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I n the following pages Mr. Abrabam E. Kazan sets forth the pioneering efforts of the Amal-
gamated in the field of Cooperative Housing. It is an exciting story. It is a story of what labor can

do to belp achieve better living. It is bighly meaningful today because of the bousing shortage for

the low and middle class income groups. Now we know bow to relieve this shortage. T birty-five

years ago the situation was different.

The housing shortage which engulfed the country as World
War I came to an end was a subject matter for consideration
at Amalgamated conventions in the early '20s. Thereafter a
small group of Amalgamated members in New York City,
active in the Amalgamated Credit Union under the leader-
ship of Kazan, addressed themselves to this problem. They
explored various locations and finally settled on a plot of land
adjoining Van Cortlandt Park. :

Sidney Hillman, believing that this was a problem which
could not be resolved by private means alone, urged the need
for exploring the possibilities of governmental assistance. At a
conference of some 200 public spirited citizens from the
business world, assembled at the request of the then New York
Governor, Al Smith, there was little, if any, enthusiasm for
private capital to be invested on a limited-dividend basis.
Obviously, government had to assume some of the burden of
relieving the housing shortage. To this end, the New York
State legislature in 1926 passed an act permitting tax exemp-
tion for 20 years.

At this point, Hillman advised the group to go forward and
the first project under the new law was under way. The Amal-
gamated took its first step in cooperative housing. This led to
projects established by other groups. Unfortunately, many of
them were abandoned or failed, some in the early stages and
others when the supreme test came in the depression after the
1929 debacle — in the years 1930-36. The Amalgamated
projects, however, stood the test because its foundation —
financial and organizational — was sound.

Not only have the Amalgamated projects stood the test
of time, but they gradually expanded not only in the Bronx,
but in the area of slum clearance on the East Side of New
York. Because of this model of low cost housing, there are
today many similar projects in various boroughs of New York,
all federated with the United Housing Foundation, Inc.

The success of the Amalgamated projects did not come
about automatically. It demanded close and constant super-
vision. When problems arose of whatever character — the
Amalgamated stepped in and lent its efforts to their solution.
Sometimes the problems involved dealing with insurance com-
panies in connection with mortgages; or at other times with
governmental authorities — city and state. The Amalgamated’s
interest in the projects continued active and vigilant through-
out the years.

The way to get things done is to do them. There must be
planning and daring and faith in what you believe in. Above
all, there must be vision, idealism and selflessness plus a prac-
tical approach to intricate business problems. The Amalgama-
ted demonstrated those qualities.

The Amalgamated was fortunate to have had Abraham E.
Kazan at the helm, for he combined sound management with
deep devotion to principle of cooperative living. In addition
to Amalgamated officers, he was fortunate in having brilliant
and conscientious associates and advisers who helped resolve
the unique problems facing the new ventures in cooperative
living.

Under Kazan’s management, the houses once built, became
communities with many different cultural facilities for com-
munity living, including a monthly bulletin, nursery school,
forums, recreational facilities for old and young. The principle
of cooperation was extended to purchase of milk, electricity and
food — thereby saving substantial sums for the cooperators.

Thus, living in the Amalgamated Houses meant not only
low cost housing, but a finer and fuller way of life.

We congratulate Mr. Kazan, his loyal staff, and the coopera-
tors for making the project a great triumph.

We are grateful to the many friends who have helped make
this possible — the Jewish Daily Forward, Governor Herbert
H. Lehman and Aaron Rabinowitz, the Amalgamated Bank,
the New York Trust Company, the Bowery Savings Bank, the
Metropolitan Life Insurance Company, the Mutual Life Insur-
ance Company, State and City officials of both Republican and
Democratic administrations and the Boards of Directors of the
several companies.

We are particularly grateful to Robert Szold, who was legal
advisor in the various stages of the cooperative development.
He actively participated in every phase of cooperative growth
— not only as a lawyer, but one passionately devoted to the
concept of cooperative living.

The Amalgamated is proud to have participated in this
pioneering project — in the development of a new idea that
meant better living standards.

Let the Amalgamated projects continue to serve as a shining
example of what can be done when there is will to do it.

Mr. Potofsky is president of Amalgamated Dwellings,
Inc., and is a director of Amalgamated Housing
Corporation and Hillman Houses, Inc.
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A frer a titanic struggle which had lasted four years, World
War I came to an end in 1918. The effects of this struggle in
the field of housing only began to be acute in subsequent years.
The cessatron of construction during the war years was not
immediately felt due to the fact thar large numbers of the
population were engaged in combat and fewer marriages were
taking place. On the return of the men from the armed forces, the




demand for housing grew; the shortage was soon evi-
dent and the cost of rent began to increase.

