringing 
ideas to the organization, (5) teaching workers to play a 
more responsible role in developing goals and strategies."
The last item seems to be primarily an enabler function.^

St. Clair Drake, in reviewing the literature, 
cites Thelen's principles of "resolving intergroup conflict 
whch essentialy involves bringing about communication and 
acceptance between groups, and use of building groups, with 
their own culture to influence constituencies represented 
by the building group. Community problem solving and develop­
ment of a strong organization to do problem solving are 
central. 1,52

Similarly Drake's review of principles proposed by
Julia Abrahamson stresses a non-ideological approach em-

53phasizing enlightened self-interest.
See Chapter IV for greater detail on these prin­

ciples .
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CHART I

Relationship of Community Organization Models 
to Strategies, Goals, Auspices

Models
Most typi­
cal worker 

role
Interven­

tion
strategies Goals

Typical
Auspices

Locality Enabler 
Development

Social
Action

Advocate

Social
Planning

Intergroup

Coordina­
tion and 
Negotiation 
(confronta­
tion only 
where all 
else fails)

Confronta­
tion

Coordina­
tion (Ne­
gotiation)

Participa­
tion and 
Self-help 
as goals 
in them­
selves

Participa­
tion as 
means of 
achieving 
specific 
goals
Achieve­
ment of 
agency 
goals

Voluntary 
Groups with 
or without 
support of 
established 
welfare 
agencies 
Geographi­
cally based
Voluntary 
Groups not 
necessarily 
locally 
based

Larger Func­
tional
Bureaucracies
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CHAPTER V

PROGRAM DESIGN 

Overview
Through the review of literature and prior experience 

in community organization settings, I have come to the fol­
lowing conclusions.

If a local group could have more direct control of 
the program through local fund raising, or a number of small 
outside grants, it would be able to exercise substantial con­
trol of the program. I felt this would enhance effectiveness. 
Likewise, I felt that bureaucracy, e.g., as experienced in a 
large scale community action program, was a problem in it­
self, and provided service that was not very cost effective.
My own feeling was and is that local community organization 
efforts reach a point of diminishing return rather quickly 
and additions to staff, etc., for organizational work are 
not very effective and may in some cases be actually counter­
productive .

The use of voluntary associations that would hire 
and control a small staff is not something that is dealt 
with to any extent in the social work literature. Where vol­
untary associations are dealt with, the assumption is that 
any staff available will be supplied by an outside

103
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(bureaucratic) agency.
Community organization work with a primarily middle- 

class population is also not discussed in the literature, 
the assumption being (at least in locality development work) 
that most of those involved will be poor. My personal ob­
servation of those who became most active in the poverty pro­
gram, even in an area of heavy incidence of poverty, were 
disproportionately middle class in income and/or aspirations. 
Organizational work in a non-poverty area should be more 
successful because there are more of the type of people who 
get involved living there and they have talents useful in 
developing and sustaining an organization.

In dealing with specific strategies to cope with 
apartment house decline, a problem for the area.I felt, both 
from experience and reading, that a view that saw the only 
way to proceed as a confrontation with the landlord, was 
overly simplified. This notion failed to take into con­
sideration some of the realities of property ownership and 
assumed that large profits were flowing from all buildings 
so that all that had to be done was to force the landlord 
to be less greedy. Large scale abandonment and the writings 
of those who have looked at the economics seemed to lead to 
the belief that a broader range of views and strategies had 
the most potential. Realistically I also had a belief that 
a confrontation-only policy could not achieve broad-based 
support in this community. The increased sense of community 
as well as the solving of specific problems seemed important.
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If effective in solving some of the identified prob­
lems and/or stabilizing the community racially and socially 
even for only a few years, such approaches would seem worth 
their modest cost. While certainly not a total approach, 
such programs would have strong community support and seem 
rather feasible given the costs of alternate approaches. If 
more neighborhood groups could reach the point where they 
could hire modest staff, social workers might find them­
selves in demand as consultants or organizers to such local 
communities.

Finally the use of a social worker on a voluntary 
basis (in this case the writer) to stimulate the development 
of a voluntary group to the point where it could confront 
problems faced by a community is not a typical one. Quite 
possibly, more of this goes on than we are aware of, because 
most social workers are known through their paid employment. 
In any case, this is something to be encouraged and could 
enhance the quality of life in communities, as well as the 
relevance of the field.

Options Available to Local Groups 
The range of options open to neighborhood groups in 

promoting stabilized integration are limited.
Basically they might be seen to fall in three areas:
1. Efforts to "manage" the integration of the area, 
primarily through promotion of the area both within 
and without and assuring that an open and orderly 
housing market is present.
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2. Through efforts to solve concrete problems or 
maintain the viability of the neighborhood.
3. Development of a sense of neighborhood which may 
relate to both of the above. Hunter's work in the 
previous chapter discussed this.

Managed Integration 
In the first instance, a number of possibilities are 

present. For example, the Prospect Lefferts Gardens Neigh­
borhood Association publishes a newspaper, "The Good News," 
circulated among 7,000 families in the area. It spon­
sors an annual housetour to interest new families in moving 
into the area. It has sought and received favorable publi­
city in newspapers and television. It is part of the annual 
Brownstone Conference to also interest newcomers in the area. 
More recently it has increased its interest in formalizing a 
mechanism whereby those selling a house or apartment could be 
put in touch with those looking for housing in order to 
avoid the potential of "steering" by landlords or brokers.

Other groups have eased the arrival of minorities by 
involving area institutions in support for integration and 
exposing the myths common in this situation. Watchdogging 
against blockbusting or racial steering on the part of real 
estate interests is often important and necessary.

An obvious limitation is that both the law and our 
values put sharp constraints on what actions are acceptable. 
There is general support for an open housing market, i.e., 
one that allows equal access to all available housing by
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both blacks and white, with the first decisions being made on 
the basis of acceptability to the home seeker and ability to 
pay.

Generally not acceptable are efforts that close the 
market to one group or efforts to promote quotas. Such ef­
forts constitute steering and are usually illegal. In addi­
tion, they are repugnant to many people living in an area and 
can have long range effects that destabilize and create deep
rifts in a community-effects not intended.

As mentioned in Chapter III, direct efforts to oppose 
or restrict black entry often have negative effects. The en­
try of blacks after opposition efforts, acknowledges that 
something more negative will follow (otherwise why oppose it). 
This encourages further fears and flight. Further it poisons 
the atmosphere for black newcomers, who feel rightly that they 
are not welcome and, therefore, do not involve themselves in 
community activities.

Dealing with Concrete Problems
The second area— that of efforts to solve concrete 

problems and maintain the viability of the neighborhood— also 
is important and is the focus of this project.

What is implicit in this set of options is that a
direct approach to maintaining an integrated neighborhood 
might be desirable; but is usually not practical as a single 
strategy both because of constraints from the outside and 
also from the fact that housing decisions involve more than 
just racial considerations, other considerations such as
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perceptions of a community are also important.
This has been recognized by groups active in the 

field. For example, the National Committee Against Discri­
mination in Housing suggests, in pamphlets designed for 
neighborhood groups, that a stabilization program be consid­
ered. Examples of the type of programs suggested are these:

1. Broad community organization, not merely in 
the areas immediately affected by change.

2. Focus on community standards with special em­
phasis on high quality neighborhood schools, 
code enforcement, and maintenance of city 
services.

3. Neighborhood improvement-efforts such as gar­
den clubs, little theaters, and recreation 
programs.

4. Approaches that provide realistic information 
and provide opportunities for various groups in 
the community to get together either socially 
or in problem-solving actions seem useful.^-

Such efforts are rather troublesome to the program planner 
who is more comfortable with programs directly tied to par­
ticular problems.

Appropriateness of Approaches 
at Various Stages of Transition

At early stages of transition a "race relations" ap­
proach to managing the integration might be useful. This 
would give accurate information about the myths related to
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neighborhood change and emphasize the rightness of integra­
tion by involvement of local leaders in positive statements 
and emphasizing requirements of law. It should be remembered 
that research has found that move-outs are determined by a 
variety of factors, race being only one. In fact, a bigot 
may have no choice but to remain.

In an area which already has substantial integration, 
a race relations approach would not be appropriate except if 
used with other approaches. Hopefully, most everyone would 
have, by this time, have realized that their fears were not 
founded.

What programs might be appropriate?
To deal with concerns of present residents, ways 

must be found to deal with what are real and perceived prob­
lems of their neighborhood, quite apart from any racial con­
cerns. These efforts must be well publicized and felt to be 
effective by residents.

To promote social integration, community committees 
must strive to be widely representative. A variety of com­
munity activities, problem solving or social, should be pro­
moted so as to give opportunities for different racial and 
economic groups to have meaningful positive interaction.

For those living outside the neighborhood who would 
be potential renters or home buyers, a more public relations 
approach would seem sound. Continuation of house tours, ad­
vertisements in the real estate section for the area, house 
and apartment referral services and use of mass media would
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all seem appropriate.

Means of relating to outside groups with similar con­
cerns should be found. Already the organization is a member 
of several of these. Such work should not be so substantial 
as to dissipate neighborhood work.

General Goals 
Overall purposes of this project are as follows:

1. Promotion of community stabilization. It is a primary 
hypothesis that improving the ability of a community to 
solve problems will contribute to the stability, racial 
and otherwise, of that community by changing perceptions 
of residents and potential residents.

2. Locality development (rather than community planning or
2social action, see Rothman).

a) To develop locally controlled capacity to cope with 
community problems.

b) To develop local voluntary efforts directed toward 
community stabilization to the maximum extent possible.

c) To strengthen the community through participation in 
community work and decision-making (this is in con­
trast to an emphasis on changing the distribution of 
resources as found in some other forms of c.o.).

d) To develop democratic and effective local mechanisms 
to deal with problems. A common dilemma is that tra­
ditional agencies are often not democratic and non- 
traditional agencies are often not effective.

3. To test several notions about community organization
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practice.

a) To validate the effectiveness of community organiza­
tion efforts in largely middle class transitional 
areas.

b) To test the effectiveness of local volunteers as or­
ganizers in relatively well-defined problem areas such 
as tenant work.

c) To test the validity of use of community organization 
service on an as needs rather than continuous basis.
An assumption is that the appropriate level of con­
sistent organization work is at the neighborhood-wide 
level rather than on a block or building basis. It is 
assumed that in the latter case organizational acti­
vity will vary with the urgency of perceived problems.

General Community Organization Principles
It may be useful to list some general principles that 

should guide community organization practice, and to focus on 
some of the principles that seem most relevant.

Dunham lists thirty-one guidelines for community or­
ganization practice. Some general themes can be stated as 
follows:

'Democratic operation should be stressed, including 
participation of those affected by decision-making.
•Cooperation is a higher value than conflict but the 
latter may be required in certain situations.
•Broad support of programs is important; existing pro­
grams should be used where possible.
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•Programs should be based on needs.
-Felt needs of a group may have to be balanced 
against needs of the larger community.

-Programs should be developed on the basis of 
planning and maximum use of objective data and 
other knowledge available.

-Services should be adequate to the need and ef­
ficiently run.

•Local offering of service is to be preferred to cen­
tralized services where both are equally effective. 
•Prevention should be increasingly emphasized over 
cure or continuing care.^

Similarly Batten summarizes in his book twenty-seven 
guidelines for community development. Some of the themes are 
as follows:

•Acceptance of people as they are * starting where they 
are and proceeding at their pace.
•Work should be based on sound plans and analysis. 
•Democratic methods of operation and self-determina­
tion should be emphasized.
•The needs of the group take precedence over the needs 
of the worker.
•A goal is to foster greater capacity on the part of 
the group.

Some Specific Practice Principles
1. Those affected by a problem should be involved in the plan­

ning and implementation of solutions to these problems.



The tenets of client self-determination are expressed in 
community organization practice as helping the group or 
community to determine their goals (usually problems that 
need to be solved) and strategies to be used in solving 
these problems. Not only is this ethnically sound prac­
tice, it is also assumed that people will support work on 
a particular goal the more they are involved in defining 
the goal and ways of achieving the goal.
In the case of the effort which is the subject of this 
study, both the community, through a representative board 
of directors elected by members at an open community 
meeting, and individual committees have defined what are 
central problems and ways of working on them. Similarly, 
tenant organizations are encouraged to develop their own 
leadership, define their own problems and maximize in­
dependence .
The issues chosen for work should be those perceived by 
a large number of residents as problems. It is assumed 
that the closer an issue is to home the more involvement 
there will be.
Community organization is most effective when employed in 
a preventive or early treatment approach rather than 
where large scale remedial goals are attempted.
Other community resources and supports should be used 
wherever possible to strengthen the effectiveness of the 
neighborhood work. This includes good use of our neigh­
borhood newspaper or maximization of effectiveness of city 

services.
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5. Participation is important in this setting not only from 
a goal achievement standpoint but also from the standpoint 
of drawing people together. It is assumed that people 
participating together draw closer together, i.e. raci­
ally.

a) Therefore the board of directors, who are area resi­
dents should be kept well informed of the work going 
on and have an opportunity to modify the program 
where needed.

b) Tenant leaders should have an opportunity to make an 
assessment of the project's work and add to the de­
velopment of the project.

c) Maximum use should be made of neighborhood volunteers 
both for the sake of efficiency and also because such 
volunteers have something to add as a result of their 
closeness to the problem.

d) Volunteers from organized buildings should be partic­
ularly useful and are to be sought after.
Thelen has helped by formalizing some of the exper­

iences of the Hyde Park-Kenwood area of Chicago, one of the 
more successful integrated neighborhoods.

He sees the overall neighborhood association and in­
dividual block association as bridging groups where diverse 
segments of the community can come together around "task 
oriented" issues. Hopefully, this forces some reappraisals 
of former attitudes and members take back more positive at­
titudes to groups to which they belong.
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A number of operating principles are developed by 
Thelen which are useful to the present situation. To sum­
marize, he sees a community group as serving a bridge be­
tween various community and other groups. Such a group 
would emphasize problem solving around mutual concerns and in 
the process, foster improved attitudes and increased ability 
to solve problems and more readily perceive reality.

Overall principles developed are these:
1. Bring about communication between members of the 

opposing groups under conditions such that neither 
has to "defend" his group.

2. Develop the bridging group itself into a strong 
one with its own culture and appeal to members.

3. Operate the bridging group as a training situa­
tion in which the members can learn the experi­
mental method of group problem-solving.

4. Facilitate acceptance by members of each other and 
of the groups they represent.

5. Influence the members of the home groups toward 
gradual change of their ways of operating, toward 
a more problem-reality-oriented approach.

Methods of operation suggested are these:
1. Community problem-solving is put ahead of organi­

zational power as the objective.
2. Anyone who can help with the problem-solving is 

welcome, regardless of professed belief or the
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group's theories about his personality.
3. Efforts are made to seek out and reach working 

agreement with other groups working for the same 
objectives.

4. The group serves as a bridging group to reduce 
conflict among the other groups to which the mem­
bers are loyal.

5. The group adopts an experimental methodology, de­
termining action at each step on the basis of
evaluation of results of preceding steps.

6 . The group pays attention to self-training and to 
its own development so that leadership is strength­
ened, goals are kept realistic, individuals make 
satisfying contributions, and workable solutions
to problems can be formulated explicitly and 
passed on to other groups and communities.

7. The group collects adequate data about the prob­
lem . . .

8 . The group realistically appraises its own resources 
and skills and gets professional help when needed.

9. Throughout all action, the group defines its
"enemy" as objectively defined conditions in need 
of change rather than in terms of individuals or

4groups to be demolished.
In addition, Abrahamson, using the same experience, 

listed some other principles:
1. Do not appeal to people in neighborhoods on the
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basis of any kind of ideological principles.
2. Always appeal in terms of enlightened self- 

interest.
3. Action should be task-oriented.
4. Make alliances with groups that have power and

5influence.
Negotiation rather than confrontation or cooperation 

would seem to be the tactic of greatest potential in dealing 
with problems within the neighborhood, particularly where the 
source of the problem is seen to stem from sources outside 
the neighborhood. For example, confrontation with landlords 
will be used only when reasonable attempts at negotiating 
building improvements have failed.

These groups would seem to fall within Turner's defi­
nition of citizen self-help organizations. While Turner's 
treatment deals with what are essentially poverty groups, 
the discussion still is useful in what is a predominately 
middle class situation. Turner categorizes the range of 
strategies available to such groups as 1) Consensus, which 
aims at getting better information to decision-makers.
2) Conflict, which implies a conflict with an outside group 
that mush be worked out. 3) Negotiation, which has some of 
both of the above and assumes that progress can be made by

6working within the system and using mild pressure if needed. 
It is essentially strategies one and three that the associa­
tion has chosen to concentrate on.

The general lack of effectiveness of conflict
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strategies seems to be supported by the empirical evidence
7 8adduced by Vanecko.. and the feeling of Moynihan that the

poverty program by use of conflict strategies undermined a
sense of community that was a source of comfort for community
residents.

What we proposed was a liberal, neighborhood ap­
proach in contrast to a more conservative consensus-only 
public-relations approach or a more radical militant-conflict 
approach.

Limiting-Scope 
Mencher talks about "determining the limits of ef­

fective intervention." To a large extent this is required 
for effectiveness, otherwise the pursuit of large scale goals 
with limited resources (knowledge, money, etc.) ends in rel­
atively little being accomplished. Mencher goes on to dis­
cuss the attempts at priority setting and lists examples 
from two community funds.

Several levels of concern can be identified that 
agencies can work in, such as:

I. Provision of minimum needs
II. Physical and mental health 

III. Social relations and responsibility, such as en­
richment of life and enjoyment of leisure through 
recreation or culture 
Development of citizen participation
Support of cultural diversity

9IV. Service improvement.
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It is primarily in the third area that the association 
sees its area of intervention. One of the advantages the 
association has had has been the ability to limit the asso­
ciation's concern. Fox, in his discussion of social policy 
related to neighborhoods, identifies six groups that have 
different views of a neighborhood: planners, therapists,
city administrators, social scientists, politicians and 
citizens.^

Principally, the association has been able to con­
centrate on the "citizen neighborhood," how to make the neigh­
borhood work better and be more satisfying as the place where 
we choose to live. To a lesser extent, we have been looking 
at the area from the social scientists' point of view— "an 
area in which to solve the problems of urban life." It has 
not had to deal as a primary focus with the other views of 
neighborhood. It sees no need for major redevelopment, only 
preservation and restoration. The area has troubled people 
who need service but the association does not see its role as 
providing these services but rather advocating that someone 
else do so. The association sees the need for administrators 
to look closely at neighborhoods but again it is not the pro­
vider of service but only a watchdog to alert administrators 
about perceived breakdowns in services. The organization is 
non-partisan and in a position to ask of politicians but in a 
poor position to give anything in return.

An obvious problem identified by Fox is the extent to 
which that which happens in the neighborhood is affected by 
that which happens in the wider society. Total solutions do
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not happen at a neighborhood level but only when basic struc­
tural changes are made in society. I believe there is a 
perception of this in the neighborhood which helps avoid 
overly ambitious unrealistic programs.

Mencher talks about "determining the limits of effec­
tive intervention. To a large extent this is required for
effectiveness. Otherwise, the pursuit of large scale goals 
with limited resources of knowledge, money, etc., ends in 
relatively little being accomplished.

Down's criteria for a viable community as found in an
earlier chapter are relevant in terms in setting specific

12goals. Hopefully, what can be achieved is what Molotch calls 
"transracial solidarity," where there is free interaction be­
tween racial groups rather than a mere demographic integra­
tion with people of different races living in the same com­
munity but not interacting together.

SOME THOUGHTS ON METHODOLOGY AND PROGRAM 
WITH REFERENCE TO A PARTICULAR SITUATION- 

PROSPECT LEFFERTS GARDENS 
The organization context within which the program had 

to be developed is Prospect Lefferts Gardens in Brooklyn, New 
York, a community with a substantial black population (60—
70%) but one which still attracts whites (estimated to be 
about one-half of the move-ins). The neighborhood associa­
tion which this program is part of has existed since 1968 
and has primarily been involved in interesting prospective 
home buyers (particularly whites) in the area through such
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things as an annual house tour and promoting the good points 
of the neighborhood to residents through a neighborhood news­
paper. In 1974, the association recognized that there was 
large scale change taking place in apartment buildings and 
that, at the same time, services in these buildings were being 
substantially reduced. Several foundation grants allowed the 
association to hire a full-time trained community organizer 
to work primarily in these apartment buildings. Tenant or­
ganization work has been successful in solving a number of 
problems. Other community problems such as poor education, 
and youth problems, have been identified and committees have 
been formed to deal with them. While racial stabilization is 
a primary interest of the association, it is not by any means 
the only one. This may be least be partly due to an aware­
ness that racial stabilization is not entirely within any one 
community's control and that, nonetheless, the neighborhood 
may be able to solve other problems regardless of racial mix.

Efforts to promote integrated neighborhoods fall with­
in the category of "integrated-core" policies as in Down's 
formulation (see Chapter on policy). They are liberal in na­
ture. While more radical policies might be favored by some 
who want to deal with integration, those above are the only 
ones open to a local neighborhood.

Specific Community Problems and 
Plans for Dealing with Them 

Education - A major community concern is the quality of pub­
lic education. Decisions about moving in or out of an area
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are often related to perceptions of the local schools.
An Education Committee has been formed to:
•Attempt to give as accurate a picture as possible of
local education.
•Suggest feasible short range solutions to some of
the problems parents find most annoying.
•Generate wider support for local parents associations. 
•State the community's feelings about zoning changes
that will promote or retard integration.
•Support local school officials in efforts to improve
quality education.
•Develop closer community-school relationships.

Local Business - A changing and to some extent declining 
business area exists on Nostrand and Flatbush Avenues. Prob­
lems include changing shopping habits, commercial redlining, 
lack of parking, high rents, businesses inappropriate for the 
current population, and businessmen reaching retirement age 
with no one interested in taking over the business.

A Merchants Association has been formed and has cir­
culated a petition for parking changes and has met with banks 
around improving the loan picture.
General Community Conditions - A variety of problems related 
to zoning and city services occur from time-to-time.

A Block Presidents Council, representing all of the 
block and area associations, meets regularly. Discussions 
have been held with police and sanitation officials to deal 
with specific concerns. The group has also fought zoning vari­
ances that would permit "topless" entertainment at local bars. 
Rogers Avenue - A very marginal commercial street with a
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substantial number of storefronts vacant or used as ware­
houses. A plan has been developed in conjunction with Pratt 
Institute and the Association of Neighborhood Housing Devel­
opers for the conversion of a number of storefronts on a 
pilot basis to attractive ground floor apartments for use by 
the handicapped or aged. This plan has been presented to 
local politicians and the Housing and Development Administra­
tion. There is hope of receiving a grant to implement the 
plan.
Recreation and Culture - There is a need to assure that resi­
dents have recreation and culture programs in the area and 
know about others close by.

A number of area-wide events have been held, e.g., a 
square dance, a disco, ice skating parties, Christmas carol­
ling, free films for children, an art show and a series of 
theater parties at the Brooklyn Academy of Music. These ac­
tivities not only bring people together but project the 
neighborhood as an exciting place to live.
Publicity - In order to publicize and promote the neighbor- 
hood to those residents who might be contemplating moving out 
and to those outside the area who might be interested in 
moving in.

a) A neighborhood newspaper The Good News presently 
reaches 7,500 families in the area with circula­
tion increasing.

b) A Publicity Committee is responsible for press 
releases, etc., to outside sources, as well as 
flyers and mailings to people in the neighborhood
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interested in the area. Plans for advertising 
the values in apartments and houses in the area 
are planned.

c) An annual housetour is designed to attract those 
interested in the area with the hopes of their 
eventually buying or renting there. In addition, 
the association is represented at the Brooklyn 
Brownstone Conference annually.

Multiple Dwellings - It is the feeling that major problems in 
the area are associated with multiple dwellings. Specifi­
cally, maintenance of buildings has decreased in many cases. 
While most of the deterioration has not been extensive, a
definite negative trend has been noted. The feeling is that
corrective action can take place at this time without heavy 
investment of capital.

A second and related problem is the rapid change in 
the population of the tenants in the buildings. Some build­
ings that were only a few years ago all white, have now be­
come largely black and Puerto Rican. While it is felt that 
landlords deliberately moved in non-white families with ob­
vious problems, in order to create an unstable situation. In 
doing this, older tenants moved out of rent-controlled apart­
ments, could be replaced with tenants no longer under rent 
control, often at double the rent. This sort of change was 
made worse by the fact that the landlords had for years not
rented to non-whites. Thus the tenants were shocked by the
rapid change brought about by this reversal of policy.
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Accompanying racial change has been a decrease in services in 
the buildings. Landlords tend to cut level of services or 
supervise staff less carefully as a building increases in 
minority occupancy, perhaps feeling that minorities have 
fewer housing options open to them and, therefore, will "put 
up" with more. Of great concern to tenants of all ethnic 
backgrounds is that landlords tend to be much more casual in 
tenant screening as a building integrates. In fact, in some 
cases, it is believed that some landlords have moved in dis­
ruptive tenants whose presence causes other tenants to move 
out allowing the landlord to take advantage of "vacancy de­
control" provisions of the law, which allow higher rents to 
be charged to new tenants once older tenants vacate an apart­
ment. Thus conditions that prompt tenants to move are pro­
fitable .

