More than 200 communities in the United
States had some form of rent contro! by
mid-1976 Tccay, :Dnroxlm_:?'y 14% of all
Jroan awellers ve Inare
state control. Another14 g
where state and £ 2al Gover-12ns have
recently Consiserec rent control legisla-
tien. CF this total 28%, 14% liva inrens-
contrei2a units.

Why? Because rant cOntrol wouid appaar
to b2 a popular solution to an unpopular
probiem—Iinfat'cn. in a'wor'd wrere svery-
thing 's beceming increasingly expensive,
the idea of paying a fixed, stable rent for
ccmfortatie housing seems to te ex-
tremeaiy attractiv 2. But are t™e assumed
benefits of rent control f2Lt or fantasy?

Letszixea 2 o« 3twhatrentcontrod
meszns 1o vou whether you are an apart-
mentresigent or a singie-family
remeowner. How does it actually affect you
—in terms of daliars sno cents, quality of
housing and communicy growth?
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Abandonments and Damalifons

For instance, since rent contrct was
agepted, Lynn, Massacnhusetts has shown a
substantidi incrzase in the number of de-
maotitions and sSsnconmants Since 2
adoption of rent contret in 3972, the totat
housing stock has cecreased. in1972, 244
dweliing units were demclished as com-
pared to 39 being buiit. In 1873, 347 units
were gemolishec while 362 new units were
constructed, 71% of which were in a sub-
stalzed housing project.

Ancther ‘»eli-pubiicized example i New
Yyork City. From 1955 to 1975, awelling units
jost through 2bandonment in New York City
totaled about 200,000 units. Up untita few
years ago, the proniem of abandonment
had been primarily confined to Icw-income
neighbornoods. However, since the adop-
tion of rent control, many rentai units that
once accommodated New York City's
miadie-income population have
been abandoned.

While the vacancy rate for
rentai units in MNew York -
Clty is resatively low > .
(about3%), the number < 3
of dermnoiitions each
year falls in the range
of 30,020 te 50,500
units. The numbper
of newly-ccnstruc-
ted units has failen
snortof the
numbper of ge-
molitions. This
imbatance further
aggravates the
housing shortaqe.
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Many investors foresee this high rsk situa-
tion anda take their investing funds
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Obwviously. tnis increases the housing
shortage. it oS0 deprives the cemmuity s
resigents of pctential empioymertanc in-
creases inincome that could Mave resuitac
from increased coNsStruction activity.
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Houzehold Inmobliity
Do rent controls actuaily help low-income
farnilies and newly-formed housahold: l0-
cate ang afford acequate housing? Because
rent controls accelerate abandonments,
demciltions, and condominium conversions,
while at the same time Gepressing New
construct.en, icw-income families exzern.-
ence rere ang more aifficuity even iczating
adequate hnusing, much iess sfforgins
ACQIng to these obstacies is the faci that
rent controis are imposed on eisting unjts
and current residents. Current residen®s do
not necessarily fall into the categorv of
fow-intome famihies. Infact, exissing
resigents may have middie or
high incomes since they nave
already been abie to aiford

to pay free market rents.
., *.  Aithoughrents
-~ become stahiiized
Z+ _ . asaresuitcf
= ' rentconzol,
SO rent contrel
p iy iegislation goes
= not take into ac-
.. counttne in-
“R crease over the
A years of a resi-
<%, dentsincome.in

other worgs, rent
- controi disregards the
resicent's abiiity to pay
free marketrents. There-
fore since the rentin rent-
controlied buiidings is reia-
tively low. resicents who
could sfford free marxet
rents are reiuctant to move,
At the same time, the grow-
ing lower-ir “ome and ne'siy-
torrnsd housenelas, who badiy
neea low-rent housing, ais-
cover It is unavailable to trem.
This greup, which theores:-
caily should benefit from
rent control, Is forced into
the open market o
searcn for housing.
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The rasult is that owners of non-rent-
controlied progerties—primarily sinzie-
family homeo~rers—must Day a graater
progorticn of |scal property taxes. The
uitimate effect is nat the singie-family
hom=cwneris sucsic!zing the rent-
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