In the City of New York, the strong demand for
hdusing resulted in a wave of real-estate speculation.
City inhabitants living in multiple buildings found at
the end of almost every month that ownership had
changed hands. With new ownership came an increase
in the rentals, based on the new price placed on the
property. Tenant-protest groups were organized; a
wave of rent strikes resulted. The courts were busy
hearing claims of nonpayments of rent. The housing
situation for a large segment of the population became
desperate. No constructive proposals were being made
to alleviate the problem.

The New York State Legislature and Governor
Alfred E. Smith took notice of the drastic shortage of
shelter. To stimulate the construction of additional
housing the Legislature reduced the taxes on new hous-
ing to the extent of $1000 per room for a period of ten
years. In 1926, the governor was responsible for the
introduction of a new housing act, providing a state-
controlled bank to finance low-rental housing. This
bill, greatly watered down, was finally passed. It set up
a State Board of Housing consisting of five members
appointed by the governor; it permitted municipalites
of 1,000,000 population or more to grant partial tax
abatement on the new housing improvements for twenty
years, in return for which the sponsors would agree to
limit the rental to $12.50 in Manhattan, $11 in the
Bronx, Brooklyn, and Queens, and $9 in Richmond.
The sponsor also had to limit his return to 6% and
agree to have the project under the control of the State
Board of Housing.

At about this time, a group of members of the
Amalgamated Clothing Workers’ Union were meeting
to find a solution to their immediate housing prob-
lems. The gathering point was the Amalgamated
Credit Union office. Here, most of them met once a
week to approve the applications that were made for
loans by members of the Credit Union. Gradually,
they learned that they could be their own bankers.
What they did not know at that time was how to be
their own landlords. They knew that it takes a large
sum of money to own a big house and to be the land-
lord of thirty, forty, or fifty tenants; none of them
had much money. From their discussions, they con-
cluded that perhaps thirty, forty, or more people,

jointly, could put together that much money, and be-
come their own landlord. They could also see that
those who were willing to join, but could not raise
their share of the money, could borrow the funds from
the Credit Union.

The cooperative idea took root. The A.C.W. Corpo-
ration was organized for the purpose of finding a way
to build housing for all those who wanted to join with-
out the risk of having the rent increased beyond the
ability of the tenants to pay and without the risk of be-
ing evicted.

A committee was selected to study the matter. Vari-
ous ideas were considered. Some wanted to see two
family houses built; others saw only the possibility of
buying an old house and converting it for the use of
the members. Still others wanted to see a new develop-
ment built to meet the requirements of the member-
cooperators. Some wanted the new development in one
borough; some in another. However, there was agree-
ment that the new location had to be so situated that
it would be near the open spaces, patks, and trees
where their families could enjoy plenty of light and

fresh air, and generally convenient to places of em-
ployment.
A site adjoining Van Cortlandt Park, the largest

public park in New York City, was finally chosen as
the spot where the housing community would be built.
Van Cortlandt Park to the north, Mosholu Parkway to
the east, and the Jerome Park Reservoir to the south
made this an ideal location.

Initial Planning

and Financing

The group managed to put together $5000 to pledge
as a deposit on the land. The initial plans called for
the building of 303 units. Undertaking the construc-
tion of a development of this size, involving a cost
of approximately $2,000,000, was not a simple mat-
ter. At no time did anyone in the group expect to
be able to pay for the entire cost of his apartment. A
mortgage was to be secured to provide the greater part
of the construction cost. The questions were: who was
going to lend a group such as this a million dollars
or more on a venture that had not been tried; what
would happen if construction was started and there
were not enough funds to finish the project; what



if the costs were eventually much higher than antici-
pated; and what if the carrying charges turned out to
be too high for the members to pay. The pioneers of
this group spent sleepless nights going over these prob-
lems. A way had to be found to give this new organiza-
tion financial standing in the community.