Likewise, it recognized that problems real or imagined 
may face the landlord:

•Lack of confidence or knowledge about the area of 
city among landlords.
•Difficulty in securing mortgages, which prompts land­
lords to maximize short-term profits by lowering 
maintenance expenses.
•Ineptness or disinterest in managing, particularly 
on the part of owners at some distance from the 
building.
•Difficulty in selling buildings.
•Feelings that tenants "don't care," or are destruc­
tive
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•Lack of sound management companies for older build­
ings .

•Size of individual buildings often makes them mar­
ginal operations.
•Some tenants who "don't care," sometimes because the 
owner doesn't seem to care.
•Some tenants with social problems and few resources 
to cope with them.
•Increasing costs.
A major need is to provide stability to these build­

ings. It is for this reason that a "balanced approach to 
multiple dwellings" is proposed.

In terms of mutliple dwellings both Sternlieb and 
13Stegman warn against the over simplification of blaming the 

slumlord for the problems of the deteriorating or abandoned 
apartment building.

The greatest problem cited by both is the lack of 
marketability of these buildings and the difficulty in ob­
taining any type of financing for them.

Stegman points out that most strategies for adequately 
housing the poor depend on building new housing to accomodate 
them. This is increasingly not politically or economically 
feasible and he suggests that more attention be paid to main­
taining and upgrading older housing stock to a level that is 
adequate even though it can never match new housing standards.

If such a course is followed, the continuing role of 
the competent private landlord is assured. Empirical studies
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show a relatively high rate of landlords performing satis­
factorily. The economics are such that to "bleed" a build­
ing is unsound. While margins are small, reasonable cash 
flow can be derived from a building that is maintained at a 
reasonable standard. In essence, this is the best way a 
landlord can be assured of earning an income from his build­
ing, as the resale market is virtually nonexistent. A greater 
problem than the slumlord out for a fast profit is the incom­
petent landlord or the one who can only devote a small amount 
of time to buildings that require fairly close supervision.

In the case of these incompetents, the lack of a mar­
ket does not allow them to sell the building to an operator 
who can do a more competent job. Management is crucial. If 
a market for buildings and money were available, increases in 
rent would justify bringing property up to standard. Non­
profit groups' performance has generally been poor in the 
view of Stegman with promise far exceeding actual performance.

Multiple Dwellings - An Area of Focus 
While it is not practical to review and evaluate all 

aspects of even one rather small neighborhood association, 
it is possible to look at one aspect in some depth. The lit­
erature suggests that dealing with concrete problems is an 
aid to promoting a sense of community and enhances stabiliza­
tion. We considered several possibilities and work with 
multiple dwellings was chosen for a number of reasons:

1. This is a major focus of staff time— approximat­
ely 60% of staff time is devoted to this, in
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accordance with the proposal of the association.
2. Multiple dwelling problems are regarded as a

major area of concern both by homeowners and
tenants.

3. It is important to provide and maintain housing
which is an essential need of people.

4. Preservation seems more feasible at present than 
redevelopment, because of cost and fiscal con­
straints .

5. Tenant organization can promote other participa­
tion, e.g., in community affairs.

6 . It is a relatively new aspect of the work of the 
organization, and therefore, amenable to study.

7. It represents an area that is important to the 
city as a whole since it offers a hope of stabil­
izing building conditions.

8 . It is an area where staff seems essential. Ini­
tially Volunteers are just not available in the 
amount needed.

9. The work is fairly tangible and easily measured 
in ways that others will understand.

10. While not directly analogous, should the work
with tenants have affect on racial stabilization, 
we can also be hopeful that similar techniques 
will have impact on homeowners.
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Proposed Solutions to Multiple 
Dwelling Problem

Overall Strategies

1. Tenant organization, securing of code compliance through 
formation of and work with tenant associations.

2. Work with landlords on their problems: e.g., how to se­
cure compliance, promote the desirability of maintenance 
of investment and the area's advantages to landlords, 
work with banks on mortgages, develop housing mainten­
ance/management capability.

3. Promote image of area among prospective tenants - serve 
as clearinghouse for prospective tenants and landlords 
with vacancies so as to enable landlords to maintain a 
stable tenantry.

4. Explain possibilities of alternatives to traditional 
landlord ownership, e.g., tenant cooperatives. The re­
duction in price of apartment houses may make this stra­
tegy more feasible than it has been in the past.

It was anticipated that at least 50 buildings would 
be organized or continue to receive service on an ongoing 
basis by staff. These buildings would have at least 2,000 
families or approximately 8,000 individual residents. Build­
ings selected would be identified as being in need of help by 
both the building residents and the neighborhood. Buildings 
would be selected so as to represent a variety of locations 
in the area, a variety of conditions and a variety of sizes 
so as to both equitably provide service and also to test
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efficacy of approaches under various conditions and to serve 
as a demonstration to surrounding buildings of the approaches. 
Buildings would be added or dropped as conditions warrant.
If additional funding becomes available, additional build­
ings can be served. We estimate that there are approximately 
450 buildings in the area.

A goal is to develop leadership in a building that 
will eventually reduce the need for close work by the organ­
izer will be available on a consultation basis to all build­
ings in the area, however, and will draw tenant group lead­
ers together for mutual information exchange if it's felt 
useful.

Operating Principles
The following operating principles were developed at 

the outset and incorporated into the work of the proposal.
A full-time community organizer with an MSW is used 

together with community volunteers and graduate students to 
develop tenant groups in buildings. Buildings served normally 
come from those where at least one tenant had approached the 
association for assistance.

As is traditional, attempts are made to ascertain in 
advance of a general meeting those tenants who might be in­
terested and those who are seen as natural leaders in their 
buildings. At an initial meeting, the most important prob­
lems of the building are identified and a workable plan de­
veloped to deal first with problems that are both important 
and amenable to rather prompt solutions.
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Meetings and/or communications with the landlord are 
encouraged and the general approach is one of negotiating 
change (rather than confrontation or acquiescence) keeping 
in mind that the landlord may have realistic problems that 
might impede immediate and complete solution to all problems. 
The potential of the building and the neighborhood are 
pointed out to the landlord so as to encourage continued in­
terest and investment in the building from the standpoint of 
self interest.

As part of the negotiations, wherever possible, a 
schedule of repairs is developed outlining what will be done 
and when it will be completed.

Additional support to these buildings and their ten­
ants are provided by means of a tenants' council composed of 
representatives of organized buildings. This council shares 
information, successes, techniques, etc. It also develops 
positions on strategies related to issues affecting more than 
one building. It serves as a source of potential volunteer 
organizers to deal with other buildings which are not organ­
ized. Representatives of unorganized buildings can get help 
and advice as to how to start to deal with their problems.

As an additional aid to the stabilization efforts, 
tenants are encouraged to join other association committees, 
(e.g., education) and attend area-wide events, (e.g., meet­

ings and socials).
The initial contact of the organizer is through a 

contact tenant in the building. From the outset, problems
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and strategies are developed with the tenants. As the ten­
ants meet and discuss their problems, the worker also meets 
with the landlord or arranges for tenants to do this.

It is recognized, as stated above, that landlords 
may have problems that make maintaining their buildings dif­
ficult. Where possible the organizer works with landlords 
around these problems which may be mortgages, tenant rela­
tions or anything else. In all cases, the landlords will be 
told about the area and its long-term investment potential. 
Landlords are added to the "Good News" mailing list.

As problems become resolved or tenant groups become 
strong enough to no longer need assistance, the organizer 
moves on to other buildings.

A housing clinic has been started and as buildings 
develop leadership people, they are utilized in work with 
other buildings. In addition, the tenants' council continues 
to meet to address common problems: for example, it has be­
gun to look at racial steering among apartment buildings and 
hopes to define the nature and solution of this problem.

As a founding organization of the Crown Heights Hous­
ing Management Corporation (a community-based non-profit 
housing corporation that has already begun actual property 
management), PLGNA works to support and develop this corpo­
ration as a mechanism to meet the recognized needs for sound 
management capability in the area.
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Specific Steps in the Organizing Process
Steps below are sequential— if the landlord responds 

satisfactorily then the next step is not taken. Satisfactory 
response is concrete action by the landlord to substantially 
deal with problems in the building. This might be preceded 
by a meeting between the landlord and tenants.

A cooperative attitude while desirable is not an end 
in itself. In one building a landlord stormed out of a meet­
ing refusing to cooperate or meet with tenants again. He be­
gan repairs two days later which was the intended result of 
the meeting.

1. Non-formal notification to landlord of complaints. 
- includes individual tenants or tenant groups 
asking their landlord to repair or improve some­
thing, with a reasonable expectation that it will 
be done. This obviously is the ideal situation.

2. Formal complaints to the Housing and Development 
Administration (H.D.A.) and landlord notification.
A. Formal complaints are requested from each ten­

ant on a form supplied by the association and 
sent to both H.D.A. and the landlord. Most 
responsible landlords will take steps to re­
solve problems at this point.

B. Housing and Development Administration inspec-
V.

tion is requested for verification. Tenants 
are notified of date so they can be home or 
have someone present.



At this and subsequent stages a meeting is 
usually requested with the landlord. Ten­
ants, landlord and a PLGNA representative meet 
and an attempt is made to develop a schedule 
of repairs, preferably in writing signed by 
the landlord.

Other more aggressive actions:
H.D.A. conference. H.D.A. can call a meeting with 
the landlord. Our area is within a community 
Preservation District where this method is often 
employed. H.D.A. asks the landlord to sign an 
agreement which schedules when repairs are to be 
made. More than one landlord has felt threat­
ened enough by this action to willingly sign and 
actually carry out repairs. H.D.A. can use 
courts where necessary.
Use of Friendly Lawyer. A call or letter from a 
lawyer friendly to the tenants may have the 
needed effect of bringing about willingness to 
procede or repairs.
Petitions, or Publicity. These can have the ef­
fect of a threat and/or embarrassement when of­
ficials or media are involved.
Discouragement of new tenants. Tenants can dis­
courage move-ins by trying to spot prospective 
tenants and by publicizing bad conditions.
Repair and deduct - is not really legal but a
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landlord's position in court eviction proceed­
ing is weakened if tenants can prove that non­
payment of rent was caused by tenants using funds 
to do minimum repairs.

4. Court Action - tenants can go to housing court 
and ask the court to order the landlord to make 
repairs. This can be effective, depending on the 
judge.

5. Rent Strike - is a witholding of rent. This is 
the most powerful tool a tenant association has, 
as a large cut in cash flow is difficult for a 
landlord to cope with. A landlord will issue 
disposses notices which mandate court appearances. 
A landlord will often negotiate terms favorable
to tenants to avoid a potential of losing the 
case.

Typical Building Organizational Cycle
Month 1: .Initial contact from a tenant

.Small group meeting held with those iden­
tified by contact
.Large group meeting for all tenants in 
building held 
.Inspection requested 
•Complaint forms distributed 

Month 2: .Complaint forms filled out and returned
.Inspection performed
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Month 3: .Conference with landlord with or with­
out Housing Development Administration 
.Repair schedule developed 

Month 4-5: .Repairs made o£ other action taken,
e.g., more negotiation or rent strike

Timetable
Planning for this project began in earnest in early 

1974 when a prospect of being able to obtain some funding 
for a community organization on a continuing basis arose.

The staff member was actually hired October 1974 and 
work on a building organization commenced immediately. At 
about the same time a graduate social work student became 
available as well as some volunteer assistance. In essence 
each year of the project beginning in October can be seen as 
a separate cycle in terms of buildings, as a most most 
buildings were not worked on previously. Thus October 1974, 
1975, and 1976 can be seen as separate cycle years.

Timeliness and Appropriateness 
A growing number of private foundations are examining 

this general area of stabilization and seem to be seriously 
considering grants for this type of program. The Ford Foun­
dation, for example, has already given a series of modest 
grants and is reviewing more applications currently.

The City Commission on Human Rights has received 
federal funding for a staffing grant for "community stabili­
zation." The PLGNA neighborhood is included in the Brooklyn
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demonstration area which includes Flatbush, East Flatbush 
and Canarsie. One of the major thrusts of the Commission's 
program is to develop neighborhood umbrella groups such as 
PLGNA and PLGNA has been working with the Commission which 
sees the association as a sort of prototype group.

It is felt that the PLGNA approach is relevant and 
applicable to many other areas for the following reasons:

.Changes in social values makes the concept of inter­
racial and inter-class living increasingly accept­
able.
.The large scale demand created by extensive popula­
tion has abated, which enhances the prospects for 
stabilization.
.The gradual improvement of the economic level of 
minorities also is improving.
•The more general support for enforcement of open 
housing provisions and laws is also helpful.
.Conservation of sound existing housing has become 
even more urgent as funds to develop new housing 
have dried up.
.A general resurgence of interest in city living can 
be utilized to bring new vigor to the city if minimal 
conditions prevail in neighborhoods. This interest 
captures the realization that the city offers poten-
. tial in terms of good shopping and transportation, 
access to shopping and services and a variety of 
interesting and stimulating neighbors.
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.The cost of such work is minimal when compared to 
results. Indeed, approaches such as this that mobil­
ize voluntary efforts may be the only feasible ones, 
given the lack of resources available from the city.
•The skill to do such work is available.

The comments on stabilization in Chapter I are also applic­
able here.

A rather casual reading of the daily press reinforces 
the feeling that this is a timely area of concern.

Recently the issue of "ethnic purity" of neighbor­
hoods was injected into the national presidential primary.
The Supreme Court ruled that suburban communities would have 
to make provisions for zoning that allows access to minori­
ties and those with limited incomes. The media feels that 
this is an issue of interest and gives relatively good cover­
age to work of our and other communities. The New York Times 
has recently done a multi-part series on neighborhood sta­
bility.

It is felt that implications of the program have sig­
nificance much greater than for just one neighborhood. The 
general area of intergroup relations has been a major area of 
concern for those interested in providing ways of fulfilling 
the promise of true democracy in our society. Too often these 
promises of opportunity, democracy and sound relationship re­
gardless of background received no support at a local level, 
particularly in individual neighbhorhoods. While many neigh­
borhoods go through integration, few are or have been able
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to achieve stabilization. Where racial stabilization has 
been achieved in a few situations, it is seldom achieved in 
combination with economic integration. Yet, if a constant 
game of musical chairs is not to be always a part of urban 
life in America, integration must become an accepted way of 
life. Ways of helping enighborhoods deal with integration, 
accept it and become stronger in the process must be devel­
oped.

Even in New York City, large areas are now going 
through an integration process but whether they will be sta­
bilized remains to be seen. PLG is in a pivotal place, lo­
cated between Crown Heights and East Flatbush (transition 
areas) and Flatbush (still essentially segregated). Lessons 
learned here can have immediate applicability to neighboring 
areas.

The prospects look brighter, however, as racial 
hostilities in America seem to be diminishing and the lure 
of the suburbs as a way of escaping the city's problems seems 
less attractive. Other groups have come to PLGNA for advice 
about how they might develop their communities using tech­
niques that have been effective in our community and these 
consultation efforts will be continued so that other communi­
ties can benefit from the experience. The association has 
already begun to test if there is interest among adjacent 
Brooklyn community groups in meeting on a regular basis to 
share information and to undertake joint efforts where these 
would appear beneficial.
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Moreover, it is felt that much can be accomplished in 
this area because:

.PLGNA has already had success with its approach 
both using voluntary assistance and through initial 
staffing.
•The techniques and methods utilized have had demon­
strated success in other areas.
.The conditions and opportunities in the PLGNA area 
are such that, while help is needed, rather modest 
resources can have considerable impact.
.Strong support can be provided by PLGNA and its 
board and in turn PLGNA has strong support from the 
community.
•The board and other resources in the area can pro­
vide considerable help to a staff person needing 
support in specific areas of expertise.
.The goals are focused on the problems perceived to 
be the central ones to the neighborhood.

The area has certain advantages that can be helpful 
to the success of this program:

•A wide variety of easily accessible cultural re­
sources .
.A stable area integrated both socially and economi­
cally.
•A strong neighborhood association with good working 
relations with a variety of block associations and 
other institutions.
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•Good value in terms of the quality, size and price 
of homes.
.The neighborhood is located in a transitional area 
in Brooklyn between Crown Heights and Flatbush and 
is mixed racially.
.Resources of the association are at a level that 
similar associations could be expected to raise in­
ternally.
•The area has a history of community organization 
and has supported integration and racial stabiliza­
tion.
.The association has a desire to use social work tal­
ent and skills in the area.

The association is integrally involved with the pro­
ject through the Board of Directors. The interest in concen­
trating on tenant work came from the board as did the hiring 
of the staff. Several board members are involved in tenant 
work themselves. The size and scope of the association makes 
the acceptance of a program such as this rather simple as its 
uncomplicated structure is flexible enough to accommodate 
change.

No other group in the area sees tenant work as part 
of their mission.

The association is seen by essentially all groups 
and institutions as serving as the umbrella neighborhood 
council and therefore no "turf" issues are perceived.

Obviously in terms of timeliness, the sooner even
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preliminary impressions were reported, the better to impact 
on work that will go on, for example, in Flatbush, East Flat­
bush, etc.

The largest issue of continuation relates to a built- 
in hazard of this type of sponsorship: the uncertainty of
funding. While a number of sources have contributed to sup­
port (two foundation, two metropolitan church groups, one 
bank, a housing group, members of local groups and fund rais­
ing activities) the aggregate funding has provided only the 
bare minimum for one staff person and modest office expenses. 
Should a major funding source be lost, the need to eliminate
the staff position would have to be considered.

Alternatives might be:
•to hire someone on a half-time basis.
•Try to maintain the program to the extent possible
using only voluntary help.
.Attempt to use someone else's staff, e.g., the City 
Commission.

Any of these possibilities would seriously hamper effective­
ness. The association and some work would continue nonethe­
less and the program would have to be evaluated based on 
these new circumstances.
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CHAPTER VI.

EVALUATION DESIGN 

Purpose
The purpose of the evaluation is primarily to test 

the effectiveness of the program in organizing tenants, secur­
ing needed physical changes and in stabilizing buildings 
socially.

The problems encountered in implementation and or­
ganization will also be reviewed with a view to anticipating 
problems other groups might encounter. While the report of 
findings would be useful to internal operation, a greater 
value would be to offer such findings to groups in similar 
neighborhoods, who might be considering such a program, and 
to funding sources which may be considering this type of 
program among ether alternatives.

Problem Formulation 
Major hypotheses to be tested are these:
1. Tenant organization efforts are effective in

slowing physical decline in multiple dwellings as 
defined by criteria listed in the following pages.



The more staff effort put into a building, the 
greater likelihood of strong organizational suc­
cess .
The more organizational success of tenants organi­
zations, the more likelihood of overall success. 
Volunteers can be trained as effective building 
organizers but additional levels of training in­
crease likelihood of success.
It is hypothesized that the following factors may 
make organizing efforts less effective:

• Small size of building, e.g., below 16 units
• Tax arrearage
• Frequent transfer of ownership, e.g., more 
than one transfer in last five years

• Large number of recorded violations per 
apartment

• High percentage of recent move ins
The use of community organization service on an 
"as needed" rather than continuous basis has valid­
ity. An assumption is that the appropriate level 
of consistent organization work is at the neigh­
borhood-wide level rather than on a block or 
building basis. It is assumed that in the latter 
case organizational activity will vary with the 
urgency of perceived problems.
This type of service will be at least as cost ef­
fective as other alternate, housing programs.
That a local community organization can successfully
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undertake sponsorship of such a program.
9. Rent control is not a major factor in deteriora­

tion of buildings.

Overview:Design
It was felt in designing an evaluation technique 

that the principal level of focus should be on a building 
level rather than say on an individual tenant level. The 
focus of change efforts was on a building as a whole and it 
was appropriate therefore to measure the efforts at this 
level.

In addition, a brief review of cost factors is pre­
sented to serve as a basis to contrast this type of program 
with other major options.

A brief review of available community data is pre­
sented as a means of contrasting the neighborhood with sur­
rounding areas are a further means of testing the notion of 
stabilization.

Finally, a review of organizational considerations 
is presented with the intent of outlining potential problems 
in replicating this type of program with the type of sponsor­
ship that utilizes community groups rather than more formal 
established agency structures.

Method
The major method chosen for evaluation of the program 

is a time series design as described by Weiss. This is a 
quasi-experimental design involving "a series of measurements
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at periodic intervals before the program begins and continu­
ing measurements after the program ends."

In this case, several key indicators (for example, 
number of tenant complaints per apartment, tenant association 
attendance per year, percentage of whites in a building) were 
studied over time for each of the buildings involved in the 
program to ascertain change.

This method was chosen because of the difficulty of 
matching buildings. If an adequate match was found in the 
area the need to deny or delay services to a requesting 
building would be present. If control buildings outside the 
area were chosen, the potential of factors that affected only 
buildings within the neighborhood could make claims for the 
program questionable.

The principal source of data was the program files 
within the agency. Workers' records of each building were 
used. These files contain key data about activity, condi­
tions, and workers' estimates of major factors involved in 
organizing and bringing about change in buildings. In addi­
tion to data from the program files, a questionnaire was to 
be administered to a sample of tenants and all landlords in 
currently organized buildings. Similar questionnaires were 
to be administered to comparable buildings in the initial or­
ganization stages.

In essence the new group of buildings was to serve 
as a contrast for the initial group (and vice versa, if 
necessary). Initial plans called for sending a questionnaire
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to a sample of building tenants who filled out a complaint 
form in buildings organized by March 1976. In addition, 
they were to be contacted individually for an interview if 
they did not respond to the mail questionnaire.

A similar procedure was to have been followed in 
buildings organized after April 1, 1976, to form a contrast 
group.

It was planned that all landlords would be sent a 
different questionnaire to collect building data and atti­
tudes .

Later this method proved infeasible because of the 
difficulty of getting an adequate response from tenants. As 
an alternate method interviews were conducted with a sample 
of tenant leaders and other tenants from a sample number of 
buildings categorized by size and stability in order to veri­
fy data collected by staff about each building. Some data 
was recorded as factual information about buildings. Other 
data was in the form of worker estimates about progress, etc.

A summary sheet was designed to collect and summarize 
all relevant data on the various buildings worked with.

A major source of information on building conditions, 
rents and basic sources of tenant data was the complaint 
forms that tenants were asked to fill out as part of the or­
ganizational process. The form is primarily concerned with 
tenants identifying problems both in their apartments and in 
the building as a whole. For purposes of analysis tenant 
reports of both apartment and building-wide problems were
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combined. Not surprisingly tenants' reports of complaints 
varied even for building-wide problems. All complaints were 
averaged to provide a gross estimate of problems for the 
building as a whole.

In addition move-'in dates were noted along with rents. 
A note was made of the estimated number that were on rent con­
trol to ascertain whether the assumption that this was no 
longer a major factor was sound.

Universe - The universe is all dwellings in the Pro­
spect Lefferts Garden Neighborhood. The specific sample 
chosen for study was that group of buildings which had 
tenants who came to the association to help in organizing. 
Buildings rather than tenants were the focus of the evalua­
tion in as much as it was the effects within buildings and 
contrasts between groups of buildings which seemed crucial. 
Only if changes occured in a way that changed the building 
as a whole,did it have significance for the work of the pro­
ject.

Buildings were self selected, in essence by a leader 
or leaders approaching the association. While this did not 
yield a random sample of buildings in the area it seemed ade­
quate for an exploratory study. A wide variety of building 
sizes and conditions were represented and buildings from all 
sectors of the area were included. One would not expect that 
a completely random sample would be that different from the 

study group.
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Criteria for Categorizing Buildings 
Size

The most important single criterion with respect to 
buildings is size.

Size is a crucial element for several reasons:
A small building is less likely to have full-time 
staff either doing management or custodial work.
A large building is more likely to generate a cash 
flow sufficient to permit hiring full-time custo­
dial help and to make the services of a full-time 
manager (either the owner or an agent) worthwhile.
A number of the tasks or costs related to building 
management or ownership are fairly similar, re­
gardless of size of building, and therefore become 
cheaper per unit as the building size increases.
For example, payment of taxes and filing of neces­
sary forms related to building ownership are likely 
to be similar for a large or small building and 
therefore the cost per apartment unit is less for 
a large building.

Similarly most professional owners feel that a large 
building is more efficient to heat, to maintain, and to clean.