The acute shortage of housing in New York City
was little by little attracting the attention of some of
the leaders of progressive labor unions. Conferences
were held at the suggestion of a well-known architect;
they were attended by the representatives of the Amal-
gamated Clothing Workers’ Union, as well as several
other labor organizations including the International
Ladies’ Garment Workers’ Union. At the request of Sid-
ney Hillman, the president of the Amalgamated Union,
the writer attended these conferences as an observer.
He also attended the hearings in Albany on the pro-
posed housing act. Not being fully satisfied with the
constructiveness of these conferences, he reported his
findings with the recommendation that the Amalgama-
ted Clothing Workers’ Union, as an organization, be-
come the sponsor of the planned housing project at
Van Cortlandt Park. He also suggested that the pro-
posed cooperative. take advantage of provisions in the
newly-created State Housing Act. Before very long, it
was decided that the A.C.W. Corporation remain as the
construction company and the Amalgamated Housing
Corporation, a new corporation, would take over the
project when completed. This marked the entry of the
Amalgamated Clothing Workers’ Union into the field
of housing. The writer, then an employee of the Union
and president of the A.C.W. Corporation, was placed in
charge, as president, of the newly-organized Amalgama-
ted Housing Corporation.

Financial Structure

The State Housing Act of 1926 provided that a
limited-dividend company organized under that act
must limit its financial structure to one mortgage pay-
ing not more than 5% and not exceeding two-thirds of
the cost of the project, or the appraised value, which-
ever was lower. Amalgamated Housing became the first
limited-dividend company and had to comply with these
regulations. Instead of the original investment of $200
per room as we had intended, each cooperator was
asked to invest $500 (the estimated cost was $1500
per room)

This created a serious problem for many of the pros-
pective cooperators who were unable to supply the re-
quired equity. The Amalgamated Union and the Amal-
gamated Bank came to the assistance of these members.
An arrangement was made to have the Jewish Daily
Forward, a progressive labor newspaper in the city,
pledge $150,000 with the Bank as a credit fund. This
enabled the Amalgamated Bank to extend loans to pros-
pective cooperators up to 509, of the total required at
a low-interest rate, and permitted them to repay this
loan over a period of ten years. Some members were
able to repay the loan in a short period by availing
themselves of the opportunity to make loans through
the Credit Union.

With one-third of the estimated cost of the project
supplied by the member-cooperators, it remained only
to secure the mortgage loan. This, however, did not
come about too easily. None of the insurance compan-
ies or savings banks were ready and willing to take a
chance and lend $1,200,000 to a group of 303 tenant-
owners. Metropolitan Life Insurance Company finally
granted the loan, but only after a great effort was made
by President Hillman. To satisfy the mortgagee, the
Union had to guarantee to the insurance company the
completion of the project. This however did not end
the financial problem of this housing cooperative! The
estimated cost of land and buildings, as envisioned, was
to amount to $1,800,000. The actual cost, however,
amounted to $1,925,000. The Jewish Daily Forward
again came to the assistance of the housing cooperative.
A temporary loan was arranged and it took several
years before it was completely repaid.

Completion of First Units

November 1, 1927, marks the day when the first
handful of tenants moved into the almost completed
buildings 4 and 5. It did not matter that the stairs lead-
ing to the entrances of those buildings were not fin-
ished. The utility company was not quite ready to hook
up its wires and there was no light. To make matters
worse, a penetrating cold rain continued during the en-
tire day and turned the soil all around the garden into
a sea of mud. But all these inconveniences did not
dampen the spirit of the member-cooperators. They had
waited too long to postpone their taking possession of
the apartments for another week, or even another day.

During the long year, when construction was under-



SIDNEY HILLMAN

This plaque, attached to the origi-
nal building, lists the names of a
few of the pioneers instrumental in
organizing the Amalgamated
Housing Cooperative.

JACOB S. POTOFSKY
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way, most of the members spent every free day at the
site watching the buildings rise. Similarly, this was a
exciting period for those charged with the responsibility
of seeing the project completed. Lacking the technical
knowledge of construction we had to engage the assis-
tance of others. Within four months, all the 303 mem-
ber-cooperators had moved into their new homes.

The first group of buildings of the Amalgamated co-
operative community consisted of six buildings, five
stories in height. Five of the buildings were grouped
around a long city block bounded by Saxon, Sedgwick,
and Dickinson Avenues. The sixth building was situa-
ted on the block front from Saxon to the present Hill-
man Avenue. The buildings were designed by the late
architects, George W. Springsteen and Albert Gold-
hammer.

In planning the development, it was our desire to
provide cross ventilation in every apartment and to see
that all the inhabitants had privacy. To accomplish this,
twenty-nine separate staircases were provided. Each en-
trance led to either nine or fourteen apartments with
two or three families on a floor. Most of the apartments
had two exposures providing for plenty of sun and ven-
tilation. Coverage by the buildings was restricted to
47.9%, thus leaving more than half of the land for
gardens, walks, and open spaces. No elevators were
provided; the restriction against multiple apartment

buildings on the site was waived by the Radio Corpora-
tion of America, an adjoining neighbor, only on condi-
tion that no elevators be installed in the building up
to the year 1955. With parks and open space on three
sides, this development, after two to three years, looked
like a group of buildings set in the middle of a large
park and gave the impression of a college campus.