The very nature of increasing efficiency with size 
tends to discourage professional owners from handling small 
buildings. This also limits the potential market for such 
buildings. The owners who own the smaller buildings are likely 
to hold such properties as sideline investments. They are not 
able to put much time into building management, nor can they
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economically hire someone to do these tasks for them. If they 
want to sell they find little market for these properties.
The experience seems to indicate that they tend to be older 
and less capable than owners of large buildings and also have 
fewer opportunities to sell. Those who would buy such proper­
ties are also presumably less skilled because the professional 
owner sees no way of making a profit with these buildings.

The cost of such buildings in terms of purchase price 
and carrying costs is less than a larger building even on the 
basis of unit costs and therefore the amount of total invest­
ment or potential loss is limited— the stakes are smaller, 
which is a lesser incentive to maintain investment.

Certain provisions of law while technically available 
to all owners are in practice used only by the knowledgeable 
and skilled owner who is doing business full time. For exam­
ple, hardship modifications of the rent control law are possi­
ble but are complex enough so that the small owner who is most 
likely to be in need of such relief is least likely to take 
advantage of it.

For our purposes we have categorized the buildings 
into three groups: a. Small— those with four to sixteen units
(typically three-story buildings with apartments over stores); 
b. Medium— those with 17-35 units (typically four-floor walk- 
ups) ; and c. Large— those with 36 units and over (typically 
elevator buildings).

Average number of rooms per apartment unit was not con­
sidered of great significance. However, where a building had 
an unusually large number of large or small units this was noted.
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Physical Condition of Building

The number of violations or complaints per apartment 
is one major indication of physical problems. Such a measure 
has certain difficulties however. If official figures are 
used, the estimate may be most inaccurate particularly if an 
inspection has not taken place. Tenant reports may be more 
up-to-date but still may over- or under-estimate actual con­
ditions. Both figures were recorded where known. Tenant re­
ports seemed more consistent. The existence of building-wide 
problems, e.g., lack of heat, hot water, or intercom, is of­
ten an indication of serious problems.

We have categorized the buildings as having: a) few
problems: average, 0-1 violations per apartment; b) moderate 
problems: 2 or more violations average per apartment'; c) seri­
ous: average of three or more violations per apartment or a 
ser'ious problem in the building as a whole— buzzer, heat, hot 
water, etc.

Tenant Population
Tenant population characteristics include age, size 

of family, race, citizenship, place of birth and income. For 
our purposes race and non-citizen status seem most important. 
Race, because be are studying this as a factor, and non-citi­
zenship, because it seems to represent a major barrier to the 
effective organization of a building. Non-citizens, many of 
whom in our neighborhood are from Haiti, are fearful of get­
ting involved in anything that has potential conflict.

In terms of use of some of the insights raised by
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"Exit, Voice, and Loyalty" certain tenants are in a better 
position to exercise the "exit" option. Those that have high 
incomes, are citizens, are white, and have few children would 
be in a better position to move if they wanted to. Those who 
don't possess these characteristics are more likely to have to 
stay and exercise the voice option or fall back on the loyalty 
option.

A convenient method of combining population charac­
teristics consistent with the above would be an "ability to 
leave index" which assumes that income above the median for 
area population, citizenship, being white, and having no more 
than two children makes it easier to leave a building or 
neighborhood.

It is difficult to assign weight to these factors, so 
an equal value is attached to each, and a score can be derived 
(1-4) that is the total number of factors for a particular 
family.

Another factor, payment of higher than average rent, 
might be also added to this index, although this is not a 
population characteristic.

Age, per se, does not seem to be a factor of this index.
The turnover in apartments, a sign of deterioration, 

may be either a factor of physical problems or the ability of 
tenants to move elsewhere. A tenant who has limited oppor­
tunities to move elsewhere may be forced to move, but also may 
be more motivated to try to bring about change in a building. 
Welfare, limited income, race, are all factors.
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Tenant population measures that were considered:

Actual Racial Mix
% Black 

U.S. Born 
West Indian 
Haitian 

% Hispanic 
% White

Ages
% over 6 0 
% under 40

Economic Level
1. Average income
2 . % on welfare

Occupation Level
The above factors were used in the ability-to- 

leave index
Attitudes and Social Interaction

•Tenants' knowledge of area 
•Tenants' perception of area 
•Knowledge of neighborhood groups 
• Involvement in neighborhood groups 
•Future plans of tenants 
•Prediction of neighborhood future 
•Perception of problems 
•Change during program

These latter factors can be summarized as
1. Tenant attitude
2. Involvement in wider community

Leadership and motivation in building
This is obviously a very subjective item but nonethe­

less important. The only easy way of getting a sense of this
is through the worker1 own estimates.
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Measures Related Directly to the Program 
Independent Variables

Community Organization Efforts
1. Activity

number of tenant associations formed 

number of apartments involved 
number of meetings held 
total attendance at meetings 
average attendance per meeting 
number filling out complaint forms 
number of sessions organizer involved in 
number of contacts outside meeting 
number of communications with landlords 
number of HDA conferences

These can be summarized into number of meetings; at­
tendance; actual number and percentage of buildings. Number 
and percentage filling out complaint forms.

2. Type of worker:
Full-time— trained 
Graduate students 
Community volunteers

3. Character of landlord response and involvement to 
tenant demands, e.g., denial, hostility, avoidance, 
acceptance with excuses, acceptance with coopera­
tion.

Measures of Actual Changes
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The following are selected in terms of measures of 
actual change:

1. Physical change - change in number of viola­
tions

2. Racial change - actual change in ethnic or eco­
nomic patterns - actual changes from beginning 
to end of time period. Where appropriate, this 
was contrasted with population estimates to 
test selective effect of program. Use of 
school enrollment figures by racial group was 
not used because of difficulty in obtaining 
such data.

3. Involvement in neighborhood activities
This was developed from actual observation af­
ter questionnaire use did not prove feasible.

Other factors that may play a role
Status of mortgage and financing 
Tax arrearage 
Insurance problems 
Professional management 
Frequent ownership changes

Factors not considered critical 
Rent control
In terms of rent control, almost all buildings have 

some combination of rent-controlled and rent-stabilized 
tenants. In essence all buildings were previously rent
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controlled and as tenants have moved out these units have 
moved from rent controlled to rent stabilized. A one-time 
benefit to the owner exists where a rent-controlled tenant 
moves out and a new tenant moves in. At that point an in­
crease to market-value rent is possible, after which subse­
quent increases are regulated by law.

This is no longer a crucial factor in categorizing 
buildings, it was felt.

Cost Benefit Factors
A brief review of cost factors for this work was 

made to provide an examination of the cost per unit and viola­
tion involved. The results are found in the next chapter. 
These costs are compared to other housing programs.

Measures of Overall Organizational Success
2Harold Finestone discusses evaluation of one group 

of community organization projects intended to have an impact 
on juvenile delinquency. While this is not a delinquency pro­
ject, the site is a local neighborhood and a neighborhood com­
mittee is conducting the program. Many of the comments are, 
therefore, relevant.

"Historically it has proved to be much more feasible 
to assess the community committees themselves or types 
of social organizations than it has been to measure 
their impact on the problem of delinquency."

Quoting Kobrin, he continues about the difficulties,
"at bottom this difficulty rests on the fact that such 
programs, as efforts to intervene in the life of a 
person, a group or community, cannot by their very 
nature constitute more than a subsidiary element in 
changing the fundamental and sweeping forces which
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create the problems of groups and of persons or 
which shape human personality."

In a similar vein, Finestone quotes Witmer and Tufts'
evaluation of the Chicago Area Project for the Children's
Bureau:

"1. Residents of low income areas have organized 
themselves into effective working units for 
promoting and conducting welfare programs.

2. These community organizations have been stable 
and enduring. They raise funds, administer 
them well, and adapt the programs to local needs.

3. Local talent, otherwise untapped, has been dis­
covered and utilized. Local leadership has been 
mobilized in the interest of children's welfare."
Following in this vein, Firestone formulated the fol­

lowing success criteria:
"1. The relative capacity of the organization of 

local residents to raise funds.
2. The relative degree of autonomy of the community 

committee measured by such factors as: a) having 
an independent facility as a base of operation; 
b) degree of dependence on outside staff help 
and c) extent to which members assume initiative 
and responsibility for managing the program and 
determining policy.

3. The motivation of local residents for joining 
the organization . . ..To the extent that commu­
nity committees were comprised of members who 
joined primarily to seek assistance for their 
own problems, they would tend to have a less sol­
id and competent membership base.

4. The relative degree of local members of the com­
munity committee moving into local structures."4

These factors will be reviewed, together with meeting and at­
tendance figures to provide a description of factors related 
to the total organization.

Both agency notes and the personal notes and
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experience of the writer were used to review the general 
organizational effectiveness and implementation problems.

To summarize several different things seemed important 
to examine in a review of the projects' results.

In terms of characteristics of the buildings, several 
factors were identified for special attention. Size of 
buildings appeared to be a major antecedent variable for 
buildings. A second factor was physical condition. For the 
third factor, tenant population, four subfactors were identi­
fied as important: race, family size, income and citizenship.
These subfactors were combined for an "ability-to-leave index."

Assessment of tenant leadership was another factor 
deemed important as an antecedent variable. Measures of the 
program were the amount of tenant association activities, the 
relative amount of involvement by tenants in the tenants 
association, the type of worker fully trained, student or 
volunteers seemed to be an important factor for review.

Outcome factors chosen for review were social change, 
physical change, tenant involvement in the wider community 
and change of tenant attitudes.

In addition to the above factors dealing directly with 
work in buildings, it was felt important to review problems 
encountered in implementation, cost factors, and the status 
of the implementary organization itself.

This data is fairly basic information that is either 
collected in the regular course of implementing a tenant or­
ganization program, or which can be fairly easily built into



normal record keeping by workers. Despite this fact, it will 
be seen that this basic data was sufficient to draw many 
preliminary inferences and conclusions about the project.
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3. Ibid.
4. Ibid., pp. 182-183.



CHAPTER VII

FINDINGS AND IMPLICATIONS 

Overview
Following the overall design proposed in the last 

chapter this chapter reviews the major results of the pro­
ject.

The review begins with the issues concerning the 
implementation of the project. It is felt that many of the 
problems surrounding the start of this project will be met by 
other neighborhood groups undertaking similar projects.

Because one unusual feature of the project is the 
auspices under which it is conducted the success of the asso­
ciation as a whole is reviewed. This type of organization 
seems a viable one for programs of the type discussed.

The problems encountered in implementing an evalua­
tion scheme based on use of questionnaires are discussed, as 
are the means used to deal with the problems.

The overall working the project and the impact on 
physical conditions are described as are the differences that 
size of buildings seem to make on conditions. Impact of type 
of worker on physical results are discussed.

Racial change in buildings is reviewed, as well as 
relationship of leadership between association and worker

163
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activity.

The method of verification of worker's estimates is 
discussed together with tenant attitudes.

Finally, means of improving the project are discussed 
together with the reasons why the project did not reach a 
major goal of racial stabilization.

Issues and Problems in Implementation
Some of the major themes in implementation are re­

viewed below. This is done primarily to serve as a sugges­
tion to others who might implement similar projects for avoid­
ing or handling better seme of the problems.

Was the Association Ready for the Program?
The association up to the time of the initiation of 

the program was small and its activities fairly limited. A 
house tour was run each year and a newspaper published but 
others were fairly limited and sporadic based on interests 
of volunteers.

Only a year or two earlier the association had really 
no program to deal with area problems. Board meetings con­
sisted of each member telling what was happening in the area 
and what involvements, if any, he had in other area activi­
ties. The association itself did not see as its function to 
take leadership in dealing with neighborhood problems. This 
had changed, but still a basic concern was whether we were 
moving too fast in taking on this program.
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Is a Program for Tenants Really Wanted?
There had been an acknowledgement that apartment 

dwellers had problems that should be dealt with. There was 
also a feeling that tenant groups should be formed to work 
on common problems in each building. Mention of this was 
made in the area newspaper from time to time. There was 
also some concrete volunteer help provided to a few tenant 
groups by board members.

It was, however, clear that this was not a high 
priority for the association, e.g., the area newspaper was 
seldom distributed in multiple dwellings, most of the lead­
ership was composed of homeowners as well as most of the 
activities such as the annual house tours were oriented 
toward homeowners— middle class and white at that. Many of 
the residents saw themselves and the association as func­
tioning primarily as a Brownstone Revival group— to "up­
grade" the area. An area of unclarity was whether this up­
grading assumed that the high percentage of black owners 
would somehow be changed.

The overt policy was a sound statement of value but 
the covert policy as expressed in the policy active was to 
largely ignore the problems associated with multiple dwell­
ings .

The actual activities engaged in by the association 
made clear where the actual policy lay.

A house tour was sponsored each year by the associa­
tion. The intent was to establish the area as a brownstone
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neighborhood (even though a lot of the houses are of frame 
construction) and to attract new people to the area. While 
seldom stated clearly, the assumption was that the people 
attracted to the area would be white, upper middle class 
and professional— the type that most of the founders would 
be happy with.

The newspaper, as mentioned earlier, was widely 
distributed but almost exclusively to homeowners.

A coordination and communication role was seen by 
the neighborhood association for itself. Because there was 
no other neighborhood group, this role was accepted by 
churches, block associations, etc., in the area.

For some members the program was seen as crucial, 
for others it wasn't. The program would certainly require 
some modification in the priorities and perceptions of the 
association. As the opportunity presented itself to deal 
in a significant way, there was no real disagreement with 
moving ahead. What was present, however, was a lack of 
strong support for the program.

Who Should Be Hired?
A number of questions were raised about the quali­

fications. To understand the questions it is useful to un­
derstand the background of the tenant work in the neighbor­
hood. Three efforts at tenant work preceded the hiring of 
a full-time organizer. In the first a resident lawyer, a 
former tenant in the area himself, worked with several 
buildings. These organizing efforts seemed to be fairly
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successful and made heavy use of legal threats against the 
landlords.

A second effort came from an MSW student being 
assigned to work in several buildings during 1972-73. This 
student was placed with the local Office of Neighborhood 
Government.

For the summer of 1973 a small grant from the United 
Church of Christ Metropolitan Housing Task Force allowed the 
hiring of two part-time "organizers."

One organizer was a woman who had apparently suc­
cessfully developed a tenants group in her own area apart­
ment building. The other was a man, an assistant to a city 
official, who had organized several buildings over the 
course of the summer. The woman could well be described as 
"grass roots" since she was directly acquainted with the 
problem and had an ability to relate to others in like cir­
cumstances. She did not, however, have the skills required 
for negotiation with landlords or detailed follow-up. The 
assistant to the city official saw things from a political 
viewpoint. All solutions were "I know an official who can 
solve that problem and I'll take care of it." This approach 
lacked any understanding of the need to involve tenants in 
identifying and working on problems that they faced.

This background went into the discussion of quali­
fications for the community organizer position.

The understanding was that the job could not really 
be done by volunteers and have the desired impact. Pro­
fessional background was seen as important, if not for the
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tenant work per se, then for the many other tasks that 
would have to be done. The question came up as to which 
profession would be the most appropriate. The search com­
mittee agreed that while a social work background would not 
be required it would have some benefits. Of the indivi­
duals who had worked on a paid basis in the area, the social 
worker had certainly seemed the most flexible and able to 
involve other people in the work.

In addition the possibility of student field place­
ments which would require MSW supervision was an additional 
incentive to hire a social worker. Naturally this writer 
was an advocate of the hiring of an MSW, feeling that that 
would offer the greatest potential to get someone with the 
needed skills.

It is interesting that for most people what social 
workers do, or can do, is not well known. Probably this is 
particularly so for social workers with a specialization in 
community organization. This seems unfortunate both from 
the standpoint of the social work profession and of those 
who could use their services.

Other considerations entered into the selection 
process. A strong view was that, ideally, the candidate 
should be from the community. This is no doubt a view that 
comes from the poverty program and it is also seen as advan­
tageous for the community that is looking for someone with 
an understanding of the local problems and sentiments.
While this was a preference for the committee, this writer
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had had experience in OEO funded programs that made him 
cautious. Often local staff were effectively beyond disci­
plinary action because they had developed a strong consti­
tuency in the community, which was stronger than the board 
or outside staff. When no local qualified candidates ap­
peared, the committee seemed content to consider non-resi­
dents .

Were we hiring a project director or an executive director?
Early in the life of the project questions were 

raised about the role of the staff person in non-tenant 
work. The person hired for the position saw her role as 
having some relationship to all the work of the association. 
The original proposal called for the "community organizer 
to spend about 60% of his/her time on tenant-related work 
and 40% on other work requiring development, liaison or or­
ganization." The proposal was silent on a role for ongoing 
work. It would have been helpful if this had been spelled 
out. It was an area that was not clear. The combination of 
a rather outspoken worker, the feeling of "ownership" on 
the part of those who had been the most involved with the 
traditional activities and the basic fact that the hiring of 
staff changed both the nature of the association and the es­
tablished relationships in the association. To better un­
derstand this, Greiner's analysis of five development phases is useful: 
As a small organization grows, it does so through "creati­
vity." As it develops further, it passes through a "crisis
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of leadership" in order to go on to further "growth through 
direction." In essence, the introduction of staff intro­
duced a crisis of leadership to the organization.

The initial perceptions of most people seemed to be
that we were hiring a project director to deal with new
programs. A few others including the writer saw the hiring 
of a full-time staff member more as employing an executive 
director. While the writer perceived that there were bound 
to be "growing pains" with the hiring of staff, he did not 
have enough foresight to avoid at least some of the prob­
lems by making sure the board was clear about the implica­
tions of what they were doing by hiring staff.

Who Was to Pay for the Staff?
Arising out of the prior problem was a concern about

who was responsible for paying for the new staff. If the
staff person was seen as a special project initiated prin­
cipally by outside funds then the obligation could remain 
there and the community did not have a special obligation 
to pay for continuing support. The loss of the worker would 
mean the loss of a useful but essentially adjunctive func­
tion.

If, on the other hand, the staff person was an 
executive director, then the community had a central role 
in funding continuation and his or her loss would be a re­
duction in the central capacity of the association.

This problem showed itself in several ways. There
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was considerable reluctance to carry on aggressive fund 
raising. Even some of the board members when discussions 
of raising funds occurred expressed resistance to going 
much beyond the minimum dues required. Similar resistance 
was encountered with the notion of going to community resi­
dents with an appeal for substantial contributions. No 
doubt some of this resistance was due to some heavy handed­
ness in presenting the idea and the fact it was strongly 
advanced by one of the least popular and most insensitive 
board members. The reasons seem to be considerably beyond 
this sort of explanation. As in the previous discussion 
of staff role, clearly the leadership was not completely 
prepared or ready to accept changes that came with hiring 
staff. Whether such a group is ever completely "ready' for 
such changes is open to question. All of the subtle organi­
zational changes required to implement major changes in 
function can never be completely prepared for.

Two changes were central. The first was that staff 
posed a threat to established power and friendship rela­
tionships that people had considerable investment in.
Second was the basic need to change the perception of many 
members to that of a broader view of the association as an 
instrument to bring about community change.

In addition, there was great resistance to attempts to ear­
mark funds from various fundraising efforts for two ac­
counts: traditional activities and "the organizer."
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Overall Organization Success 
2Using Firestone's criteria for organizational suc­

cess, we can review the work of the neighborhood associa­
tion .

Fund Raising
The association has been able to remain financially 

alive for three years. The major sources of funds are 
these: United Church of Christ Housing Task Force, founda­
tions, banks, and local contributions.

The amount raised locally has increased over the 
course of time. In 1973 it was about 10%, currently it is 
about 20%. Note that no one source of funds accounts for 
more than 24%, a factor that aids autonomy.

Degree of Autonomy
While the association does not have an independent 

facility for its operation, its physical space needs are 
fairly modest. The church which has been used has presented 
no problems (except perhaps haphazard maintenance). The 
church is socially oriented with the minister feeling that 
the work of the association assumes some of the action he 
would otherwise be obligated to be involved with. No inter­
ference with use of the facility has ever arisen. The asso­
ciation seems moderately autonomous in this regard therefore.

A single full-time person is employed. He is sup­
ported by graduate students and a part-time secretary.
While the tenant organizing work is heavily dependent on
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staff, even here there is heavy volunteer involvement, 
both in direct organizing and in setting policy for tenant 
work. In other programs, there tends to be even higher 
involvement of non-staff and some activities, e.g., the 
newspaper, fair, house tour and publicity committee, 
function almost entirely on volunteer resources. While in 
any situation where staff is involved there is an interest 
in getting staff recommendations, there is strong indepen­
dence among board members with the staff person losing on 
some recommendations and having others modified.

Motivation for joining— While most involvement in 
local neighborhood groups probably has an element of self- 
interest, one has very little sense of people getting in­
volved primarily to solve their own individual problems.
For some, the involvement is to solve the problems of their 
building. For an even greater number, the involvement 
seems to be work for a better "community." This still in­
volves self-interest— a better community benefits everyone 
— but it is at a much different level than working for per­
sonal benefit alone.

Members in local structures— There is some repre­
sentation of members in other local civic associations and 
block associations. The local planning board has had as 
many as four members of the association sitting on it at 
one time. All major churches and temples have some rela­
tionship with the association. The association has been in­
volved in joint efforts with other groups outside the
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immediate neighborhood in dealing with problems of redlin­
ing and the revitalization of Flatbush Avenue. A number of 
members have been involved with promotion of candidates for 
public office, e.g., the local assemblyman. Four members 
of the association have run for the local school board.

Problems in Implementing Original Evaluation Design—
Alternates Utilized

A questionnaire was sent to all tenants in three 
buildings on a pretest basis: results are presented below.

The response, even with a reminder, was disappoint­
ing and clearly precluded use of the questionnaire to val­
idly measure the impact of the program in buildings. A 
different and less desirable method was employed to assess 
results in buildings.

As part of the organizing process, each tenant in 
a building being organized was asked to fill out a com­
plaint form which included identifying information, rent 
and date of move-in. Space was provided for check-off of 
complaints by type and location.

This information and worker estimates served as 
basic information for each building. To help validate the 
workers' estimates, a stratified sample of tenants in 
buildings was contacted and interviewed to verify informa­
tion.

Questionnaires were sent to 122 tenants in three 
buildings as a pretest. Even with a reminder only nine 
(7.4%) of the tenants responded. It was felt that this
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response was far too small to permit drawing any valid con­
clusions .

Most of the respondents (.6) were under forty-five, 
had an average of .45 children, and had an income of $10- 
$18,000. Two were nurses and three were clericals. Seven 
were blacks and two were not citizens . They had lived in 
the building an average of seven years.

All in the organized buildings knew there was a 
tenants association. Three identified PLGNA as a neighbor­
hood-wide group. Other groups that tenants saw as useful 
were youth and senior citizen groups, citizens patrols and 
sanitation groups.

Convenience to transportation and shopping were 
liked by respondents. Management services, price of apart­
ment, things to do in the community, and tenant groups were 
things tenants were not satisfied with.

Overall, tenants felt that the schools, their 
building, their block and neighborhood were all getting 
worse, with greatest negative feelings being expressed about 
the neighborhood.

Similarly, a questionnaire was sent to landlords and 
agents where the information was recorded by workers.

Of the fifty-three survey forms sent to landlords 
only two were returned completed, less than a 4% response. 
One owner sent an apologetic letter, saying that no data 
could be made available. A fourth sent a listing of apart­
ments vacated but not the survey form. It was felt that
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even a reminder would not yield a large enough response to 
form.a valid sample.

One of the respondents felt fairly positive about the 
area, feeling that it was staying the same. The other felt 
that things were getting worse. Areas of agreement showed in­
surance, selling the property for a good return, turnover as 
problems both landlords found. Other responses were mixed.

Neither landlord was interested in selling his property 
but perhaps this was a realization that selling was not a re­
alistic possibility. One respondent added to the question 
"management is now Our prime business; buyers for this type of 
property are looking to 'steal property1 and so will give 
little or any cash."

An alternate means of assessment had to be found to 
deal with the obvious limitations of tenant and landlord sur­
veys. A major source of data, workers records and estimates 
were utilized to identify initial data about buildings, activ­
ity and results. To verify workers' assessments, it was de­
cided to use a verification process by contacting selected 
tenants and tenant leaders from buildings. The verification 
process is described later. The results from this alternate 
data collection method are reviewed in the following section.

RESULTS OF ALTERNATE DATA COLLECTION METHOD
Most of the buildings organized came from recruiting 

efforts of the association. The service was made known in 
the association's newsletter. In addition, flyers were posted 
on corners, in storefronts and high traffic locations inviting
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people to call the office or attend a meeting of the Tenants 
Clinic which was a series of meetings where problems of 
buildings could be discussed and potential solutions and 
strategies of solutions could be dealt with.

It is estimated that 40% called in through reading 
the newspaper and 60% came as a result of flyers.

Buildings Organized
As can be seen by the attached tables, a substantial 

number of buildings were dealt with by the project. A total 
of sixty-four buildings, with over 3,700 apartments, were in­
volved in the project.

If one assumes a minimum of three persons in an apart­
ment, over eleven thousand persons live in the affected 
apartments.

An additional three buildings were not used in com­
piling figures because they were either out of the area or 
had such a limited involvement as to be best described as 
contacts rather than actual work.

About 22% of the buildings and about 4% of the apart­
ments served were those buildings that had 16 or fewer apart­
ments and were classified as small for the purposes of the 
project.

About 14% of the buildings and 7% of the apartments 
were in medium buildings, those with 17-35 units.

The bulk of the buildings (64%) and apartments(89%) 
were in large buildings, those with 3 6 or more apartments.
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Differences Between Groups of Buildings
In looking at initial physical conditions in buildings, 

it is clear that substantial differences existed in different 
sized buildings (see Table 1).

Almost all of the small buildings (93%) were assessed 
as being in poor condition. In fact only one was listed as 
fair.

For medium-sized buildings the picture improves some­
what with five (56%) being poor, three (33%) being fair and 
one (11%) being assessed as good.

In large buildings ten (24%) were rated poor, twenty- 
two (54%) were rated fair and nine (22%) were rated as good.

Physical Changes
In terms of improvement it is clear that most of the 

buildings improved physically (Table 2). Forty-four (nearly 
69%) had good improvement. Seven (11%) had some improvement. 
Eleven (7%) remained the same and two (3%) declined. Both of 
the cases of decline were severe, resulting in abandonment, 
although one of these abandoned buildings is again being made 
ready for occupancy.

While differences in relative improvements occurred 
based on size of buildings, there were relatively small num­
bers of buildings in each category which makes results based 
on size somewhat inconclusive because small numbers in each 
category did not allow statistically significant tests. How­
ever, it is clear that substantial improvement occurred in 
each size building and from various initial building conditions.
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TABLE 1
NUMBER OF BUILDINGS AND NUMBER OF UNITS 

DEALT WITH BY SIZE AND INITIAL PHYSICAL CONDITION

Building Size and
Initial Condition # of Buildings # of Units

Small
Poor 13 135
Fair 1 16
Good _0 __0

Total Small 14 (22%) 151 (4%)

Medium
Poor 5 126
Fair 3 90
Good _1 30

Total Medium 9 (14%) 246 (7%)

Large
Poor 10 694
Fair 22 1769
Good _9 846

Total Large 41 (64%) 3309 (89%)

TOTAL 64 (100%) 3706 (100%)
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TABLE 2
INITIAL PHYSICAL CONDITIONS OF BUILDINGS 

AND OUTCOMES AT END OF PROJECT

Building 
Size and 
Initial 
Condition

# of
Buildings

Good
Improvement

Some
Improvement

Same
Condition Decline

Small
Poor 13 10 0 2 1

(Abandoned)
Fair 1 1 — — —
Good 0 — — — —

Sub-total 14 11 (79%) 0 2(14 %). 1(7%)

Medium
Poor 5 4 — 1

(Abandoned)
Fair 3 2 — 1
Good 1 — — 1

Sub-total 9 6 (67%) 0 2 (22%) 1(11%)

Large
Poor 10 6 3 1
Fair 22 16 3 3
Good 9 5 1 3

Sub-total 41 27(66%) 7(17%) 7(17%) 0

TOTALS 64 44 (69%) 7(11%) 11(17%) 2(3%)
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Investment by Landlords

The project seems to have resulted in a considerable 
increase of investment in maintenance of area buildings. The 
clearest example of this was a large building in particularly 
bad condition. Heat and hot water were sporadic, water pres­
sure low, entrance doors were missing and in general, conditions 
constituted a hardship to tenants and a considerable nuisance 
to the rest of the community. Tenant demands were resisted 
but finally resulted in some frank admissions on the part of 
the owner that conditions had declined to the point that there 
was no way that he could make improvements with current rental 
income. The worker served as a contact between the landlord 
and sources of potential financing. Considerable negotiation 
resulted in agreement between the landlord and the Community 
Preservation Corporation for financing of $425,000 for needed 
improvements. Tenants agreed to an increase in rent to help 
pay for improvements. Most of these improvements have now 
been completed for a considerable improvement in living con­
ditions in the building.

Changes in other buildings were less dramatic. A num­
ber of new boilers were installed and others overhauled. A 
very conservative figure per building would be $10,000 for 
those improved. In addition to the case described above, the 
$500,000 spent on the other fifty buildings adds up to a total 
of nearly a million dollars in area buildings as a result of 

the program.
What is interesting to note is that there seems to 

have been an ability to finance most improvements out of
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current rent rolls. This obviously would not have been true 
if buildings were badly deteriorated from the outset. This 
clearly makes the case for early intervention in a building 
before problems become too severe.

The negotiating style encouraged by the program, which 
emphasized meeting with landlords, a gradual escalation of 
tactics and a realization that landlords may have legitimate 
problems, keeps open the ability to aid in resolving landlord 
problems.

Activity During Course of Project 
Over the three years covered by the project, the great­

est activity was in the September 1975-August 197 6 year (Ta­
ble 3) .

More than twice as many buildings were worked on in 
1975-76 year as in the first year of the project. The 1975- 
76 year comprised 64% of the two years' total for 1975-77.

Several reasons can be suggested for this. The first 
year involved the developing of contacts and office capability 
and gaining of experience by the worker. For the second year 
of the project the bulk of the worker's time was spent on 
tenant work and, in addition, four graduate students who had 
at least one building assignment were assigned to the area. 
During the third year of the project the worker devoted sub­
stantial time to projects other than tenant work and only two 
students devoted time to tenant work.

Factors Related to Size of Buildings 
Small buildings differ from medium and large buildings 

in at least two major respects.
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TABLE 3
NUMBER OF BUILDINGS 

INITIATED AND REORGANIZED EACH YEAR

1974-75 1975-76 1976-77
Small

Poor 2 7 4
Fair 1 0 0
Good — — —

Sub-total 3 7 4

Medium
Poor 0 3 3
Fair 3 1 0
Good 0 1 0

Sub-total 3 5 3

Large
Poor 3 5 4
Fair 5 11 6
Good 2 6 2

Sub-total 10 22 12

TOTAL 16 34 19
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First of all, the landlords in small buildings de­
vote only part of their time to building management.

In medium size buildings 66% of owners are part-time 
managers and in large buildings less than 5% are part-time 
managers.

The other striking feature is the relatively low 
rents and the high proportion of rent-controlled tenants in 
smaller buildings (Table 4). About one-half of the tenants 
seem to be rent controlled compared to 41% for the medium 
buildings and 28% in larger buildings. In addition, unit- 
stabilized tenants in small buildings pay about $7.00 per 
room a month less than typical rents in larger buildings.

There is also a trend that seems to show that the 
difference between rent-controlled and rent-stabilized rents 
in a particular building decrease as the building category 
gets larger. Typical differences between rent-controlled and 
rent-stabilized apartments are found $15 per room for small 
and medium buildings and $10 for large buildings.

These differences are not surprising. As discussed 
earlier, small buildings are seen by professional operators 
as uneconomical and are therefore avoided by them. The part- 
time landlord probably spends less time in a building than 
the professional does but is less dependent on rents for a 
living. Both repairs and maximizing rents are likely to be 
neglected by the part-time landlord.

Economic factors tend to be neglected by community
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TABLE 4
AVERAGE COST PER ROOM IN APARTMENT 

AND PERCENT OF APARTMENTS RENT CONTROLLED

Rent-Controlled 
Rent $/Per Room

% Rent 
Controlled

Stabilized 
Rent $/Per Room Difference

Small
Poor $28 47% $43 $15
Fair - 50% - -

Good — — - -

Sub-total 48%

Medium
Poor $33 42% $50 $17
Fair $35 50% $50 $15
Good $50 20% $50 0

Sub-total 41%

Large
Poor $39 36% $50 $11
Fair $40 28% $49 $ 9
Good $48 22% $59 $11

Sub-total 28%
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organizers in housing situations but nonetheless seem impor­
tant in assessing a building, its economic viability and 
feasibility of improvements.

To illustrate the disparity in the rent situation 
let us look at a typical small building of 12 units assuming 
50% rent-controlled tenantry. Assuming all apartments have 
four rooms and typical differences in rent between rent- 
controlled and stabilized apartments prevail, we have typical 
rents for small buildings of $142 a month and large buildings 
of $184 a month. This is a difference of $42 a month per 
apartment, a considerable difference.

It must be kept in mind that small buildings are 
inherently more costly per unit to maintain and administer 
than large buildings. Typically these buildings are less 
well-maintained, probably at least partly to minimize costs. 
Unfortunately this means that such buildings because they 
are poorly kept command a lower market rent than larger 
buildings. In some ways these small buildings seem doomed 
to be second rate.

It is well worth noting that estimates by a housing 
expert interviewed by the writer^ indicated that at least 
fifteen units would be needed to make employment of a super 
economically viable. Even in this case, the super would 
have to be able to make routine repairs and be paid at a 
below-scale rent.

Smaller buildings do provide a more economical rent 
for those who require it. Typical stabilized rents which
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are assumed to be close to market value rents would be 
about $7.00 a room or $28.00 per apartment per month less 
in smaller buildings than in larger buildings.

The other beneficial effect this situation has is 
a surprisingly stable tenantry in small buildings consist­
ing typically of those with lower incomes and the elderly. 
Among the elderly are a fairly high proportion of whites 
who stay on, it is assumed, because their rents are lower 
than anything they could now move into.

This shows something of a dilemma. One way to en­
hance stability is to hold rents at considerably lower than 
market values. In doing this, however, the economic viabi­
lity of the building diminishes and the ability to main­
tain physical standards declines.

One probably needs to look at the notion that rent 
control is the cause of housing decline in New York. The 
figures seem to show that the buildings that would be most 
affected by a complete elimination of all rent controls 
would be small buildings which could increase their rent 
rolls about 20%, or more than twice as much as such an eli­
mination would increase rent rolls in large buildings, 
which would be about a 9% increase.

Clearly then, rent control's impact is much clearer 
in small buildings but as an overall effect is probably not 
nearly as profound as landlord groups would have the public 
believe.

Despite the relatively low rents and low rent rolls
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in small buildings, apparently cash flow is sufficient to 
permit fairly substantial repairs to be made if tenants 
organize and present their demands to owners.

Analysis of Rents for Apartments and Rent Rolls in Typi­
cal Small and Large Buildings

SMALL BUILDINGS

$35.50 Average rent per room
x_____ 4 Average rooms in apartment

$ 142 Average rent per apartment
x 12 Average units in building
$1,704 Rent roll per month

LARGE BUILDINGS

$46.00 Average rent per room
x 4 Average rooms in apartment

$184.00 Average rent per apartment
x 60 Average units in buildings

$11,040 Rent roll per month

Difference in rent in typical apartments: $42 per month

Activity and Effectiveness of Types of Staff
The bulk of buildings (64%) were dealt with by the 

one professional person in the employ of the association, 
with students and volunteers handling 23% and 12% of the 
buildings respectively.

There is little difference, seemingly, in the physi­
cal results from different types of workers (.see Table 5) . 
Size and initial condition of buildings were roughly
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TABLE 5
OUTCOMES AND EFFORT BY TYPE OF WORKER

Percentage Average
(Number) of Effort 
Buildings (# of
Worked With Meetings)

MSW 64% (41) 4.68
STUDENT 23% (15) 6
VOLUNTEER 12% (8) 3.75

Outcomes by % and (number) of
Buildings

Good Some Same Decline
68% (28) 10%(4) 17% (7) 5% (2)
67%(10) 20%(3) 13% (2) 0 (0)
75%( 6) 0 (0) 25% (2) 0 (0)



190

comparable between students and the full-time staff person.
In comparing effort, clearly the students met more 

often with their buildings and the volunteers least often. 
It would appear that the MSW staff person was able to get 
similar results to those of the students with less effort, 
i.e., he was more efficient.

An interesting note in looking at the data was that 
with students and the MSW, in terms of large buildings, 
buildings in "fair" initial condition received more worker 
effort than buildings in either "poor" or "good" initial 
condition. A possible explanation of this might be that 
such "fair" buildings obviously need help and at the same 
time are likely to have conditions that improve chances of 
success (leadership, etc.) and thereby make it easy for 
workers to justify the effort.

The large buildings category for students and MSW 
was the only situation where there were enough cases to 
make any useful comparisons. This data is not incorporated 
in the tables.

A differential use of volunteers may be in order. 
They were able (not surprisingly) to devote the least time 
to buildings. Perhaps they could be used for relatively 
good buildings with fewer problems. Their role might be 
seen as a consultant to buildings with strong leadership.

Activity and Outcomes
It seems that there is a clear relationship between 

amount of worker activity and success in improving buildings
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physically (Table 6) .
It is also clear that medium sized buildings receiv­

ed greater attention than either small or large buildings.
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TABLE 6
WORKER ACTIVITY'AND PHYSICAL OUTCOMES

Worker Activity
All Physical Outcome
Buildings Good Some Same Decline

Small
Poor 4.46 5.2 - 2 2
Fair 4 4 - - -

Good - - - - -

Medium
Poor 5.4 5 7
Fair 6 5.5 - 7 -

Good 4 - - 4

Large
Poor 4.3 4.67 4.3 2 -

Fair 4.95 5.19 6 2.67 -
Good 4 4.8 2 3.3 -

Worker activity is defined as average number of meetings 
with tenant leaders and groups.
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Leadership Activities and Outcomes
There seems to be a close relationship between qual­

ity of leadership and worker activity and physical improve­
ment in the building.

Leadership is 'a critical factor in success although 
not necessarily a guarantee of success.

There seems to be some relationship between both size 
and initial physical conditions with medium buildings having 
the highest ratings on leadership and most worker activity.

One could suggest that leadership is often an import­
ant factor in determining the amount of worker activity that 
will be devoted to a building. If a worker judges the situa­
tion in a building as not having much chance for success be­
cause of limitations in leadership, he is less likely to de­
vote as much time to it.

Leadership among building tenants is a crucial factor 
in success. The strategy on which the program depends is 
based on development of a strong tenants' association in each 
building.

Leadership is essential to the success of the tenant 
organization and if it is weak or out of touch with the needs 
of the group may cause it to fail.

One factor seems important to successful development 
of good leadership in a building. This is that the worker 
should not push the organization to identify leadership early 
in the process. This in practice means that a permanent 
leadership group should be selected by tenants only after 
several meetings. Otherwise the group may have to live with
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unrepresentive or inappropriate leadership. In one case a 
woman who contacted the association on behalf of her build­
ing represented a small devisive faction in the building. In 
another the leader proved incapable of follow-up in decisions 
made by the group and replacement was an upsetting process 
for all concerned.

It seems important for effectiveness that the worker 
seek to aid the identified leadership during and between meet­
ings. Up to a point, the more a worker met with the group 
and leadership the more effective the group was. In this 
light it seems reasonable to point out that there can be too 
many meetings. Meetings should have a purpose and should be 
avoided if there is no clear agenda.

It is important to understand that any leader or 
group of leaders is going to have some limitations and that 
the role of the organizer will vary from group to group as he 
or she attempts to perform those duties that present leader­
ship is not able to.

Tenant Activity and Involvement
There seems to be a close relationship between ten­

ant activity and tenant involvement. (Table 8) To some ex­
tent the data may reflect utilization of worker estimates to 
complete data where building data was incomplete.

Nonetheless activity obviously must take place if 
involvement is to occur and up to a point involvement should 
increase if activity increases.

Again, either tenant activity or involvement are no
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TABLE 7
TENANT LEADERSHIP COMPARED TO ACTIVITY AND OUTCOME

Leadership
All Good Some Same Decline

Small
Poor 1.8 2.0 - 1.5 1
Fair 2.0 2.0 - - -
Good - - - - -

Medium
Poor 2.4 2.25 - - 3
Fair 2.6 2.5 - • 2 -

Good 2.0 2.0 - - -

Large
Poor 1.7 1.5 2.3 1.0 -
Fair 2.5 2.75 2. 33 1.3 -
Good 2.56 3.0 3.0 1.0 —

Based on three-point scale of worker estimate of leadership: 
1 = Poor 2 = Fair 3 = Good



196

TABLE 8
TENANT ACTIVITY AND INVOLVEMENT 
COMPARED TO PHYSICAL OUTCOMES

Size and Ini­
tial Condition Tenant Activity and (Involvement)
of Building By Physical Outcomes

All Good Some Same Decline

Small
Poor 2 .0 (1 .9) 2 .2 (2 .2 ) - 1 .5(1.0) 1 .0 (1 .0 )
Fair 2 . 0 (2 .0 ) 2 .0 (2 .0 ) - - -

Good - - - - -

Medium
Poor 3.0(2.8 ) 3.0 (3.0) - - 3.0 (2.75
Fair 3.0(2.0) 3.0(2.0) - 3.0 (2.0) -
Good 2 .0 (2 .0 ) - - 2 . 0  (2 .0 ) -

Large
Poor 1.9(1.9) 2 .0 (2 .0 ) 3.0(3.0) 1 . 0  (1 .0 ) -

Fair 2.5 (2.36) 2. 68(2.56) 2.67(2.67)1.33(1.33) -

Good 2 . 2  (2 .1 1 ) 2 . 8 (2 .8 ) 1 . 0 (1 .0 ) 1.33 (1. 67) —

Based on worker estimates of activity and involvement using 
following scale:
Tenant Activity: 1 - Limited (1-2 Meetings); 2 - Moderate

(3-4 Meetings); 3 - High (5+ Meetings)
Tenant Involvement: 1 - Limited (less than 40% of tenants

involved); 2 - Fair (40-60% involved);
3 - High (60%+ involved).
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guarantee of success, e.g., the decline situations in medium 
size buildings show that despite involvement and activity 
decline still occurred.

As in leadership and worker activity, medium size 
buildings seem to have the highest scores.

Ability to Leave and Racial and Physical Factors
There appears to be a relationship between initial 

physical condition of the building and ability to leave 
(Table 9) .

Whether this is a cause or result of physical and 
other conditions in buildings is open to some question.

What is apparent, however, is that there is a clear 
racial and socio-economic relationship in buildings, with 
better buildings having fewer minorities and more families 
of higher income and fewer barriers to leaving, such as large 
families.

Summary of Factors Related to 
Physical Improvement 

As a group medium size buildings had the most success. 
One hypothesis that could be offered is that medium size 
buildings are, by their nature, easier to organize because 
there are sufficient people to make meetings seem well at­
tended (unlike the small buildings) but not too large to make 
involvement unwieldy (as in the case in large meetings). 
Medium size buildings offer a certain degree of intimacy 
while at the same time offering a feeling of mutual support. 
Leadership, tenant involvement and activity and worker



198

TABLE 9
AVERAGE ABILITY TO LEAVE INDICES*

All
Buildings

Physical Outcomes
Good Some Same Decline

Small
Poor 2.46 2.4 - 2.5 3
Fair 3.0 3.0 - - -
Good - - - - -

Medium
Poor 2.8 2.7 - - 3
Fair 3.0 2.5 - 4 -
Good 4.0 - - 4 -

Large
Poor 3.0 3.0 4.0 2.0 -
Fair 3.55 3.6 3.3 3.3 -
Good 3.88 3.8 4.0 4.0 —

Ability to Leave Index is based on a four-point scale of 
racial and socio-economic factors (see text) with 4 repre­
senting the highest ability to leave (or the fewest barriers 
to leave).
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activity, all related to success, seem easier to achieve in 
medium size buildings.

Similarly, "fair" buildings seemed to be more success­
ful than either poor or good buildings. This may be partly 
because leadership and consequent worker activity may be 
harder to develop in buildings where either the conditions 
have gotten too bad or where conditions have not gotten bad 
enough to mobilize tenants and leadership.

Racial Change
We have seen that the project seems to have had 

positive effect in improving physical condition of buildings 
and have discussed some of the aspects of this.

It will be recalled that a basic assumption in the 
approach chosen was that by dealing with concrete problems 
the chances of enhancement of racial stabilization would be 
improved.

We will now look at whether in fact there was a 
racial stabilizing effect from the stabilization and improve­
ment of physical conditions in buildings.

There seems to be little difference in the pattern 
of change between buildings organized in the first and second 
years (Cycle I and II) (Table 10). Therefore, little claim 
can be made that the program has had the intended effect of 
stabilizing buildings. In fact the verification process de­
scribed later indicated that whites were no longer moving into 
any of the buildings. In time this would indicate that the 
buildings will continue to be increasingly black. The reader
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TABLE 10 
RACIAL CHANGE IN BUILDINGS

CYCLE I a ' CYCLE II b ' CYCLE III
Start End

Ave. % Points 
of Change Yr. Start End

Avg. % Points 
of Change Yr. Start

Percent
Small
Poor 65 82.5 8.75 81 86.5 5.5 93.3
Fair - - - 80 95 5 -

Good - - - - - -

Medium
Poor - - - 70 78.3 8.3 -

Fair 66.7 85.1 9.2 - - - -
Good - - - 65 75 10

Large
Poor 73 91.7 9.4 74 87 13 80
Fair 69 83 7 70.4 81 10.6 83.5
Good 62.5 80 8.75 70.8 80.8 10 80

a. Cycle I: October 1974 - September 1975
b. Cycle II: October 1975 - September 1976
c. Cycle III: October 1976 - September 1977
Only the start figure is shown for contrast with 
Cycle I and II.
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may recall that an operational definition of segregated hous­
ing chosen by some writers is housing which only one group is 
moving into (see Chapter 3).

It is possible that some effects not revealed by the 
data may have taken place. The data were based on workers' 
estimates of change, using increments of five percentage 
points to indicate change. Increments or differences would 
have to be fairly large to show an impact.

Because the original evaluation plan called for use 
of tenant responses to a questionnaire to verify racial level 
only estimates were made by workers.

There is also a possibility that the impact on class 
stabilization may have been greater than racial stabilization 
which‘would be an important fact of time. Present data can­
not ascertain with any assurance these changes because only 
initial worker estimates were made.

Finally, while certainly the trend to increasingly 
black buildings is obvious, it is possible that the program 
did have an effect on rate of change on an overall basis with­
in the area. Peports of problems to the south of the Pros­
pect Lefferts area, an area with a more recent experience of 
facial change indicates that change was much swifter. In­
cidents of violence indicate that the change process was 
less orderly than in the Prospect Lefferts area. Whether the 
more positive change in the Prospect Lefferts area can be 
attributed to the project is a question that cannot be 
answered with available data.



Involvement in the Wider Community
A number of additional people have become involved in 

the activities of the neighborhood association. Typically, 
one or two tenants from each building became active in the 
association although not necessarily on a permanent basis. 
This has had an important effect on the association, which as 
noted earlier, had a strong homeowner orientation.

Conversely, the extent of involvement from any build­
ing was never extensive in activities outside the tenants' 
buildings. This would seem to indicate that in general ten­
ant interest in community affairs may be limited to their im­
mediate physical situation. Tenants have much more of an 
ability to move if they are dissatisfied than homeowners do. 
This makes for a situation where tenant association activity 
may vary to a large extent based on intensity of perceived 
problems. There may be few ties between tenants except for 
their concern with building problems. This may be particu­
larly so when age and ethnic differences exist.

This may mean that a building has to be organized for 
another time if initial problems are solved for a while but 
later recur.

It would seem that a certain minimum level of physi­
cal problems have to be present if successful organization 
is to occur. On the other hand, if problems become too pro­
found tenants may not see hope and be more concerned with 
"exiting" a bad situation.

For some, participation in an organiztion may repre­
sent a responsibility based on ideology. It is felt that in
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this neighborhood, this is more likely to occur among the 
young, the middle class and whites.

Verification of Worker Estimate
To verify workers' estimates and obtain some impres­

sions of tenant attitudes the following interview procesure 
was used. Interviews were conducted with tenants on the fol­
lowing basis.

Three buildings were selected from each of the follow­
ing categories.

1. Small size, poor initial condition; because of 
the small number of buildings and because almost 
all were ranked "poor" in terms of initial con­
dition no further breakdown was made.

2. Medium size - Poor initial condition
3. Medium size - Fair initial condition
4. Large size - Poor initial condition
5. Large size - Fair initial conditon
Good buildings were not dealt with.
One tenant leader and two additional tenants in each 

of the categories were contacted.
In all three persons from each of fifteen buildings 

were interviewed for a total of forty-five interviews.
Worker estimates seemed to be confirmed in each case 

by tenants'views, e.g., if a worker had estimated "good" 
improvement tenants confirmed that either conditions were 
"somewhat better" or "much better."