Expansion
Buildings 7 and 9O

The initial success of the Amalgamated Housing’s
venture was hailed by our friends as a bold stroke to
solve the housing shortage. Editorially the New York
newspapers gave a great deal of well-deserved credit to
the Amalgamated Clothing Workers’ Union. The
Union’s pioneering efforts to assist the wage earner ob-
tain decent housing at a reasonable price were widely
acclaimed. The self-help characteristics and the advan-
tages of cooperative housing were at first recognized
only by a few. Eventually, however, the general public,
caught in the acute housing shortage, began to under-
stand that the Amalgamated Housing Cooperative dem-
onstrated what could be done if a group of people
learned to work together.

Before the first year’s operation was completed, sev-
eral hundred applicants registered for any possible va-



cancies. The low rental and the extremely attractive lo-
cation appealed to a large number of people in need of
housing.

Plans were immediately made to add another build-
ing. A parcel of land fronting on Van Cortlandt Park
South between the present Hillman Avenue and Gouv-
erneur Avenue was assembled. With no restrictions to
contend with, this building was laid out in a fashion
similar to the first block but with eight elevators. Some
sections of the building were seven stories in height,
others only six. Construction started immediately after
Metropolitan Life Insurance Company agreed to supply
the mortgage loan. With the assistance of the Amal-
gamated Clothing Workers of America a temporary
construction loan of $200,000 was obtained from the
New York Trust Company.

Encouraged by the success accomplished thus far, the
management of the project began to form plans for
continued expansion. To avoid the possibility of any
other organization being able to put up a building be-
tween our co-op buildings on the park side leading to
Broadway, we acquired the contiguous land facing the

park.

In 1929, news of the success of the Amalgamated de-
velopment reached Franklin D. Roosevelt, then the
governor of the State of New York. Aaron Rabinowitz,
member of the State Board of Housing representing
that body on the Board of Directors of the Amalgama-
ted Housing Corporation, reported to the governor, in
glowing terms, of the new method used to solve a por-
tion of the housing problem in New York City. At the
urging of Roosevelt, the then Lieutenant Governor,
Herbert H. Lehman, and Aaron Rabinowitz volunteered
to assist with the financing .of a similar project in a
slum area of the Lower East Side of the City. Sidney
Hillman, encouraged by the results of the development
in the Bronx, agreed that an example of cooperative
housing on the East Side of Manhattan might pave the
way for the rebuilding of the slums of the City by
others. The Amalgamated Union therefore became the
sponsor of the new cooperative.

A square block of 60,000 square feet was acquired
and a limited-dividend company was set up under the

name of Amalgamated Dwellings, Inc. Lehman and
Rabinowitz agreed to help finance the construction un-
til all the apartments were subscribed for. They also
agreed to set up a fund to assist prospective coopera-
tors who could only invest 509, or more of the re-
quired $500 equity per room. The average carrying
charges were set at $12.25 a room per month. The de-
velopment was completed in November 1930.

In the beginning, the project was rather disappoint-
ing. The early effects of the depression and the lack of
understanding of the cooperative idea were obstacles
almost too difficult to cope with. Gradually, however
these difficulties were overcome and the building was
fully subscribed and occupied.

During the time that Amalgamated Dwellings, Inc.
was being built, the demand for more cooperative hous-
ing came from applicants who were interested in mov-
ing to the Van Cortlandt Park development. During

Gardens are an iit;porfanf‘ parf
of the cooperative community.




Outstanding contributions to cooperative
housing have been made by these men.

© HERBERT H. LEHMAN ~ ROBERT SZOLD

B. CHARNEY VLADECK AARON RABINOWITZ



this period, the cost of construction reached an almost
all time low level, and the opportunity to erect another
house with somewhat lower equity requirement was
made possible. A plan was designed to erect a six-story
building on the irregular block bounded by Gale Place,
Orloff Avenue, and Van Cortlandt Avenue, to accom-
modate 115 families. The investment per room was set
at $425 instead of $500. By the end of 1931, the num-
ber of cooperative apartments built stood at 856; 620
in the Bronx and 236 in Manhattan.