Similarly in a building rated as "the same condition,"
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tenants stated that building had not changed substantially.
In at least two cases tenants initially noted that 

the building was worse but on greater discussion indicated 
that in one case the building was considerably better physi­
cally but that the quality of tenants was declining. In 
another the tenants indicated that while conditions had im­
proved at the point of organizing the landlord was not com­
pleting all the work he had promised to do.

The first instance occurred in one of the first 
buildings in which tenants were interviewed and therefore 
questions specifically about tenants were asked in subsequent 
interviews. This subject seems extremely important. Tenants 
place a great deal of emphasis on quality of other tenants. 
Beyond provision of the basic services, quality of tenants 
probably takes on an importance in tenants' minds equal to 
physical improvements in a building.

Several comments help to illustrate this point. In 
the building mentioned above the tenant leader said "only 
welfare is moving in, I've got to leave soon." Others men­
tioned high turnover, "welfare move in has stopped," "I don't 
know the people moving in," and "I have a kind of fear about 
new tenants in the building." Another tenant suggested that 
the landlady "couldn't wait for good tenants," meaning that 
people weren't on a waiting list to move in. Still another 
stated a need to keep the wrong kind of people from "taking 
over."

Of a less frightening but still annoying nature to 
tenants is the behavior of new tenants, such as inappropriate
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use of incinerators or loud stereos. In the latter case at 
least five tenants volunteered complaints about this. As 
much as anything this represents an age difference in new 
tenants, with race and class being only incidental aspects of 
the problem.

How one resolves these problems is not clear but at 
least a need for orientation of new tenants is in order.

What is suggested as an overall need is screening of 
prospective tenants by landlords. Probably tenants need to 
stress this with landlords as much as physical conditions in 
buildings for in the long run the problem of tenants seems to 
have as much of a destabilizing effect as poor physical con­
ditions .

This sort of program carries with it some value prob­
lems which are not easily resolved. Where are tenants who 
do not fit the image of "good" tenants to move to? In this 
category are those who are poorer, have more children, are 
somewhat disruptive in behavior and of course those who are 
on welfare. How should the housing needs of these poeple who 
probably have less access to good housing than most be dealt 
with while at the same time preventing rapid change in build­
ings that ultimately benefit no one?

There are no clear answers but some suggestioms seem 
reasonable. Among them are these: 1. Limiting but not ex­
cluding less desirable tenants in buildings to levels that, 
are reasonably tolerated by other tenants. 2. Promotion of 
stronger demand in buildings by more middle-class prospective
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tenants so landlords have an actual choice in tenants, and 
opening up a greater share of the housing market to such ten­
ants so that relatively small transition areas are not re­
quired to be the only areas where such tenants can move, and
3. Improving social services delivery to that portion of 
the families that need and require help to improve their ad­
justment.

A brief review of Down's suggestions may be worth­
while (see Chapter II). Most of the buildings in the area 
must be considered segregated if we are to use the definition 
of the National Opinion Research Organization (see Chapter 
II). Clearly whites are moving into only a few buildings—  

those that are large, well-maintained, and with the highest 
rents.

How Tenants View their Neighborhood
As a by-product of the verification process tenants 

were also asked their attitudes about the neighborhood. 
Tenants in small buildings seem about evenly divided on 
whether conditions in the neighborhood are getting somewhat 
worse or staying the same. Tenants of medium and large size 
buildings expressed similar views, with those that felt that 
the neighborhood was getting better or staying the same 
equalling those who felt the neighborhood was getting worse.

Security was by far the biggest concern about the 
neighborhood expressed by tenants. About half as many ten­
ants expressed concerns about the following: sanitation,
Flatbush Avenue (the local shopping street), control of
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children and youth or adequate play facilities and local 
schools.

Not all views were negative. The most cited positive 
feature was convenience, particularly to transportation, 
others liked the shopping available, one citing a "Model 
Block" project on Flatbush Avenue. Several cited the avail­
ability of the parks, and a number volunteered that it was a 
"good" or "nice" area or that the area was integrated.

Far more tenants in small buildings appear to be dis- 
proportionally dissatisfied with their building and the ma­
jority hope to move, a sign of high dissatisfaction.

In medium and large buildings most tenants want to 
stay, or want to work to make the area better. Only a 
minority want to move.

Tenant Attitides and Decisions to Leave
It appears that attitudes about one's neighborhood 

and building and decision about whether to leave or stay are 
based on more than physical conditions in a building. In at 
least three cases white tenant leaders involved in buildings 
where there were considerable physical improvements moved out 
of the neighborhood. There may have been reality conditions 
involved that made a change necessary, e.g., a separation and 
a retirement, nonetheless two of these tenants represented 
some of the most active tenants in the area, being involved 
in association activities beyond their building.

In talking to one of these tenants she cited concerns 
about physical safety as reasons for moving.
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All of this supports the notion discussed in Chapter 
III that housing conditions relate to a wide variety of fac­
tors. It appears that people tend to seek out the best kind 
of housing they can afford. What is "best" being determined 
by many factors. Whites may have higher standards for hous­
ing or at least more ability to achieve housing that meets 
their standards.

There may be a difference in life style between 
blacks and whites in a building, particularly if blacks and 
whites are of different classes. This is accentuated if age 
differences are also present between blacks and whites in a 
building. A likely happening in buildings is blacks with 
younger families, or several singles occupying the same 
apartment. These differences in life styles or life cycle 
may accentuate tendencies for whites to move out.

In reviewing the complaint forms several interesting 
trends seemed to appear:

1. While there seemed to be a high agreement be­
tween tenant complaints and workers' estimate of 
the building, relative number of tenant complaints 
as contrasted with workers' estimate of the build­
ing seems to overestimate problems in better 
buildings and understate them in those buildings 
that are physically in worse condition.

2. Similarly tenants who are older, e.g., those who 
have lived in a building twenty years or more and 
are rent controlled tend to list a greater number



of complaints, particularly about building-wide 
conditions than recently arrived tenants. This is 
particularly true in buildings with higher levels 
of socio-economic population. One explanation of 
these trends may be that as socio-economic status 
increases expectations increase.

To understand this we might look again at Hirshman's 
Exit, Voice and Loyalty. These three consumer options operate 
differentially for various population groups. Older tenants 
remember different conditions where the building was cleaner, 
better maintained, quieter and fairly prestigious to live in. 
They correctly perceive the conditions have changed. For 
many of the older tenants the exit option has only limited 
possibility for them. Many have limited assets and income.

Many of the older tenants who can exercise the exit 
option do so. This loyalty is diminished because they per­
ceive their building to have changed greatly.

Newer tenants perceive things differently, however.
For most a move to an area building represents a move up 
from what they had before. Conditions may well be better 
than their previous apartment in terms of quality, value, 
services, and neighborhood amenities. Most important their 
perception is a present oriented one, they do not perceive 
a building's decline because their knowledge of the 
building is only of current conditions. Exit options may 
also be limited for this group, but they are more motivated 
to exercise voice options because they have a greater sense
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of loyalty to the building.
There is also a realization that-- relatively minor 

problems may have as much potential to lower a tenant's esti­
mate of a building as a problem that is very costly to re­
pair. For example, relative cleanliness of public areas is 
easy to deal with but may have as much impact on a tenant's 
perception as does a major repair, e.g., a roof.

As a building declines tenant complaints about con­
ditions outside the apartment come close to or exceed those 
in the individual apartment.

Problem perception as it influences moves is ob­
viously more important than the objective condition.

Similarly motivation to act only comes with a 
perception that a problem exists and that problem can be 
dealt with. A sudden reduction in services or change in 
condition on a building will probably enhance the ability to 
organize tenants in a building successfully for action (the 
voice option).

The question of the superintendent's role must be 
raised. Typically in discussion of housing concerns and 
housing policy superintendents are barely mentioned. Much 
more likely to be discussed is the negative role of the 
landlord.

It should be obvious that most of the day-to-day 
decisions about a building that most involve the tenants 
involve the superintendent. This includes maintenance of 
public areas, repairs in apartments, handling of problem
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tenants, arranging for outside services when needed, and 
often tenant selection.

For example, inadequate heat, a not uncommon prob­
lem, may represent (a.) a serious problem with heating 
equipment, (b.) a conscious decision by the landlord to 
save money or (c.) a super's failure to operate and main­
tain the equipment properly. The result from the tenant's 
standpoint is the same. The remedy may, however, only 
involve the super's doing his job in an adequate way.

This suggests the need to select supers carefully, 
to compensate them adequately, to train and supervise 
them. Particularly in terms of training this might be an 
area appropriate to local groups to undertake. Some of 
the new local community management organizations might 
be utilized to assure quality services needed from 
supers.

The review of data on the small buildings sug­
gest that they merit special attention and considera­
tion.

These buildings typically have the lowest rents, 
worst conditions, and highest stability of the buildings 
in the program. This stability is in terms of length of 
time in the buildings. Tenants tend to be older and of 
lower income than typical area tenants. The buildings 
have typically been integrated and because of lower turn­
over still have a relatively high percentage of whites, 
often senior citizens. Because of length of time in the
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building a high number of tenants are under rent control. 
While often there are relatively small differences in 
rents between rent-controlled and more recent tenants, 
the buildings with great differences between rent-controlled 
and more recent tenants were usually small.

Because these building have very low rent rolls it 
is difficult to secure and maintain adequate superintendent 
services.

The data on rent in these small buildings suggests
that if rent in general was reduced to considerably below
average figures, stabilization might be encouraged.

Cost Analysis

In formulating the initial plans for the project 
it was seen that roughly 60% of staff time would be used for 
tenant organization work. The non-personal costs can be 
roughly apportioned on the same basis. Using this break­
down against an average annual budget of $18,000, about 
$10,800 is spent for tenant work per year or $32,000 for the 
three year period.

On this basis, with about 21 buildings being served
on an annual basis the cost per building is about $506.
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On a per apartment basis this would be $9.79. On the 
basis of number of tenants involved in some fashion the 
per capita costs would be about $4.89, assuming that 50% 
of the tenants were involved and these involved tenants 
each had a family of four.

Unfortunately comparative costs of other programs 
are not readily available. Nonetheless these costs seem 
modest when compared to the high cost of new housing or 
extensively rehabilitated housing.. Typical new construc­
tion costs are about $60,000 per unit and rehabilitation

4cost $30,000 per unit. Compared to the small cost per 
apartment unit of the PLG program, $9.79, it seems clear 
that, where applicable, this approach is cost effective 
and should be employed as broadly as possible. Even com­
pared to the annual interest costs (not principal) of new 
units, the comparisons are remarkable. Interest costs at 
8 1/2% interest for 30 years on a $60,000 unit would be 
over $3,600 annually. Therefore even if the same level of 
involvement is needed annually it is still cheaper than 
interest alone for new construction.

General Trends in Racial and Economic Change
An attempt was made to review available statisti­

cal data from other sources for a comparison with results 
from work with apartment buildings.

Unfortunately, comparisons of racial change in 
the study area are complicated by the fact that some of
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the data is collected by health area rather than by 

census tract levels.
The Prospect Lefferts area lies in three health 

areas and has no more than a third of any health area. 
Therefore, comparisons between PLG and surrounding areas 
are not precise.

The City Planning Commission has done population 
estimates by ethnic group using vital statistics and 
such factors as housing data, etc. They are estimates 
not census figures.

These figures are useful, however, for contrasts.
In H.A. 54 note that from 1970-1975 there was a 15% de­
crease in white population to 40.5%. This is the area 
which the largest area of PLG lies within and is used as 
the PLG data in the accompanying chart.

In H.A. 48 there was about 9.9% decline to 31.6% 
white population. This area is also partly in PLG but 
also north and east.

In 72.10, an area completely outside the PLG, 
in Flatbush, a decline of 7.9% in white population occurred 
to 8 5.9%. This is an area within Flatbush.

These figures are not surprising. H.A. 53.20, the 
health area with the highest decline, also has the highest 
percentage of apartment house units and experienced racial 
change somewhat later than H.A. 54 and H.A. 48.

H.A. 72.10 has only recently experienced racial
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change and both absolute decline and rate of the decline of 
white population was lower than in other areas.

Traditional racial succession patterns can be com­
pared with these findings. Initial resistance of initial 
penetration may result in slow change, followed by relatively 
high change and then lower levels of change again as levels 
of black population became rather high. Family size has re­
mained fairly stable, according to the data.

Trends in Economic Level
Income

In terms of economics we can get some comparative 
data by reviewing .information supplied by the City Planning

g
Commission. A tabulation of NYS Income Tax returns for 
households is done periodically by census tracts. Each 
tract in the city ranked 1 through 2, 185 with 1 being the 
lowest. Comparison of relative rankings of tracts (or groups 
of tracts) over the course of time can give some approxima­
tion of relative change in an area economically with respect 
to other areas in the city.

Using the seven tracts that lie entirely or at least 
one-half in the PLG area we find that for 1969-74 four census 
tracts declined in relative rank (in a range of 39-215 
places) and that three census Tracts increased (in a range 
of 86-155) for a net loss of - 6 6 for all seven areas, or less 
than an average of ten places, a modest decline. The average 
ranks 689.

We can estimate approximate trends in the areas
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immediately surrounding PLG by looking at similar figures for 
census tracts immediately to the North, East and South of the 
PLG area. To the West is Prospect Park, therefore we do not 
have to look at population for this area.

Trends in areas immediately North and East are to­
wards increases. Overall trends in East Flatbush and Flat­
bush proper are for decline. Even with these trends both 
East Flatbush and Flatbush had relatively higher actual posi­
tion in ranking of census tracts in 1974, then those in PLG.

To the North the average census tract gained 184 in 
relative status. All census tracts increased (the range was 
44-389). The average tract ranks 730.

Immediately East of PLG, two tracts increased and one 
declined for an average increase of 44 in relative rank. The 
average tract ranks 790.

Further into East Flatbush seven areas increased 
(range 31-169) and eight declined (29-414) for an overall 
decline of 34 in relative rank per census tract. The average 
tract ranks 954.

Immediately to the South of PLG all five tracts de­
clined (range 123-462) for a decline of 268. The average 
tract ranks 720.

In Flatbush one tract increased (148) and nine tracts 
declined for an average decline of 180 per tract in relative 
rank. The average tract ranks 1228.

Dependency
Similarly we can get a sense of relative economic
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status by looking at welfare recipiency data. Such data ex­
cludes SSI and Social Security payments so is likely to re­
flect only changes in younger families.

Data is available by census tracts showing changes 
from January 1976 to June 1977, a period of a year and a 
half.

For the same census tracts listed above the results 
are as follows:

Prospect Lefferts:
Increase by 323 cases to 1,942 cases for a 119% 
increase 

North of PLG:
Increase by 146 cases to 1,573 cases for a 110% 
increase 

East of PLG:
Increase by 61 cases to 236 cases, a 135% increase 

South of PLG:
Increase by 54 3 cases to 1,846 cases for an in­
crease of 142%

East Flatbush:
Increase by 340 cases to 1,897 cases for a 122% 
increase 

Flatbush:
Increase by 495 cases to 2,063 for a change of 
132%7

The data show that there is a continuing decline in 
white population in both the PLG area and surrounding areas.
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The rates were highest immediately to the East and South of 
PLG, areas of more recent racial transition than PLG.

The decline in economic indicators were rather more 
modest than racial change except in the areas south of PLG, 
the area of most recent racial succession. Very little 
change occurred in PLG. Interestingly, the area North of 
PLG showed signs of improvement in economic status. This 
is an area that experienced racial transition earlier than 
any other reviewed.

All areas had increases in welfare dependency with 
the rates to be north of PLG being somewhat less.

This suggests that racial change, particularly 
South of PLG is occurring and such families have lower 
incomes than families that are leaving.

The next chapter discusses these findings in terms 
of hypotheses originally suggested, unanticipated findings 
and some suggestions for continuation or replication efforts.



CHART 3 TRENDS IN PROSPECT LEFFERTS GARDENS AND ADJACENT AREAS

Factor
Data 
Source 
& Period

Data
Selected

Socioeconomic and Racial Status of Population 
PIG North East East South

Flatbush Flatbush
Income
Level

1969 &
1974 NYS 
Income Tax 
Data

Average 
Relative 
Change 
in rank 
Per Area

-10 +184 +44 -34 -268 -180

Rank at 
End

689 730 790 954 720 1228

Welfare
Recipiency

Jan. 1976 & 
June 1977 
Public 
Assistance 
Data

% In­
crease 
in
Period

119% 110 135 122 142 132

# Cases 
at End

1942 1573 236 1897 1846 2063

Racial
Change

City Planning 
Commission Estimates 
1970 & 1975

Rate of 
Change

White
Level
1975

-15%

40.5%

-9.9

31.6

- 2 0

61.9

-7.9

85.9
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CHAPTER VIII

CONCLUSIONS

Review of Goals and Hypotheses
A number of goals and hypotheses were proposed re­

garding the project (see pages 111-112 and 145-147). These 
are reviewed below.

1. Tenant organization is effective in slowing physical 
decline in multiple dwellings.

It seems clear that the project not only slowed physi­
cal decline, but improved physical conditions, often 
dramatically.

Of the 64 buildings dealt with 69% had good improve­
ment and 11% had some improvement. Seventeen percent of the 
buildings stayed the same and 3% declined. There were over 
3,700 apartments in buildings dealt with by the project.
One would expect that if no intervention had occurred that a 
pattern of continuing physical decline would have taken place. 
Sizable financial comittments were made by landlords that 
probably otherwise would not have occurred. It is estimated 
that nearly a million dollars in improvements occurred in 
buildings dealt with by the project.

2. The more staff effort put into a building, the 
greater likelihood of strong organization success.

Buildings with "good" improvement showed generally 
higher worker activity than buildings which had only modest

221
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improvement, no improvement or decline. On the other hand, 
the amount of effort expended on a building seems to have 
increasing effect only to a point. Students expended more 
effort per building than the trained M.S.W. and yet had 
seemingly similar results. There has to be a reason for a 
meeting if it is to increase effectiveness.

3. The more organizational success of a tenant's 
organization the greater the likelihood of 
overall success.

It is clear that buildings that had a high degree of 
leadership among tenants and strong involvement and activity 
of the tenant's association also had a high degree of success 
in improving physical conditions in their buildings. A key 
factor seems to be quality of tenant leadership. It appears 
that leadership may have considerable effect on determining 
not only the amount of tenant involvement and effort but 
also to a huge extent may determine how much time the worker 
expends on a building. Because the strategy of this project 
depends on tenant organization, a poor tenant leader may 
discourage substantial worker effort.

It was felt that the worker should not be overly 
anxious for a group to identify its leadership too early in 
the organizational process, in order to maximize the possi­
bility of finding leadership that would have broad support 
and a willingness to stay with the organization's work.

4. Volunteers can be trained as effective building 
organizers but additional levels of training in­
creases likelihood of. success.

Volunteers provided effective service to buildings
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which they organized. For the most part volunteers had 
successfully organized their own buildings and had expressed 
willingness to aid another building. This probably assured 
a fairly able group of volunteers who had some proven suc­
cess.

Volunteer results were similar to M.S.W. and student 
results. A clear differentiation was that volunteers were 
able to devote less time to a building than were other types 
of staff. Assignments seemed to take this into account— the 
potentially most time consuming buildings being reserved for 
students or full time staff.

Volunteers carried only a small number of buildings
(12%). It appears that volunteers can provide an effective
service and are worth the training and supervising time
needed to utilize them as building organizers. It would not
be realistic, however, to believe that this group could be
counted on to carry a major bulk of the buildings. No doubt
more extensive efforts to recruit and train volunteers would
yield increasingly less effective and experienced volunteers
and a point would be reached, fairly quickly, where staff
time for supervision and training would not be justified.

5. The appropriate level of consistent organization 
work is at the neighborhood-wide level rather 
than on a block or building level. Community 
organization service on an "as needed" basis 
rather than a continuous basis is appropriate 
for the building level.

The majority of buildings that were involved in the 
project did not have continuous activity during the life of
the project. Most of the buildings organized during the
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first years, for example, were not active during following 
years. Building organization seems to be highly related to 
problems in buildings. When problems are solved the motiva­
tion for continuing organization is reduced. In most area 
buildings there is probably not enough in common between 
tenants in buildings to provide motivation to meet around 
social or cultural interests. Similarly it is felt that 
minor problems are not of sufficient concern to generate in­
terest in continuing organization to meet these problems.

It would be unwise however to see this too negatively. 
Tenants can be mobilized to deal with what they see as fairly 
substantial problems. Even in times of relative inactivity 
a tenants organization can be seen as a potential force for 
dealing with building problems, should they arise. The fact 
that a building has been organized and has identified leader­
ship means that should the need arise a organization can be 
easily mobilized to quickly deal with new problems.

One caution is in order, however. The agency pro­
viding community organization staff needs to follow up 
periodically with tenant leadership to assess whether prob­
lems warrant reactiviting the association. In this way dis­
couragement on the part of leadership will not prevent work 
from being done if real problems do exist.

In contrast, the organization at the neighborhood 
level has been much more consistent. A number of committees 
of the neighborhood association existed before staff was 
hired, and these committees continue to be active. The
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neighborhood association has been able to draw additional 
volunteers into its activities over the years and has been 
able to replace older leaders as they becomes less active.
It would appear that a range of concerns exist at a neighbor­
hood level that can attract a continuing group of concerned 
citizens who want to deal with them. Another reality factor 
is that a relatively small percentage of residents in a com­
munity ever get involved. By expanding the area from where 
participants are recruited a much broader base is tapped, even 
if the percentage is the same as one might get from buildings. 
With a neighborhood focus one tends to attract those that 
are interested in a specialized issue, e.g., schools or 
recreation. In this way, interests of those who become in­
volved are more focused on than one would find in a building 
group, and there is, therefore, probably more similarities 
between members of these interest centered committees

6 . A local community organization can successfully 
undertake the sponsorship of community develop­
ment programs, such as this project.

It seems clear that local community groups can very 
usefully serve as the vehicle to undertake a variety of 
community development projects. Given the limited financial 
resources available to the program it has had very high suc­
cess.

It has been able to reach a large number of buildings 
and has had considerable success in physical improvements 
within them. It has been able to involve additional resi­
dents in dealing with wider problems of the neighborhood.
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The association has also had success in dealing with outside 
forces (city agencies, banks, etc.) and by serving as the 
spokesperson for the neighborhood has improved the way these 
outside forces deal with the neighborhood.

In terms of effectiveness one feels that in this 
case, a local community group has had more effectiveness than 
a large bureaucratic agency would have had with similar re­
sources .

A number of reasons for this can be offered: Neigh­
borhood volunteers have been effectively utilized to do many 
of the tasks that would otherwise have to be paid for. 
Volunteers have been recruited over the course of time to do 
reception work, typing, accounting, proposal writing, publi­
city, fund raising and dirct work with problem related groups, 
to name just some volunteer functions.

Because ours is a large middle class neighborhood 
with a wide variety of talents among its residents it has 
been possible to find highly skilled volunteers to do many of 
the things normally done by staff. These volunteers can be 
attracted and retained by strong self interest in the results 
of their volunteer work. If their efforts help the neighbor­
hood, they are directly benefited.

The association is not of such a scale to have to 
deal with a cumbersome bureaucratic administration. On the 
other hand, it is no longer a small group of friends. In
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some ways the size enables the group to avoid the problems 
of either bureaucracy or a small primary group.

Overhead costs can be held to a minimum. In addition 
to the many administrative tasks that are handled by volun­
teers costs were kep+ low in a number of other ways. Space 
costs were minimal because space was donated by a concerned 
local church. A relatively inexperienced professional was 
hired as the only paid staff person and his salary reflected 
the fact that he was just beginning his professional career.

The program is closely tied to the community and has 
relatively high visability which aided implementation and 
helped assure program relevance. The board members, for 
example, all live or work in the area and are able to see 
both the neighborhood's problems and the effects of the pro­
gram on a daily basis and can push for adjustments as needed. 
Data collection about program results is a fairly simple pro­
cess and results can be verified in many cases by direct ob­
servation.

All this has contributed to the ease which such a 
program can make adjustments to meet changing conditions. If 
a particular approach doesn't seem to yield results changes 
can be made without a need for elaborate consultations or 
approvals.

In addition in important factor in maintaining via­
bility has been the fact that the agency has not been a 
single purpose agency. While housing has been a major focus, 
the association has been active in many other concerns. Even
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within the housing area the association has had the ability 
to deal with a variety of buildings and has been able to try 
various approaches, where that seems sensible. Such flexi­
bility (and ability to remain relevant) would not have been opened 
to an agency committed to a single purpose or narrow ap­
proach. Certainly this flexibility has been enhanced by pre­
senting the association to funding sources as a program com­
mitted to a variety of area problems and that the soundest 
way of dealing with a neighborhood is to see the interrela­
tionships between problems.

The notion that community organization in largely 
middle class neighborhoods was likely to be more successful 
than similar efforts in lower income areas was confirmed.
It would be unlikely that a project in a low income area 
would be able to achieve similar results. There are several 
reasons for this no doubt including the fact that resi­
dents are likely to be able to devote more time to dealing 
with problems. They have greater skills and resources to 
bring to bear on problems and the problems they face are 
likely to be simpler to cope with.

7. This type of service will be at least as cost 
effective as other alternate housing programs.

As was noted earlier, average project costs per 
apartment unit were $9.79 for apartments dealt with. This 
cost is based on apportioning costs between housing and non­
housing activities on a yearly basis and averaging the costs 
for all buildings dealt with each year. This cost is far 
less than either rehabilitation costs or new construction.
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Whatever its long term effects its annual costs are 
extremely low. There appears however, to be strong carry 
over effect into years where no activity occurs which makes 
the costs even lower in comparison to some other types of pro­
grams. A major reason for the low cost is that this approach 
is applied at an early stage, when problems have begun to oc­
cur, but before they have reached such serious proportions 
that to remedy them becomes very costly.

8 . The following factors will make organizing ef­
forts less effective.

Small size of building-below 16 units
Tax arrearage
Frequent transfer of ownership
Large number of violations
High percentage of recent move-ins.
While the size of buildings was seen as a factor 

that might have effect on organizing ability, the magnitude 
of the effects were not anticipated.

Small buildings almost always have only a part time 
manager who is not a real estate professional and is there­
fore likely to be relatively unskilled in addition to having 
less time to devote to a building. Small buildings have more 
rent controlled tenants and both rent controlled and stabi­
lized tenants pay less per room in smaller buildings than in 
large ones, this despite the fact that operating costs are 
likely to be more on a per room basis in small buildings.

Leadership is less likely to be rated good in small 
buildings than in large buildings by workers. Almost all 
of the small buildings were in poor physical condition 
initially. Despite this good improvement in physical condi­

tions did take place.
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Smaller buildings are likely to have changed socially 
much earlier than other buildings, have a higher percentage 
of minorities and tenants are likely to be locked in by low 
income, low rents and other factors. Therefore these build­
ings have a fairly stable tenantry.

The substantial differences suggests that different 
approaches may be called for for small buildings.

Several approaches might be worth exploring. One is 
to consolidate management, and where feasible, ownership, so 
that several buildings could be operated as a unit to realize 
some of the economies of scale found in larger units. This 
would enable a more professional management to operate the 
buildings. It would also enable these buildings to have more 
adequate superintendent services.

A second approach is already being developed by the 
association, i.e., to convert unused store fronts in these 
buildings to residential use. Certain tax benefits can accrue 
to owners for such conversions. This suggestion applies to 
only a portion of small buildings but such a proposal would 
have the benefit of both economic improvement to small land­
lords and would also deal with a community problem of under­
utilized storefronts. Already the association has had 
architectural drawings prepared, and has approached owners 
and banks to attempt to negotiate such a development. It is 
felt that such ground level apartments would be particularly 
appropriate for the elderly and handicapped because physi­
cal barriers such as status could be eliminated.



231

A third approach would be to encourage owner occu­
pancy of small buildings either by single owners or coopera­
tively. Many of these buildings could be made into attrac­
tive housing units that could be of interest to owner occu­
pants if financing and physical upgrading were arranged. In­
deed many of these small buildings have detailed facades like 
the popular brownstones in the area. A owner, living on the 
premises, could handle typical super and management tasks which, 
would change the economic viability of such buildings. It 
would be helpful to have a prototype of this type of arrange­
ment developed to test actual cost factors.

In terms of tax arrearage and turnover this data 
was hard to collect and its availability did not seem to be 
important from the organizing standpoint. One would have 
the feeling that such a relationship does occur and if data were easily 
available would be a useful predictive device. Other more 
direct means of assessing buildings are available to the 
organizer, however.

As was mentioned earlier a fair number of problems 
seem to be needed to mobilize effective tenant organizing. 
Beyond a certain point, however, violations would seem to 
discourage both the organizing process and its effectiveness.

There is some turnover in all buildings. Where it is 
quite high it seems to indicate severe phycial problems and 
would therefore be a limiting factor on organizing ability.

' 9. Improving the ability of a community to solve 
problems will contribute to the stability, 
racial and otherwise, of that community by 
changing perceptions of residents and potential 
residents.
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This hypothesis was tested using one specific prob­
lem, physical decline in multiple dwellings as the problem 
to be solved. As was seen earlier the program seemed to have 
clear effects on improving the problem of physical decline. 
Decline was stopped and improvement, sometimes dramatic, oc­
curred in the majority of the buildings.

There is no evidence, however, that the project had 
the desired effect on stabilizing buildings socially. Build­
ings worked on in the first year of the program had a similar 
racial composition to those where work began in the second 
and third years of the project.

It may be possible that class change was less pro­
found than racial change and that the social transition was 
more orderly because of work of the project. These effects 
were not adequately measured. Nonetheless, the overall goal 
of racial stabilization was not met.

Why didn't the strategy intended to foster racial 
stabilization work? A major factor may lie with the assump­
tion that major national population shifts would not take 
place. Major immigration from the South has ended and even 
a reversal of earlier trends has been generally noted.

What was not anticipated was a continuing major shift 
of population within the city itself. Generally the oldest 
and poorest areas of the city have lost population and some­
what more affluent areas have gained. For example, in a 
study of designated poverty areas, the Human Resources Admini­
stration has estimated that in Brooklyn, Bedford Stuyvesant,
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Brownsville, South Brooklyn and Williamsburg lost population 
(a total of 70,061 persons) but Bushwick, Crown Heights and 
East New York gained population between 1960 and 1970. Part 
of the area the project operates in is contained within the 
Crown Heights poverty area. The net increase for Crown 
Heights in the ten years is 10,072 but this figure does not 
reflect the total number moving or the change in incomes; it 
only indicates net increase.'1' There is no reason to believe 
that these trends have stopped. There is still a continuing 
shift of population from the poorer areas to the relatively 
more affluent with areas further from traditional poverty 
areas now receiving an immigration.

Probably most of this movement came from people try­
ing to better themselves and their housing condition by 
moving from an area with more problems to one with fewer 
problems. Most people were probably those with the most 
ability to move, i.e., somewhat better incomes, more stable 
job situations and smaller families— in other words they 
were high on the ability-to-leave index.

A major reason for this shift has been the substan­
tial building abandonment in the poorest areas. Much of this 
relates to the uneconomic aspects of many buildings. Prob­
ably a substantial part of the abandonment could have been 
prevented with appropriate policies that assured regular 
maintenance to prevent costly repairs, adequate financing, 
etc. The net result, whatever the reasons, has been sub­
stantial abandonment, large scale population shifts and a
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generally unsettling effect on much of the city. One of the 
major factors in the early sixties that contributed to sub­
stantial in city population shifts was urban renewal. While 
it was assumed that this was no longer a major factor, its 
place has been taken by housing abandonment.

Much of this reflects a failure of both housing policy 
and programs of the city. Much sound housing stock has been 
lost and continues to be lost because the policy and programs 
have not been able to maintain a large proportion of housing 
stock in viable condition.

While the data shows the difficulty in implementing 
a stabilization policy, it clearly points out the importance 
of housing conservation and stabilization as key elements in 
a rational housing policy.

This stabilization needs to take place in low-income 
areas as well as in areas of higher income. No provision for 
new construction on a level that can be envisioned, is viable 
as a solution to housing need if large scale abandonment of 
relatively sound housing stock is taking place. Present 
costs per apartment for multiple dwelling construction in New 
York City typically run above $60,000. This cost assumes a 
long life and financing costs in addition to the costs sug­
gested above. A short useful life for housing completely 
changes the economics and makes an already very costly neces­
sity nearly impossible to provide to large portions of the 
population.

Obviously a minimum need is for a city-wide housing
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policy that emphasizes stabilization, conservation and pre­
vention of abandonment.

Ultimately perhaps we must conclude that a housing 
policy is limited if it must cope with substantial poverty 
and the consequent economic pressure that such substantial 
poverty has on the housing market. It will be recalled that 
one of the suggested policies needed to deal with problems 
of housing was to increase income for minorities (see page 
23) .

In addition a housing market that allows minority 
group members to move only to ghetto areas in transitional 
areas as in the present case must naturally create diffi­
culties in stabilizing areas particularly when abandonment 
forces large in-city migration of people.

To have an impact on the racial patterns that one 
would want would require considerably more resources than 
available to this sort of project given the substantial con­
tinuing shifts of population within the city.

Given other conditions, principally less shifting of 
population out of traditional ghettos and additional oppor­
tunities for blacks to move into areas now substantially 
white, this sort of program might be quite useful as a 
stabilization tool.

While the program did not have the intended effect 
on racial stabilization, it is clear that it had a.signifi­
cant effect on improving existing housing stock and increasing 
the involvement of residents in their community. These are
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important enough to justify replication of the program in 
other areas, particularly in light of the modest costs in­
volved.

Some Suggestions for Improving the Program
On the basis of experience to date a number of sug­

gestions for improvement of the project for the future can 
be suggested.

1. An annual survey of buildings in the area should 
be conducted to ascertain condition. This should 
take place whether or not the building has re­
ceived organizational help from the neighborhood 
association.

2. There should be development of resources necessary 
to give at least minimal service to each building. 
Presently buildings are worked with only if they 
ask for help.

3. Means should be developed to allow early and ade­
quate identification of leadership in buildings.
A crucial problem is how to work where adequate 
leadership in a building is not forthcoming. The 
present strategy requires good leadership in a 
building. A principal reason for failure is this 
lack of leadership.

4. There is a need to provide some continuing support 
for ongoing communication with the association and 
regular meetings once major problems have been 

solved.
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The current program validly assumes constant 
staff support to organizations, particularly when 
those affected see no compelling need to meet, is 
not an efficient use of staff time. Nonetheless 
a means of identifying early deterioration or de­
cline after improvement and taking steps to over­
come it does make sense.

5. A criterion to judge where staff time should be 
used would be useful. One is faced with some di­
lemmas. The best buildings may not have a strong 
motivation for meeting. Buildings in somewhat 
worse physical shape may be relatively easy to 
organize and achieve results in. The worst build­
ings are most likely to be harder to organize and 
solve problems but solving such problems has the 
greatest impact on living conditions for tenants 
and conditions in the general community. An abil­
ity to deploy staff resources in either time or 
skill units needed would be useful.

5. Strategies to deal with buildings which have such 
serious problems that an organizational approach 
alone cannot be expected to achieve the needed 
results should be developed.

7. The emphasis from a stabilization standpoint has 
been on keeping white tenants in buildings. It 
would appear that equal emphasis on attraction of 
tenants should be given and probably some
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screening of all tenants black and white should be 
done. A number of tenant groups in the area have 
undertaken this on at least an informal basis.

8 . As part of this project a means of simpler and 
clearer recording has been developed that helps 
to identify most of the important information needed 
to identify major problems, potential problems 
and continue ongoing work with the tenant group. 
Economic data, for example, emerged as an area 
that should be known because it can give a sense 
of what a landlord's options might be. Clearly 
this recording should be used on an ongoing basis 
and modified as additional data becomes available 
(see No. 5 above).

General Practice Principles 
The organizer should avoid the too simple analysis 

of the evil 'slumlord' being the simple cause of problem 
buildings. While it can be seen that greedy, inept or un­
caring landlords certainly exist, other problems exist also. 
These include economic factors which the organizer should be 
aware of. Guidelines regarding income and expenses should be 
developed and made available to workers as an aid to judge 
soundest strategies for a particular building.

A second reality factor that needs to be kept in 
mind is the role of the superintendent in an apartment build­
ing. Whether superintendents perform their job well or not 
has great effect on the status of the building. The super
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may have to be another factor to be included in negotiations 
with landlords.

It may be useful to think about ways a group like a 
neighborhood association might be able to deal with the prob­
lems of superintendent services. Training programs for supers 
might be one suggestion. Another might be to develop arrange­
ments where tenants and/or landlords could be assured of de­
pendable service through an organization whose purpose was to 
contract for provision of superintendent services.

The negotiating style employed by this project maxi­
mizes possibilities of landlord cooperation. Tenant demands 
are portrayed as reasonable and are presented in a way that 
minimizes confrontation with landlords. The fact that ten­
ants are concerned and responsible probably aids landlords 
to see tat their self interest lies in maintaining the build­
ing. Otherwise perhaps only tenants who don't care will be 
attracted.

The association also tries to make clear the assis­
tance that it makes available to establish contacts with 
sources of help to landlords, e.g., mortgage help.

Tenants are also encouraged to take responsibility 
for encouragement of tenants to e.g., place trash in the 
proper place and similar such that both aid the landlord and 
aid viability of the building for all tenants.

The use of community organization or more precisely 
locality development seems quite relevant for urban neigh­
borhoods facing transition.
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While many problems a neighborhood faces may not be 
amenable to local neighborhood efforts, many problems or ef­
fects of problems can be dealt with by local neighborhood 
resources. As was seen, rapid racial change may be a problem 
that is not likely to have neighborhood solutions if rapid 
change is going on outside the neighborhood. Many of the 
effects may^ however be able to be dealt with on a neighbor­
hood basis.

I believe that the project has demonstrated that the 
capacity of local neighborhoods to deal with problems can be 
enhanced through development of local democratic mechanisms 
designed to deal with problems. The effectiveness of these 
mechanisms can be improved through the addition of fairly 
limited staff capability. Such staff capability can enable 
more local residents to become involved and have a role in 
their neighborhood in ways that strengthen the neighborhood's 
capability and its residents to solve their own organization 
differs from other forms of work that put more emphasis on 
social action or social planning. Keeping in mind that the 
overall emphasis should be on community development would 
seem important for maximum success. Similarly, practitioners 
that keep in mind that coordination and negotiation are 
strategies to be emphasized and that confrontation is to be 
employed only as a means of last resort would be most likely 
to be effective in neighborhood development.

Some of the key principles that seem important in 
this type of work are:
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- Assure broad consensus on goals within the 
neighborhood.

- Appeal to enlightened self interest and task 
orientation rather than ideology.

- Emphasize community problem solving ahead of 
organizational power.

- Be willing to make alliances with groups that 
have power, resources and influence.
(See Chapter V for further elaboration.)

It is true that involvement can create a sense of com­
munity, and that this sense of community can create loyalty 
which would aid stability. This does not happen automati­
cally or without fail, however. This process is easiest where 
community is "consciously sought after" to use Hunter's 
phrase (see page 77). Within multiple dwellings of the type 
involved in this project it may be very hard to develop a 
sense of community among residents. For many new apartment 
dwellers a particular building may seem as another place to 
leave if conditions get too bad. For many of the older resi­
dents their loyalty has been undermined by deterioration of 
their building from what they remember as a prestige building 
to, at best, an ordinary building largely occupied by people 
of different backgrounds than their own— usually younger and 
with somewhat different values and outlook in life. It is 
difficult to develop loyalty in such situations.

The black and white residents often live only with 
demographic integregation— physically. They are together 
but there is no real interaction. One would hope for at
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least what Molotch calls "biracial interaction" around 
common issues (see page 58).

By emphasizing common problems the chance for exer­
cise of the voice option rather than the exit option will be 
enhanced (see pages 48-50).

What is clear is that physical factors are only one 
factor determining tenant perception. A variety of tangi­
ble and intangible factors help to determine how a tenant 
will view his situation and ultimately whether he sees his 
situation as viable or one where he should leave.

One of the most important of these non-physical fac­
tors is other tenants. This was frequently raised as a con­
cern by tenants in interviews. This should be kept in mind 
in negotiations with landlords. Tenants should insist on a 
voice in determining non discriminatory selection criteria.
Who a landlord moves into a building may be as important
as how he physically maintains a building. There is also a 
need for orientation of new tenants and this orientation 
should include what the building norms are.

While the project did not achieve all that it set out 
to do particularly in the area of racial stability it achieved 
a number of useful things. It had strong positive impact on 
physical conditions in buildings and people got more involved 
in solving community problems.

Equally important the project has shown that signi­
ficant impact on a number of problems can be made at a 
neighborhood level. It has also shown/ I believe, that local
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neighborhood associations, while rather non traditional from 
a social work standpoint.can be effective instruments for 
program operation.

I hope that projects dealing with a variety of neigh­
borhood problems will be attempted by other neighborhood 
groups and that their results can be shared in ways that advance 
knowledge and improve effectiveness.
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Footnotes for Chapter VIII

1. Abraham C. Burstein, New York Community Corporation
Areas (New York: Human Resources Administration, 1972).
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PROSPECT LEFFERTS GARDENS
NEIGHBORHOOD ASSOCIATION, INC.

Planner and Record of Activity

Staff Person Date

# TO be done today 
(# each item)

Appointments, meetings 
Scheduled events— with 
whan, # of people

Services Performed 
& Caranents, (In­
clude correspondence, 
Telephone calls*, 
expenses.

$

9
10
11
12
1
2
3
4
5
6
7
8
9

Other comments: other significant events, more details, re­
sults of others' work, follow-up needed.

* Include titles and purposes



248

MONTHLY SUMMARY OF ACTIVITY

DAY OF 
MCNTH

TELEPHONE
CALLS

MEETINGS 
Number Attendance

INTERVIEWS CORRESPON­
DENCE

ten. other ten.other ten. other ten. other ten. other
1 .
2 .
3.
4.
5.
6 .
7.
8 .
9.
LO.
LI.
L2.
L3.
L4.
L5.
L6 .
L7.
L8 .
L9.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
TOTALS
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Ini

tia
l 

Dat
a 

. 
| SUMMARY OF BUILDING DATA

1. Address: Yr.
Times Ora./Reora.

2. Size: #Units: Small(1-3) Med(9-16) Large 17+

3. Initial Problems —  Details: Assessment: Canplaints 
Physical Condition 
1-4 5-10 

11+

Landlords' Attitude: 
Plans:

Leadership
Good / / Fair/~7 Poor / /

4. Tenant characteristics 
%white Above Ave. Incocs
Rents__ Above Below Ave.
%children: 2 or less Citizen

i Ability to Leave 
Average Index
% Black 
% Other

5. Type of Worker MSW Student Volunter 
Name:

Int
er
ve
nt
io
n 

|

6. Work: Amount of Effort by Worker Limited 1-3 contacts__
moderate 4-6
High 7+ ' __

7a. Amount Tenant Activity Limited 1-2 ___
Fair 3-4 ___
High 5+ ___

8. Involvement-Tenants Limited less than 40% ___
Moderate 40-60%
Good 60+ %

Steps: Corp. Forms (#__) lawyer letter landlord M t __
Court/HDA LL Agreement_
Rent Strike_Direct Action

Res
ult

s 
|

9. Results: Heeded follow-up Physical Gd Inprov.3+__
Some " (1-2)___
Same Cond. ___
Decline -1 ___

~Comm. Involve
More
Less
Same

Continuing
Organization
Good f j  Fair £ J  Poor £ J

Racial Change 
% Black % Other 
Are. Whites moving in?
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SUMMARY OF BUILDING DATA PG. 2 

Address

Owner Agent
Name
Address

Phone

Tenant Leaders
Title

Name

Apt.

Tel. #

Other Key Tenants
Name

Apt.

Tel. #

Activity;
Date Attendance Action Follow-up
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Summary of Building Data 
Apartment Information

Date Address

Apartment Tenant Ethnic Group Rent No. Ccanplaint

No.
D & 
Move 
In Name Phone b w s #$ room

Rent
Con­
trolled In Out
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PROSPECT LEFFSRTS GARDENS NEIGHBORHOOD ASSN. 
1950 BEDFORD AVENUE
BROOKLYN, N .Y . 11225 (212) 282-8499 I

INC.^faOfjSiNG
CHECK -
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COMPi-AlNT 

LIST

INSTRUCTIONS - Place an‘X"oa the.line in front of tho o ndifcion (and in the box if it applies) 
that eids'cs in your apartment or building, and fill in the name of the room 
or aroa where the condition exists. Use blank lines for items not on the list.

Omer, A^eat, 
or Lessee ___

( i v-r )
TENANT

STREET , 
SCRG ZONE

Present Rent is 5 per month
Number of rooms in apartment

STREET APT.
30R0 2C1(3
TEL. # (Rome) (Other)
Date Tenant moved into apt.

S S ! 0 E T ENANT ' S A-p ART VERT

I.“ 2. 
“ 3. 
" 4. 
"5.  
'  5E 
~ 7. “ o “ a
XII.

BACK-UP in ______________
SiltS not sorking in jpi.
CEILING fell £Jfalling In
CEILING leaking In ________

bldg.
CEILINGS op WALLS crackod in 

• COLO 4ATER: none In apt.
OCGR broken or defective In _ _ _ _ _ _
□COS 13 API, OlTRANCE not self‘dosing, 
0033 FRAUES broken or sagging in 
XC3 LC'CK detective or oissing in _ _ _  
DRAIN obstructed in
ELECTRIC FIXTURES, OUTLETS, or SilTChES defective, not 
uorking, or sissing In _______________________

_I3E-

M.
J5.

io.
17E — 

'13.
19.
“20.
'21.~2 2.
“23.
“24,
~’5.
'26.
27.
“23.
“23.
“30,
“JIE-
“32.
“33E-
“3<.
“35.
“36.
“37.

£79js 6,61 *

ELECTRIC HIRING esposed or defective in apt. bldq.
______________ rooa.
EIECTRICiTT/lIGHTS: none in apt. /*7bldg.
FAUCETS defective or eissing in ______________
FL3C3 sagging, earped, or rotted 'n ____________
FlUbiiOUuTER defective.
FUVES/SUGICE entering apt. froe
GAS: none in  apt. /*76l<fg.
HOLE in #ALL, CEILING, or FLOOR In _______________
HOT VaTER: inadaguate  none In apt. £Ji>log.
PAINTING needed in apt. or rooa.
RASTER ^bulging uneven in
PLUU3ING LcAX In__________  /~7flooding
RADIATORS or SIEAV PIPES defective or leaking in _____
RATS in apt,
REFRIGERATOR broken or defective. diabetic tenant
STOVE brokon or defective. [J < )»  saelI
TILES OH BATHRCDlf FLOOR broken or >is:ing.
TILES ON I  ALL broken or aUsing in _____________
TOILET obstructed.
VSTVIN (ROACHES or VICE) In apt, bldg.
fATER: none in apt. b/dg.
IATER PRESSURE Inadequate in bathra ki tchen 
IINOOV too loose or stuck In
IfNGOV fRAVE or SASH brokon or defective in 
IINOOl GLASS ^broken out cracked In __

eissing in

f~Tlignts /‘“/’flooding

^o ff hinges

ja. ___________  ____________
_39. GAR3AGS not collected by superintendent.
_<Q. HEAT:  Inadequate _______Nonej  i. -____________ ~ __________

0 U T S I 0 •£ OF 3 U I L 0 I N G

_50. CARE'AGE/RUSGISH ACCITOLATION in _________ __
_5I. HOLE in roof. f~7leTkinq
_52. LIGHTS out, inadequate, or defective in court, yard, 

or front of bldg.
_53. REAR VASO dirty or Mtterod.
_S4. VACANT EUILDIHG not boarded up at: ____________
"Si SIDEWALKS are broken or cracked.
_56,

IN P U 3 L I C A ~R E A S OF 3 U I L G I H S

50. 
“6 IE* 
"62. 
~63._64*.
_65“
“6oE‘
"57.
"63."63."OE-
"71.
"72.
"73.
"74.
"75.
"76.
"77.
"73.
"?S.
"80.

SELLS or RETURN BU22ER out of order, 
tOilER broken or defective. CJgot saelI
COOK to bldg. entrance or vestibule broken£yoff hinges 
DOOR LCCX to bldg. entrance aissing'or defective. 
ELEVATOR defective.
ELEVATOR INSPECT ION CARD nissing,
FIRE EXAPE rusty, broken, defective, or nissing.
GAR5A0E/RUEUISH ACCUU'JLAT ION in________________
LEAK puol ic hal I s basest froa £Jf loooing
LIGHTING inadequate or defective on floor
LIGHTS IN PUBLIC HALLS out.
LIGHTS IN BASEVENI out, inadequate, or defective. 
VAIL33X broken or nissing,
PUBLIC HALLS dirty or paint peeling.
RENT RECEIPT; none given no NTC addreai for Ll. 
STEPS broken or loose (»here?l*~ floor
.'UPERIMEnDENT: none for bldg. ^collapsing
UNDO* GLASS /̂broken out cracked an/cetiean flop

FLOOR NUMBER SIGNS aro not posted. 
BUILDING INSPECTION CARD is not posted 

in tha building’s hallway.

Tena.v>t*5 Si jna.t\o-e APT #
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Health Areas 
Used for Comparisons

Prospect Lefferts Gardens
54 - Most of this health area is in PLG 
48 - Partly in PLG but also North and East
53.20 - About 1/3 in PLG; remainder to the South of PLG.

East Flatbush
55.20

Flatbush
72.10
These health areas are shown on the map that follows.
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Census Tracts
Used for Comparisons

Prospect Lefferts Gardens
327, 329 (1/2), 796 (1/2), 798,800, 802, 
804, 820 (20%), 822 (20%)

North of Prospect Lefferts Gardens
213, 319, 321, 323, 325, 329 (1/2)

East of Prospect Lefferts Gardens 
806, 810, 812

South of Prospect Lefferts Gardens 
508, 796, 818, 820, 822

East Flatbush
792, 794, 814, 816, 824, 826, 850, 854, 
856, 85.8, 860, 870, 872, 874.01, 876

Flatbush
506, 510, 512, 514, 516, 518, 520, 522, 
524, 526

These tracts are shown on the map that follows.
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FACTS ABOUT THE PROSPECT LEFFERTS GARDENS AREA

AREA: PLG encompasses that area of Brooklyn between Empire
and Clarkson Avenues and between New York Avenue and Prospect
Park. This area contains forty-six city blocks. The area 
lies between Crown Heights (north), Flatbush (south), East 
Flatbush (east) and Prospect Park (west). It is located in 
the geographic heart of Brooklyn.
POPULATION: Approximately 36,500 people live in the area.
About 60% of the people are black and 40% are white and others 
based on current estimate.
In 1970 about 40% of the population was black. A significant 
portion of the black population is West Indian or Haitian.
About 25% of the community was under 19 and 15% over 65.
About 5% of the population receive public assistance, and about 
1 0 % of the population is below the poverty level.
Based on the 1970 census, of those employed, 41% were in 
clerical or sales positions, 38% in service, transportation, 
crafts or household work and 2 1 % management, technical or 
professional positions. The median income $10,800.
At the last census, 5% of the people were unemployed but this
has no doubt increased considerably.
HOUSING: The area contains a wide variety of housing including
masonry (brownstone), frame and apartment houses. About eight 
blocks are contained in Lefferts Manor, a residential area 
limited by covenant to single family use. This area was sub­
divided in 1897 by the Lefferts family. The Manor had added 
to the stability of the surrounding areas. Most families rent 
their apartments but a substantial proportion (1,800 families) 
own their own homes. Rents averaged $95.50 per apartment in 
1970 which would be higher today, particularly for new renters. 
Still rents and house prices are at a level where a wide range 
population can afford them. Overcrowding is essentially not a 
problem.
COMMERCE: Principal shopping streets are Flatbush and Nostrand,
with Rogers Avenue being a rather marginal commercial street.
HISTORY: The area was farmland between Brooklyn and the
Village of Flatbush until the turn of the century. Most of 
the small houses were developed between 1897 and 1920, and 
apartment development took place somewhat later. The area has 
had a long history of being a good residential neighborhood. 
Despite block busting efforts in the early 1960s and resulting 
social change, the area has remained sound, particularly in the
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owner-occupied buildings. Blight has cropped up in a number 
of the multiple dwellings. This blight is particularly evi­
dent in small buildings that are less likely to have sound 
management.
The Prospect Lefferts Gardens Neighborhood Association was 
formed in 1968 and has non-profit, federal tax exempt status. 
The association was formed by local leaders from major churches 
and a broad cross section of residents.
The association has always promoted the area as an integrated 
one and was successful in stemming the effects of block 
busters. By sponsoring house tours and other programs for 
the area, many new residents have been attracted to the area.
By publishing a newspaper and by sponsoring other events, the 
positive aspects of the community were promoted among resi­
dents .
In the fall of 1974, major fund rasiing and development efforts 
enabled the association to hire a full-time professionally 
trained community organizer whose central focus has been on 
developing tenant associations to combat deterioration in 
multiple dwellings.
TRANSPORTATION: The area is served by the BMT/IND and the IRT,
both of which have two stations in the area. Bus lines serve 
the area along all north south areas and East and West along 
Empire and Parkside-Clarkson. Several other lines terminate 
near subway stations at the north west and south west of the 
area.
CULTURAL INSTITUTIONS: The area is contiguous to Prospect
Park and the Botanical Gardens. It is within walking distance 
of Brooklyn Museum and Brooklyn Public Library. A branch 
library is within the area. The Kings County/Downstate medi­
cal complex is continguous to the area. A group of the Health 
Insurance Plan is within the area as are other physicians and
dentists. Two grade schools and one junior high are physi­
cally located in the area. Five major churches and one temple 
are located in the area. Three city funded day care centers
are located in the area.
Prepared in 1974.
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INTRODUCTION

This booklet is intended to give you an idea of your rights 
as a tenant. It is not a complete list of your rights, but 
it does cover most of the important ones.

Having rights is one thing, however, enforcing them is some­
thing else again. Although New York State and New York City 
laws guarantee a safe, well-maintained, well-heated apartment, 
the reality is often quite different. It is not our purpose 
to discuss why this is so. It is our purpose to explain what 
you can do to prevent or change unfair and unlawful living 
conditions.

We have all heard of the phrase "in unity there is strength".
We all know how important united action in unions has been 
for the average working person. The same is true for tenants.
The individual tenant is often powerless when the landlord 
fails to provide proper services. The traditional remedies - 
complaints to city agencies and the courts - are frequently 
not as helpful as expected, as most tenants find out soon enough. 
A landlord is simply too powerful for a single tenant.

But this situation can change when tenants work together. For 
example, a building PLGNA organized was on a rent strike when 
three tenants were served with dispossess notices. Thirty of 
their neighbors accompanied them to court. When the landlord 
saw all the tenants, he practically leaped out of his seat in 
court, ran outside and called a lawyer. He didn't expect ten­
ants to stick together. He was intimidated.
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This booklet will tell you how to organize a tenant asso­
ciation in your building in order to protect your rights.
Better yet, call PLGNA or the Neighborhood Stabilization 
Office. We'll stay with you while you take action to 
improve your building and make it a better place to live.

PROSPECT LEFFERTS GARDENS 
NEIGHBORHOOD ASSOCIATION 

1950 BEDFORD AVENUE 
BROOKLYN, N. Y. 11225
282-8499

NEIGHBORHOOD STABILIZATION 
PROGRAM 

2211 CHURCH AVENUE 
BROOKLYN, N.Y. 11226
469-9495

When your building improves, the*whole neighborhood bene­
fits. And that's what we're here for. That's what this 
booklet is all about.

M-tfee Lehman
Paata U6t&A.bKZnk

New VoAk CJty, Juty 1976

-  2 -
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PART Is TENANT RIGHTS

SOME RESPONSIBILITIES OF THE LANDLORD

BUILDING NUMBER 
IS TO BE POSTED 
AND NAME OF OWNER 
REGISTERED

Owners of multiple dwellings must 
file a registration statement with 
the Registration Division of the 
N.Y.C. Department of Rent and Housing 
Maintenance. This must identify the 
owner by name and address of a manag­
ing agent who resides or works regu­
larly in the city and who is authorized 
to make emergency repairs; and list 
a phone number (not available to the 
public) within 50 miles of the city 
where the owner can be reached at all 
times.

CLEANING The landlord must keep every part of 
the building (except the tenants' 
apartments) and every part of the build­
ing's lot clean and free of vermin.
This means no trash, rubbish or garbage 
in the halls, stairs, cellar, roof, 
stoop, etc. Sidewalks must be kept 
free of dirt, litter, ice and snow.

- .3 -
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EXTERMINATING

GARBAGE AND TRASH 
DISPOSAL

HEAT

JANITOR

The landlord must provide extermin­
ating service as often as necessary 
to keep the building free from rats, 
mice and infestation of roaches or 
other insects.

The landlord must arrange for daily 
garbage disposal by incinerator or 
by providing enough covered garbage 
cans in the building.

Landlord must provide heat from October
1st to May 31st. The indoor temperature

omust be at least 55 between 10 p.m. and 
6 a.m. whenever the outside temperature 
is below 40°, and at least 68° between 
6 a.m. and 10 p.m. whenever the outside 
temperature is below 55°.

In a multiple dwelling with 9 or more 
apartments, janitorial service must be 
provided by a janitor who lives in 
the building or within a one block 
radius, or by a 24 hour janitorial 
service. If the janitor doesn't live 
in the building, an easily readable 
sign must be posted where all tenants 
can see it which lists the janitor's 
name, address and phone number. Where

- 4 -
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MAINTENANCE
REPAIR

PAINTING

two or three buildings are connected, 
the same janitor can service them if 
the total number of dwelling units 
serviced is 65 or less.

AND The owner must keep the entire build­
ing, both inside and outside, in good 
repair. This includes tenants' apart­
ment walls, ceilings, floors, windows, 
etc. Plumbing, drainage and sewage 
systems must be kept in good working 
order with no leaks, stoppages in 
toilets, sinks, etc. Appliances 
installed by the landlord, such as 
stoves, refrigerators and doorbells, 
must be kept in good repair.

Re-painting walls and ceilings of 
public areas and rented rooms in one 
and two family dwellings must be done 
by the owner often enough to keep them 
sanitary. Apartments in buildings 
having 3 or more apartments must be 
painted at least every three years. If 
the tenant has "signed away" these 
rights, recourse through the Housing 
Court is still available.

- .5 -



RENT CONTROL AND RENT STABILIZATION 271

WHICH TENANTS COME UNDER RENT CONTROL?

In order to come under rent control, a tenant must meet 
two conditions:

1. Tenant must be living in a building built 
before February, 1947.

2. Tenant must have moved into current apartment 
before June 30, 1971.

WHICH TENANTS COME UNDER RENT STABILIZATION?

Tenants living in buildings built between February 1, 1947 
and January 1, 1974 come under rent stabilization regula­
tions, as do tenants in tax abated buildings constructed 
after January 1, 1974. Tenants in buildings built before 
February 1, 1947 who moved in after June 30, 1971 are also 
covered by rent stabilization.

WHEN CAN THE RENT GO UP FOR A'RENT CONTROLLED TENANT?

There are three times when the rent can be raised for a 
rent controlled tenant:

1. There cam be up to a 7%% increase each year provided
the building is maintained properly (more about this
later).

2. There can be an increase when the lamdlord
maikes a building-wide improvement like putting

- 6 -
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in a new intercom or boiler, or when a 
new appliance is installed in your apart­
ment. NOTE: Such increases are only
for new improvements, not for repairing 
old things that have broken.

3. There can be hardship increase granted if 
the landlord can prove that the building's 
profit is below the level established by 
rent control guidelines.

NOTE: Before you pay any.rent increase, you must
receive proper notice from the District Rent 
Office. Pay nothing extra until you do.

WHAT DOES THE LANDLORD HAVE TO DO TO QUALIFY FOR THE
ANNUAL 7̂ 5% INCREASE?

The landlord must do three things:
1. Remove all rent-impairing violations from the 

building
2. Remove 80% of all other violations
3. Certify that all essential services (heat, 

front door security, etc.) are being maintained)

WHAT IF THE LANDLORD DOESN'T MEET THESE REQUIREMENTS?

It is up to the tenant to protest by filing form A-94 
with the District Rent Office.

- 7 -
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ARE THERE ANY OTHER LIMITATIONS ON HOW HIGH A
RENT CONTROLLED RENT CAN GO?

Yes. Each apartment contains a ceiling rent level 
that is called the Maximum Base Rent (MBR). Your 
rent can not go above this figure. In January 1976, 
the Maximum Base Rent for all rent-controlled units 
was raised 22% by order of the Commissioner of the 
Department of Rent and Housing Maintenance. However, 
tenants pay no more than a 73* % increase per year 
until the 22% increase in the MBR is reached.

WHEN CAN RENT BE INCREASED IN A STABILIZED APARTMENT?

Rent can go up at three times:
1. An increase is allowed when the tenant signs 

a renewal lease; the amount of the increase 
depends on the length of that lease. For 
example, the following rates are in effect 
for leases signed after June 30, 1976:

1 year renewal lease, a 6*s% increase
2 year renewal lease, a 8% increase
3 year renewal lease, a 11% increase

NOTE: The length of the renewal lease is entirely
up to the tenant. A landlord must offer a 
tenant the lease the tenant wants. For new 
tenants the length of the lease is entirely 
up to the landlord.
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2. A rent increase is allowed when the landlord
makes a building-wide improvement, but only
if there is a clause in your lease which
specifically says the landlord is entitled
to such an increase. If not, the landlord
must wait to increase your rent until your

*current lease expires and you are going to 
sign a renewal.

3. There can be a hardship Increase granted if 
the landlord can prove that the building's 
profit is below the level established by rent 
stabilization guidelines.

IS THERE A LIMIT ON THE RENT A LANDLORD CAN CHARGE 
A NEW TENANT?

Yes. The rent for a new tenant depends on whether the 
tenant who just moved out of the apartment was under 
rent stabilization or rent control.

1. If the last tenant was under rent stabilization, 
there is an allowable increase over what was 
paid by the last tenant that depends on the 
length of your lease.

1 year lease, a 119]% increase
2 year lease, a 13% increase
3 year lease, a 15% increase
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To find out what the last tenant was paying, ask the 
landlord to show you the lease. The landlord is 
required by law to show it to you and you may appeal 
to the Conciliation and Appeals Board if this is not 
done.

2. If the last tenant was under rent control, the 
landlord may charge a "fair market rent". This 
may not be more than the rent in similar apart­
ments in the neighborhood. If you think the 
rent is too high, you may appeal to the Concili­
ation and Appeals Board.

IS THERE A CEILING ON STABILIZED RENTS?

No.

MUST THE LANDLORD MAINTAIN ESSENTIAL SERVICES?

Yes. This is true for both stabilized and controlled 
apartments.

WHAT ARE ESSENTIAL SERVICES?

In controlled apartments, they are the services that were 
provided by the landlord on April 30, 1962. In stabilized 
apartments, they are the services that were provided on 
May 31, 1968. This means that any service provided on 
that date must be maintained by the landlord. For example, 
if your building had a doorman, or if your building had a
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working intercom system on the above date, then 
these services must be maintained. If any service 
has been taken away, you should appeal IMMEDIATELY 
to the District Rent Office or the Conciliation 
and Appeals Board. Any delay might weaken your 
argument.

WHAT CAN A TENANT DO IF ESSENTIAL SERVICES ARE NOT BEING
MAINTAINED OR THE LANDLORD IS SEEKING TO CHARGE AN ILLEGAL
AMOUNT OF RENT?

Protest. Rent Controlled tenants can protest to the 
District Rent Office. In Brooklyn, it is located at 
625 Fulton Street, 643-7570. Rent Stabilized tenants 
can protest to the Conciliation and Appeals Board 
which is located at 666 Fifth Avenue in Manhattan, 
265-5105.
Organize. Form a tenants association. That is really 
the most effective thing to do if you want to protect any 
of your rights.

OTHER RIGHTS

1. You have the right to a safe, well-repaired, livable 
apartment - The Implied Warranty of Habitability.

2. You have the right to complain to your landlord and 
superintendent.
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3. You have the right to organize and hold meetings in

your lobby.
4. All stabilized tenants have the right to a lease.
5. A landlord may charge no more than one month's security

deposit for tenants who moved in after May 31, 1968.
6. You are entitled to interest on your security deposit 

paid to you either annually or when you move out.
7. You are entitled to go on a rent strike (see page 22).
8. If any of your rights are violated you have the right

to complain to the:
District Rent Office .Conciliations & Appeals Board
625 Fulton Street OR 666 Fifth Avenue
New York, N.Y. New York, N.Y. tel. 265-5105

For those living north of Winthrop Street, the Crown 
Heights Neighborhood Preservation Program Office at 
823 Eastern Parkway, tel. 756-9443 can also be contacted.

9. You have the right to complain to your elected officials.
Congresswoman Elizabeth Holtzman 
1452 Flatbush Avenue 
Brooklyn, N.Y. 11210
State Senator Jeremiah Bloom 
110 East 42nd Street 
New York, N.Y. 10017
Assemblyman George Cincotta 
96 Maple Street 
Brooklyn, N.Y. 11225
Councilman Theodore Silverman 
City Hall
New York, N.Y. 10007

If you are unsure about whom your elected officials are, 
contact the League of Women Voters at 677-5050.

Assemblyman Mel Miller 
1702 Church Avenue 
Brooklyn, N.Y. 11226
Councilman Leo Katz 
City Hall
New York, N.Y. 10007
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COMMON BUILDING VIOLATIONS DANGEROUS 

TO LIFE, HEALTH & SAFETY

The following building violations are examples of conditions 
which might prove dangerous to the life, health or safety of 
you or your family. These violations do not have to be "on 
record" to be used in court as a defense for non-payment of 
rent. It is important, however, to make official complaints 
for two basic reasons:

1. There is a possibility that something might be accom­
plished by registering a complaint. For example, a 
landlord response or an -inspection by the City within 
1-3 months.

2. It puts you on record as having taken some initial 
action. You have contacted the City and/or the land­
lord. Therefore, you will have a record of your com­
plaint which can serve as justification for further 
action.

If any of the following violations are present in your apartment
or building, you as an individual cam make an official complaint
by writing a letter which specifically describes each violation.
For example, your complaint must indicate the location of the
violation, such as "broken window frame in bedroom". Keep in
mind that complaints will be much more effective if they come
from a Tenant Association representing many people.

Write to: Chief Inspector
Code Enforcement Office 
Central Complaint Bureau 
215 West 125th Street 
New York, NY 10027
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COMMON BUILDING VIOLATIONS 

BROKEN ROOF DOOR
RATS, ROACHES or Other- VERMIN INFESTATION *
DEFECTIVE PLUMBING *
FALLING OR PEELING PLASTER 
LEAKS IN CEILING 
BROKEN ROOF *
UNLOCKED FRONT DOOR
LACK OF HEAT AND/OR HOT'AND COLD WATER *
DEFECTIVE OR EXPOSED ELECTRICAL OUTLETS 
LEAK IN GAS APPLIANCES *
LACK OF JANITORIAL SERVICES *
ACCUMULATION OF GARBAGE IN CELLAR OR YARD AREA - 

NOT ENOUGH GARBAGE CANS
DEFECTIVE FIRE ESCAPE *
INADEQUATE LIGTHING IN PUBLIC AREAS OF THE BUILDING * 
STRUCTURAL DEFECTS *
ENCUMBRANCES (OBJECTS) IN PUBLIC AREAS *
BROKEN WINDOWS
LACK OF POSTED IDENTIFYING FLOOR SIGNS 
LACK OF STREET NUMBER ON FRONT OF BUILDING 
BROKEN MAILBOXES 
BROKEN OR CRACKED SIDEWALK

* These are considered to be rent-imparing violations by 
the Office of Code Enforcement. If they are not corrected 
within 6 months the tenant can institute an action in 
Housing Court which may result in rent abatement.
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PART II: . . . A N D  HOW TO PROTBCT THEN

WHAT IS A TENANT ASSOCIATION

when there are problems in your building or apartment you 
may sometimes feel that you are the only tenant complaining 
to the landlord or super, and that your complaints are 
getting you nowhere fast. That may very well be the case*

You can be sure, however, that if you have complaints- other
tenants in your building are unhappy also* By getting ten­
ants together to talk about problems in your building and 
to decide on a common strategy for solving them, you will 
have a better chance of getting some action from the land­
lord. In numbers there is strength - by joining together

e

with other tenants in your building to work on a common 
problem, you will not be a lone voice in fighting for your
rights as a tenant.

When tenants join together ‘to make their building a better 
place to live, they are forming a Tenant Association* A 
Tenant Association can be as formal or informal as tenants 
may want it. The following are guidelines which may be 
helpful in starting your Tenant Association.

INVOLVE ALL TENANTS IN YOUR BUILDING
You may want to call a first meeting for all tenants 
in the building lobby. Pass out flyers to announce
the meeting.

DECIDE ON GOALS
What exactly does the Association want to accomplish.
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DECIDE ON STRATEGIES FOR ACCOMPLISHING GOALS
What are the steps involved in meeting your goals.
(see page 17)

CHOOSE A STEERING COMMITTEE
The Steering Committee can be three or four tenants 
who are responsible for keeping things moving in the 
Association.
Some specific responsibilities might be:

- putting out a Newsletter to keep tenants 
informed of what is happening within the 
building

- setting tenant demands
- negotiating these demands with the landlord
- planning to meet other needs of the building, 

such as a building party or a clean-up of 
the yard

A Tenant Association usually holds general meetings only 
when it is necessary. However, the Steering Committee 
should meet regularly to keep the work of the Association 
moving forward. Dues can be collected from each apartment 
so that the Tenant Association can pay for postage, station­
ery, or other activities the Association may want to sponsor.

A Tenant Association is only as strong as its members. That 
means working together and staying together, no matter what 
roadblocks the landlord may set up to try to divide you as 
tenants. Tenants in a building may not love one another - 
but the,secret of a Tenant Association's strength is that 
tenants unite and FIGHT TOGETHER toward common goals. The 
fight for tenants rights takes energy and hard work, but the 
rewards can be great.
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There are several strategies that a Tenant Association can 
follow to try and force the landlord to make repairs. The 
strategy that is best depends on the seriousness of the 
problems in the building, the landlord's past performance, 
the interest of the tenants, and strategies that have been 
previously used in the building. In general, however, it 
is often wise to begin by negotiating with the landlord and 
arranging for an inspection of the building.

A commonly used strategy follows- these s.teps:

Step 1. Tenants fill out complaint forms and bring them to
PLGNA or the Neighborhood Stabilization Office.

Step 2. Three copies of the complaint forms are made -
one is sent to the landlord along with a letter 
requesting a meeting; another is sent to HDA ask­
ing for an inspection; and the third should be

i
kept by the Tenant Association.

Step 3. Tenants and organizer from PLGNA or the Neighborhood 
Stabilization Program will meet with the landlord 
and try to work out a timetable for repairs. Another 
meeting is set to see if the landlord lives up to 
the agreements made.

Step 4. Meanwhile, HDA will notify the organizer when an
inspection is scheduled. This can take from 3 weeks 
to 2 months. The organizer then notifies the tenants
so they will be at home for the inspection.
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Step 5. After the inspection, HDA can call in the landlord
for a meeting concerning any violations found. They 
can ask the landlord to sign a CONTRACT stating that 
all violations will be repaired. If the landlord 
doesn't cooperate, HDA can take the landlord to 
Housing Court.

There are a number of other strategies which may be useful 
when employed by themselves or in conjunction with other 
efforts.

1. Often correspondence from a lawyer is helpful in 
bringing a reluctant landlord to the bargaining 
table - both PLGNA and Neighborhood Stabilization 
can tell you about available lawyers.

2. Petitions from tenants can be useful in letting 
the landlord know about problems in the building.
One instance when the landlord is legally obligated 
to act on a petition is when 51% of the tenants in 
the building sign a petition calling for the instal­
lation of an intercom system.

3. Publicity through picketing, demonstrating, etc., 
can be an effective means of embarassing and 
pressuring the landlord.

4. . Encouraging prospective tenants not to move in to 
. the building by telling them about poor building
conditions can hurt the landlord economically.
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5. Tenants can make their own repairs and then 
deduct the cost from their rent. This technique 
must be used very cautiously because there is
no law which specifically says a tenant can do 
this. It should only be used in the most serious 
of cases after proper notice has been sent to the 
landlord.

6. Tenants can take the landlord directly to Housing 
Court and ask the court to order repairs.

7. One third or more of the tenants residing in a
multiple dwelling where there are hazardous
conditions can take the landlord to court and ask
that an administrator be appointed to run the

%

building. This proceeding is called an Article 7A.
8. The Rent Strike - see following page.

NOTE: In numbers 6, 7 and 8 above/ a lawyer should
be involved since it is to the advantage of 
a Tenant Association to have legal represen­
tation in court.
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: HOW TO RUN A RENT STRIKE

The rent strike is the most powerful weapon that a Tenant 
Association can use. This is because in a rent strike the 
Tenant Association controls the rent money that the landlord 
wants, and, as we all know, money is power. That power can 
work in favor of the Tenant Association if the rent strike 
is handled correctly.

Individual tenants must not hold rents themselves. All rents 
must be paid to the Tenant Association which holds all of 
the rent money. Anyone who does not pay their rent to the 
Tenant Association is not on the rent strike.

There are three reasons to pay the rent to the Association:

1. It forces the landlord to deal with the entire 
Tenant Association rather than individuals in 
order to get the rent money.

2. If the Tenant Association decides to make the repairs 
itself, the money is available to pay a contractor.

3. Should the landlord issue dispossess notices and
the court rules that a tenant must pay the back rent, 
the money is available. In that way, each tenant on 
the rent strike should be protected agaiinst eviction.

When you decide to go on rent strike, all the money must go to 
the Tenant Association, otherwise you lose your power and your
chance to get things done. /

/
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FOLLOW THESE STEPS ON A RENT STRIKE;

The Tenant Association should rent a strong box in a local 
bank in which all rents are deposited. One tenant is chosen 
to receive the rent and deposit it; this tenant should also 
have a notebook to keep records of rent payments and a 
receipt book to give receipts.

To cover the cost of the strongbox, notebook and receipt 
books, dues must be collected. The cost will be about $15., 
although a little more should be kept on hand for other 
needs. Tenants pay their rents-with a bank money order, 
a bank check, or a certified check that is made out to 
themselves. This is done for two reasons:

1. Bank money orders, bank checks or certified checks 
guarantee that the money is there. (Personal 
checks can bounce.)

2. When you make them out to yourselves, you guarantee 
that no one else can take off with your money.

The landlord will, in all likelihood, eventually send out 
dispossess notices in order to get the money that the tenants 
now control. Whoever receives a dispossess notice should 
immediately bring it to the tenant who has been selected to 
coordinate the dispossess proceeding. This tenant waits 3 days 
from "the date of service" to see if anybody else gets one, and 
then brings all the dispossess notices to the Tenant Association 
lawyer. If you are not represented by counsel, then all those 
who have received dispossess notices should go down together to
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the court clerk at 141 Livingston Street to get the same 
court date for everyone. Then the Tenant Association 
subpoenas all HDA records; this will cost $5.00. Tenants 
who report to the court clerk by themselves should ask for 
the same court date that the other rent strikers received.
There is strength in numbers. All tenants who can possibly 
go to court - GO - even those who don't get dispossess 
notices. Bring with you evidence of the building' condition:

1. previously recorded dates of no heat and hot water.
2. photographs indicating building violations.

r  . -3. records you have subpoenaed.

Negotiate with the landlord. If that doesn't work/ go to 
trial. If you lose, don't worry. Only those people who 
received dispossess notices have to pay; they should have 5 days 
to do so. Those tenants simply go the the Tenant Association 
and get their rent checks back and turn them over to the 
landlord. The other tenants are still on Rent Strike. If 
you STAY TOGETHER you can ACHIEVE RESULTS.

NOTE: This approach has been successfully used by Tenant
Associations even though it is not a statutory legal 
right. That is, it need not be automatically accepted 
by the courts if the landlord brings a dispossess 
proceeding for non-payment of rent. It has been 
used successfully without undesirable repercussions.
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A dispossess notice is the first step in a legal process for
t

a landlord to remove a tenant from an apartment. A tenant 
should receive a paper that is officially called Notice of 
Petition and Petition. This is commonly called a "Dispossess”. 
A dispossess is usually served on a tenant for non-payment of 
rent. The following outlines the usual disposses procedure, 
but of course, there is no absolute guarantee that each indi­
vidual judge will follow it.

ACTION TENANT

a. Landlord demands rent to - either pays rent or doesn't
be paid within 3 days pay rent.

b. Landlord serves
dispossess notice

- goes to clerk of Housing Court 
at 141 Livingston Street within 
5 days of "date of service" to 
get court date and answer the 
dispossess; for example, "There 
are violations in the apartment".

c. Court date arrives. - Landlord and tenant both appear.
d. Judge hears case - Tenant defends on grounds that 

violations exist, rent asked
is improper, etc

e. Court dismisses case - Tenant wins.
or

Judge orders rent paid 
within 5 days

- Tenant must pay rent; landlord 
must accept it or tenant may 
pay rent directly to court clerk.
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f. If rent is unpaid - sees lawyer immediately or pays 
rent.after 5 days, land­

lord may get 72-hour - landlord no longer has to 
accept it.Notice of Eviction

and serve it on 
tenant. 

g. Marshall comes Mon.- 
Fri., 9-3 p.m. to 
evict tenant.

NOTE; Sometimes unscrupulous landlords who have served a
dispossess on a tenant will tell the tenant that the
case will be dropped. The landlord then goes on with
the case while the tenant is absent and unable to
present a defense. To prevent this, go to court on
the appointed date or contact the court clerk at
643-3665 to make sure the case has been withdrawn.

»

Also, landlords will sometimes demand a "fee" from 
a tenant for court costs even though the tenant has 
paid the rent and neither the landlord nor the tenant 
has gone to court. This fee is ILLEGAL - it is better 
for the tenant to answer the dispossess and pay the rent 
to the court. Usually a judge will not charge court 
costs to a tenant if there are violations in the 
building or if the tenant did not have the money to 
pay the rent.
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A TENANT DIARY

A small group of'tenants meet in one of their apart­
ments on February 1. They are disgusted about conditions 
in the building they live in, 115 Winthrop Street, and the 
way the landlord has been treating them. "He never returns 
my calls," says one.

"When I called to complain about no heat during 
December," adds another, "I got through to him Jilright. He 
said he was surprised to hear from me, that I was the-only 
one complaining."

"That's funny," a different tenant says "He told me 
that I was the only one."

The tenants form am acting steering committee, choose 
Ms. Dennison as acting chairwoman, and plan a building wide 
meeting for 8 p.m. in the lobby on the following Wednesday 
night. They make up flyers to amnounce the meeting amd 
distribute them under every apartment door.

At the scheduled time amd date, seven people are in 
the lobby. Since 80 families live in the building Ms. 
Dennison decides they'd better do something. She and several 
others knock on doors and encourage people to come. By 8:30, 
35 tenants are present and the meeting begins.

Although some people are reluctant to get involved, 
the majority agree to form an Association with Ms. Dennison 
as president and Ms. Kolter as secretary. Six other people 
(including three not at the first meeting) are chosen as 
floor captains. These eight form the steering committee.
One of the floor captains explains his feelings: "I figure
that unless we're ready to move again, the only alternative 
is to fight, and this is the best way to do it."

The Association decides to hold off on a rent strike 
until they've met first with the landlord. Floor captains 
are given complaint forms provided by a local community group 
and asked to have each of the tenants on their floors fill 
one out.

The Steering Committee sets its next meeting for 
February 24 at 8 p.m. All complaint forms are to be back 
by then. Ms. Kolter, as secretary, is to send out reminders 
of the meeting.
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Ms. Kolter forgets and only three tenants are present 
at 8 p.m. Some quick phone calls are made, and the meeting 
soon convenes with everyone present. 47 complaint forms have 
been filled out. A letter to the landlord, asking for a 
meeting, is drafted.

The secretary sends the letter and a copy of the complaint 
forms to Tessler Bay, the landlord. She also sends a copy to 
the Housing and Development Administration (HDA), seeking a 
city inspection.

Mr. Bay responds quickly, calling Ms. Dennison to set up 
a meeting. "I can only meet during the day," he says. She 
insists on an evening, then suggests a weekend when tenants 
would be home. They compromise on 6 p.m., Thurdsay, at her 
apartment. Mr. Bay adds that he is shocked by the complaints 
and wonders why no one brought them to his attention before.

Prior to the landlord meeting, the steering committee gets 
together to prioritize their demands. Their list includes a new 
boiler and intercom, a new front door, apartment repairs and 
improved building cleanliness. '

Upon entering the meeting, Mr. Bay announces that he must 
leave by 7 since he hasn't had dinner yet. Ms. Dennison offers 
to fix him something, but he refuses, saying he'll wait to get 
home.

The tenants present their demands. The landlord replies 
that the boiler is working fine, he'll look into the cost of 
repairing the intercom, the cylinder on the door lock will be 
replaced, the apartment repairs will be done within three months, 
and he'll speak to the super about keeping the building cleaner. 
The committee accepts this and asks him to sign the agreement.
He says it isn't necessary.

The cylinder is fixed the next day but broken soon after. 
Nothing happens tp the intercom. A few apartment repairs are 
done by the super, but major problems requiring plumber, plasterer 
or electricians are ignored.

It is 24 degrees in Nev? York City on March 20 when the 
boiler at 115 Winthrop Street breaks down. A tenant calls Mr.
Bay who promises immediate repair after telling the tenant he is 
the first to complain.

It is 18 degrees on March 22 and nothing has happened to
the boiler. Ms. Dennison calls the Emergency Repair Program
960-4800 to complain.

The boiler is repaired on March 30, ten days after it was 
broken. An inspector from ERP comes three weeks later, on April 
18. New York is in the midst of some unseasonably warm weather, 
the temperature is 72 degrees. The landlord is not required to
provide heat so the inspector cannot possibly record a heat
violation even if the boiler isn't working.
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The Tenant Association is in trouble. Little'has■ ■ 

been done and several floor captains have dropped'out;. One 
has moved. Ms. Dennison is thinking of dropping out herself 
since she has just started a new job.

In order to reorganize, a Steering Committee meeting 
is held. Mr. Dalton, a floor captain, indicates he would 
like to get more involved and is appointed vice president.
Ms. Dennison says that she'll continue now that she has some 
support. A general meeting is held and new floor captains 
are chosen tq replace the inactive ones.' The tenants are so 
angry at building conditions that they vote for a rent strike 
in May, but decide to give the landlord one more chance to 
meet with them prior to the rent strike.'- "We don't want to 
be doing anything behind his back," explains ah elderly tenant.

4 •• • *. • •

Ms. Dennison writes to the landlord on April 27, and 
he calls her on the following day. ;- A meeting ""is scheduled 
for Sunday, April 30 at 10 a.m.

When Mr. Bay arrives, he asks why-a' rent strike is 
being considered. He is told about the boiler, the intercom, 
the front door, the major repairs, etc." He is not frightened 
by a rent strike, he says, since his brother is a lawyer.

"Then what are you doing here on a Sunday morning, the 
day before the rent strike?" asks Ms. pennison. "Well, I knew 
I'd be in the neighborhood today, so I ̂ figured it was a good, 
day for a meeting,” Mr. Bay replied. /...

The landlord continues to refuse a new boiler or 
intercom, and insists the super can handle most of the apart­
ment repairs. "And if I don't get your rent money,," he adds,
"I won't be able to make any repairs at all."

i

"You've been getting our money for years," says Ms. 
Kotler, "and you haven't done anything anyhow,‘except put your 
children through college." "Well, he .alsp bought a pretty 
nice car," one of the tenants mentions.

No agreement is reached. The strike begins on May 1 
with the distribution of flyers advising the tenants to make, 
their rent checks out to the 115 Winthrop Street Tenant. . 
Association. Floor captains go around on May 4 and collect 
the rent. Receipts are given and accurate records kept.
28 checks are deposited in the Association banSte account.

On May 19, the first dispossess notices are received.
The Association retains a lawyer and goes .to court. Four 
tenants have dispossess notices? 36 others accompany them 
to court.
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The cases prove inconclusive, as do two more court 

appearances. By the end of June, the Association controls 
over $20,000. The landlord asks for another meeting.

At the meeting he promises a new intercom and door, 
and apartment repairs. He offers to allow the Association 
to choose a boiler company that will examine the boiler and 
determine what is needed. He asks that the money be turned 
over to him as he produces receipts for the operation of the 
building, and that July's rent be sent to him as usual. The 
Association offers to pay only bills associated with the 
intercom, door, boiler and repairs, and refuses to end the 
rent strike in July.

The -landlord gives in. This agreement he signs.
Work begins quickly. A new intercom and front door 

are installed at a cost of $6,8000. A boiler upgrading costs 
$2,500. Replacement of major portions of the plumbing totals 
$5,100.

By the end of August, all work is completed. The 
Tenant Association turns over its remaining funds to the 
landlord. The rent strike is completed, amd a new lamdlord- 
tenant relationship exists. It is based neither on admiration 
or respect. It is founded, instead, on a new and growing 
awareness of what the tenants are capable of doing.
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JOHN D. MORRISON
251 Fenimore Street 
Brooklyn, New York 11225

February 17, 1977

Dear Resident:
I would like to ask your assistance in collecting some 
information about bow people in the area feel about their 
situation and what's being done to deal with problems.
I am a doctoral student at the Hunter College School of 
Social Work-City University of New York City. Part of 
my work with the school is a review of tenants attitudes 
about their building and community and what is being done 
to deal with problems. This data will be summarized and 
together with other work shared with community agencies 
so they can know how their programs could be best im­
proved. Specifically one neighborhood association in the 
area will be using the data to evaluate its work. While 
others are being asked to answer the attached questionaire 
it is important that we get a good response if the infor­
mation collected is to have much meaning.
Please be assured that all responses will be treated con­
fidentially. No information about you will be given to 
landlords. Of course no names or addresses will be used 
in any reports-the purpose of the information is to get 
an overall picture of residents' views.
Your response is vital to get a comprehensive picture of 
of the neighborhood. I am enclosing a self addressed 
reply envelope that requires no postage to make it easier 
to respond.

Sincerely yours,

John D. Morrison



TENANT 
SURVEY FORM 2 9 6

(ALL ANSWERS WILL BE CONFIDENTIAL AND NOTHING WILL BE SHARED WITH YOUR LANDLORO)

1. Age of head of household (place check mark in  appropriate blank space)
a. under k5 _ _ _ _ _
b. k5 through 65
c. over 65 _____

2. Number of children under 18 _ _ _ _ _ _ _ _ _

3 . Education of head of household
a. less than high school _____
b. high school graduate _____
c. some college or a college degree _____

k.  Household income
a. under $5,000 _____
b. $5,000 to $10,000 _____
c. $10,000 to 15,000 _____
d. over $15,000 _____

5. Occupation of household head

6 . Is household head a citizen? Yes _____ No _____

7 . Which of the following best describes you?
a. Black _____
b. Whi te _____
c. Spanish speaking _____
d. Other ;

8. How many years have you lived in your present building? _ _ _ _ _ _ ________

9. How many times have you moved in the last five  years? ______|_____________

10. What is the name of the neighborhood you live  in? _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

11. Is there a neighborhood organization in the area?
a. yes _ _ _ _  no _____ '
b. i f  so, what is its  name? ____________________________________
c. what is its  purpose? _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ _ _ _ _
d. are you a member ? yes _ _ _ _  no _____
e. are you active ? yes _____ no _____

12. What other groups or agencies would be useful to residents? _ _ _ _ _ _ _ _ _ _ _

13* Is  there a tenant organization in your building?
a. yes _____  no _____
b. i f  there is , do you know any of its  leaders?
c. what is its  purpose? _____________________
d. are you a member? yes _ _ _  no
e. are you active? yes _____ no ____^
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Tenant Survey Form -  page 2 

1^. To what extent are you sa tis fied  with each of the following?
297

(Chock y appropriate box)
Very sa tis fied  

F a irly  well sa tis fied

Not sa tis fied

A. Closeness to places you want to qet to

B. Convenience to transoortation

C. Parkinq

D. Closeness to friends and re la tives

E. Shoppinq fa c i l i t ie s

F. Thinqs to do in  the community

G. Safety
*

H. Schools your children attend

X. Livinq here qenerally

J. People who live  here

K. People sim ilar to you

L. Communi ty qroups

M. Tenant qroups

N. Your apartment

0. Price of apartments

P. Manaqement services

15- How would you rate the following in  your neighborhood?
(Check > /  appropriate box)

A. Schools

8. Your building

C. Your block

Getting better

Staying the same

Getting worse

0. The neighborhood
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Which of the following best describes what you plan to do in  the next 2 years?

A. Plan to move _

B. Hope to move _

C. Plan to remain because X probably can’ t find a better s ituation  _____

D. Plan to stay but want to work to make building or neighborhood better _____

E. Plan to stay. Am generally sa tis fied  with neighborhood and building ____

Please check ( \ / ) which items apply to your apartment or building currently .
Be sure to check each of the three sections, Inside Apartment, Public Areas, 
and Outside Apartment, as appropriate.

INSIDE APARTMENT

A. _____ Plumbing -  drain(s) obstructed, low pressure, no water, leaks,
to ile t  broken.

B. _____ C eiling, wall or floor plaster or t i l e  or wood broken, cracked
excessively, holes or leaks.

C.  Painting needed.

0. _ _ _ _  Bell not working.

E. Apartment door, lock or frame broken or defective.

F. _____  E lectric  w iring, defective or exposed.

G. _____  Windows -  broken or defective.

H. _____ Heat -  none or poor.

1. _____ Refrigerator or stove broken or defective.

J . _____ Rats, roaches, mice.

PUBLIC AREAS IN BUILDING

K. _____ No heat or hot water in en tire  build ing.

L.  Ooor to building broken or defective.

M. _____  Bell or return buzzer broken or defective.

N. _____  Elevator defective.

0 . _____ F ire  escape rusty or defective

P. ______ Lights in public areas defective or missing.

Q,. _____ Mai lbox broken.

R.  'Public areas d ir ty , accumulated garbage, broken steps, leaks.

S. _____  No Superintendent.
OUTSIDE APARTMENT

T.  -Garbage or rubbish accumulation.

U. _ _ _ _  Lights broken.
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18. The following re lates  to the previous questions: ( l i s t  the number of 
the questions in the space provided)

A. Which question(s) did you have trouble answering? _____  _____

8. Wiich questions ( i f  any) were not clear?

C. Which questions ( i f  any) did you feel were 
offensive or did not want to answer?

v-

19. The following are for those who could not answer the questionnaire 
in  English.

A. Pour repondre 8 ce questionnaire i l  me faudra it I'a v o ir  traduit
en Pran^ais. Oui ______ Non _____

8. Para contestar a este cuestio/iario, cs necesario tenerlo traducido
en espa*nol. Si _ _ _  No '



OWNER SURVEY 

(ALL ANSWERS WILL BE HELD CONFIDENTIAL)

3 0 0

Building address ____________________________

Your name _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

Phone number __________________________________

What neighborhood is your building located in?

Are you aware of any c iv ic  groups in the area? 

Yes _____ No _ _ _

I f  yes, what are the ir names? _________

Number of units in th is  building:

Total _____

Rent controlled _____

How long have you owned/managed this building?  years

Are you the owner? Yes _____ No

" " " agent? Yes _____  No _____

Besides th is  building, how many units do you 

own?. _____ 

manage? _____

What are the plans of the owner for the next two years?

A. Not interested in se llin g  to outside party. _____

B. Interested in se lling  to outside party . _____  Would see no problem

C. Interested in se lling  but no buyers ava ilab le . _____

0. Interested in selling  but no financing availab le . _____
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To what extent aro you sa tis fied  with each of the following? 301

(Check y /  appropriate box)

•

Very sa tis fied  -  
Very l i t t l e  problem

Fair 1 
Some

y wel 1 sati sfied - 
problem

Not sa tis fied  -  
Substantial problem

A. Your building as an investment

B. The prospect of se llin g  your property 
for a good return in the future

C. Financing

D. Insurance

E. Keeping taxes current

F. The neighborhood your building is in

G. Your tenants

H. A b ility  to get good tenants

I .  Getting tenants from a ll ethnic groups

J. Organized tenant association a c tiv ity ,  
i f anv

K. Turnover

L. Maintenance

M. Cleaning

N. A b ility  to get good s ta ff
•

0. Overal 1 satisfaction

What is happening to the following?

(Check \ /  appropriate box)

. Getting bet ter
•
• Staying the same

• Getting worse
A. Your building

B. Tenants in your building

C. Neighborhood your building is in
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SUMMARY OF TENANT INTERVIEW

Building Address_________________________________________
Name of Interviewee______________________________________
Date___________Leader____________ Tenant______________
Interviewer _______________________________ •________

How would you rate each of the following:
Much Somewhat Getting
Better Better Same Getting Worse Much Worse

Your building
Your apartment
Tenants in 
your building
Schools
Your block
Your neighborhood

What do you like/dislike about the area '?
How long have you lived in the building?
What changes have there been since you moved in?:

% white when moved in 3 or 4 years ago
and now

are whites moving in?
who is moving in:

professional, clerical, blue collar, welfare
What are your plans for the future ?
What associations are in the area ?



APPENDIX F 
ADMINISTRATIVE DOCUMENTS
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PROJECT TIMETABLE

October 1974

September 1975 

October 1975

February 1976 
March 1976

April 1976

-Initial group of buildings organized 
(Cycle I) by community organizer and 
graduate student.

J une 1976

October 1976

-Students and community organizer work 
on additional buildings (Cycle II) and 
do continuing work on Cycle I buildings.

-Tenants clinic/training program
-Tenant volunteers start work on additional 

buildings.

■Development of building data from PLG 
files. Community data from City
Planning Commission, City Commission, 
on Human Rights, etc.

-------- Tenant & Landlord survey and
questionnaire (both old and 
potential new buildings).

-Students, volunteers and community begin 
work on new group of buildings (Cycle 
III) and continue work on previous 
buildings as needed.

June 1977

January 1978 Data analysis for final write-up.



305

JOB DESCRIPTIONS

Director/Community Developer 
PLGNA Board 
$12,000

JOB RESPONSIBILITIES:
1. Maintains liaison with city agencies to maintain 

and improve existing services and encourage de­
velopment of needed services.

2. Maintains liaison wth and serves as staff support 
to area meetings which include churches, institu­
tions, business groups and other resources.

3. In conjunction with other resources develops 
treatment plans for problem areas.

4. In conjunction with other resources develops plans 
for housing maintenance and managerial programs.

5. Provides staff support for occasional neighborhood 
wide events.

6. Attends appropriate community meetings, including 
PLGNA board meetings.

7. Develops social service plans for the area, pri­
marily using public and voluntary aid.

8. Writes regular reports for the board and funding 
sources.

9. Supervises staff and students.
10. Manages office and does related support functions.
QUALIFICATIONS
1. A Master's Degree in social work with a speciali­

zation in community organization.
2. Knowledge of New York City and its government.
3. At least one year's experience in community organi 

zation settings.
4. Ability to read, write and speak effectively to 

people of various backgrounds.

TITLE:
RESPONSIBLE TO: 
SALARY:
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5. Maturity of judgement, flexibility, and ability 
to work and function without daily supervision.

6. Ability to relate to people from different back­
ground and all levels of income.

7. Ability to maintain records and do routine office 
work related to assignments. Typing ability pre­
ferred but not required.

8. Willingness to work 3 to 4 evenings per week.
9. Previous administrative and/or supervisory ex­

perience.
10. Qualifications required by graduate social work 

schools to supervise students.
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TITLE: Tenant Organizer
RESPONSIBLE TO: Director
SALARY: $10,000 to $12,000

JOB RESPONSIBILITIES:
1. Identifies key contacts in problem buildings as a 

step in initial organizing.
2. Aids buildings to organize tenant associations.
3. Works with such groups to plan for and secure 

minimum housing standards for buildings.
4. Identifies and works with landlords around prob­

lems related to maintaining buildings, securing 
mortgages, selling unwanted buildings, etc.

5. Maintains liaison with banks and other lending 
institutions to increase receptiveness of these 
institutions to lending in the PLGNA area.

QUALIFICATIONS:
1. A Master's Degree in social work with a speciali­

zation in community organization.
2. Knowledge of New York City and its government.
3. At least one year's experience in community 

organization settings.
4. Ability to read, write and speak effectively to 

people of various backgrounds.
5. Maturity of judgement, flexibility and ability 

to work under pressure, and ability to work and 
function without daily supervision.

6. Ability to relate to people from different back­
grounds and all levels of income.

7. Ability to maintain records and do routine office 
work related to assignments. Typing ability pre­
ferred but not required.

8. Willingness to work 3 to 4 evenings per week.
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TITLE: Secretary
RESPONSIBLE TO: Director
SALARY: $4,000/half-time

JOB RESPONSIBILITIES:
1. Types reports, letters and other communications 

for agency.
2. Maintains agency's files.
3. Maintains mailing lists and lists of available 

resources.
4. Provides reception service when present, trains 

and schedules volunteer aid for other times.
5. Assists tenants and others around routine in­

quiries or service requests.
6. Maintains simple financial records.

QUALIFICATIONS:
1. Ability to type 50 w.p.m.
2. Ability to operate common business machines.
3. Previous office experience.
4. Ability to meet public.
5. Ability to organize work of an office.

Note: More job descriptions than were actually funded are
listed here.
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PROSPECT LEFFERTS' GARDENS

EXPENSE BUDGET PROJECTIONS

Salaries 
Taxes (& Fringe)
Consultants Audit & Comm Plan
Travel
Space Costs
Supplies.
Equipment
Other (telephone, postage, 

printing including 
newspaper less in­
come*)

1974 - 75 
. $ 12,000 

700 
200 

200 

200 

700 
400 

2 ,000

$16,400

Outside Church Grants
United Church of Christ 
Fund for Human Development 

Outside Foundations 
Vinmont
N.Y. Foundation
Local contribution including 
Chase Manhattan Bank ($750), 
Block Association, & Churches 
& PLG Gund Raising Events

Dues

Income
Actual

5.000
4.500

1.000
2.500 
2,000

$15,000
*Does not include other activities that are self supporting 

or covered from dues.
Note: This represents a deficit budget.
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