Organization
At the very beginning, the following basic principles
were established for the organizaiion and administra-
tion of these cooperatives:

1. Membership would be open to all without any re-
strictions to race, creed, or color.

2. Irrespective of the amount of his investment, each
stockholder would have one vote in the affairs of
the corporation.

3. Speculation was prohibited on the sale of the
members’ equity stock.

4. Membership was not to be confined to people from
any one industry.

5. The greatest possible flexibility was permitted for
the joining and withdrawal of members.

6. The individual cooperator was made cognizant of
the fact that he was not the owner of his apart-
ment, but more importantly, he, collectively with
all the others, was the owner of the entire co-
operative.

7. Perpetual leases were banned; instead, short-period
leases were used.

8. No dividends were to be declared on the stock and
refunds were to be made on the basis of the total
amount paid in carrying charges during the fiscal
period.

9. The sponsoring Union always emphasized that it
was not the owner and did not exert any influence
on the cooperatives. Its interest was the general
solvency of the development.

10. There would be a program of continuous educa-
tion.

These basic principles provided a firm foundation for

successful operations and they have not been changed

in thirty years.

The articles of incorporation provided that the Board
of Directors of Amalgamated Housing was to consist
of five members with one of the five representing the
State of New York. In the case of Amalgamated Dwell-
ings, the Board of Directors was to consist of nine
members with one representing the State.

In order to avoid calling meetings of the Board of
Directors too frequently, very often to take up only
minor matters, it was agreed that in addition to the
Board of Directors, a House Committee would be elec-
ted. This committee would take up any grievances aris-
ing between member-cooperators or against manage-
ment. This committee would also assist management in
an advisory capacity. The House Committee also had as
its function the making of recommendations to the
Board of Directors, either jointly with management or
independently.

In the case of Amalgamated Housing, the original
members of the Board of Directors consisted of in-
dividuals interested in housing but who, with the ex-
ception of its president, did not live in the community.
In the case of Amalgamated Dwellings, all of the di-
rectors lived outside of the cooperative. These directors,
in addition to the functions mentioned above, were re-
sponsible for the establishing of general policies for
the corporation; the increase or decrease of the main-
tenance charge; the right to declare any rebates; and
above all, the selection of the manager for the develop-
ment.

This division of responsibility between the Board of
Directors and the House Committee proved to be very
useful to both cooperative organizations. In time, the
membership at large realized its value. The original di-
rectors enjoyed the confidence of the members and were
invariably re-elected as long as they were willing to
serve. A few have served the organizations continuously
since their inception. ‘

The size of the Board of Directors has been increased
and cooperators living in the community have been
added and have taken the places of directors who re-
tired.

The success of these housing cooperatives, to a large
measure, can be attributed to the high caliber of the in-
dividuals who have served unselfishly and without any
monetary reward as directors. It is a high tribute to the
cooperative ideals and program that so many outstand-
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ing individuals from the community at large and offi-
cials of the Amalgamated Clothing Workers’ of Ameri-
ca have given so generously of their time and talents
to the advancement of these cooperative endeavors.

The Acid Test —1932-1936

With the number of applicants always increasing, it
seemed to the Amalgamated Housing Corporation and,
to some extent, Amalgamated Dwellings, Inc., that the
progress and expansion of the organizations would con-
tinue indefinitely. Members always paid their carrying
charges on time. For every member-cooperator who filed
an application to withdraw, there were several to take
his place. No reserves were being set aside for the pur-
pose of repurchasing stock. No funds were available for
other reserves.

In the early 1930’s, while economic conditions were
getting worse by the day, the management of the hous-
ing corporations was preoccupied with plans for new
construction. The fact of the matter is that building 9
was completed only in the spring of 1932.

In the summer of 1932 the incomes of most of the
cooperators began to drop. The number of people de-
siring to give up their apartments began to rise, and the
number of those who wished to join was declining.
Those who still had a desire to become members were
skeptical about investing the large sum of money need-
ed — in some instances, it would be their lifetime sav-
ings. The shortage of money began to be felt.

Together with a good many others, management

thought that the unemployment which affected the ma-
jority of the cooperators would not last very long. Many
members began to fall behind in the payment of their

carrying charges. Measures to enforce payment had to
be taken. Later on, as conditions grew worse instead
of better, the mortgagees were asked to delay the pay-
ing of the mortgage amortization with a promise to re-
pay it when economic conditions improved. The mortga-
gees agreed to this arrangement.

The years 1932 to 1936 can be considered the darkest
period in the history of real-estate business. Mortgage
defaults were frequent. Properties were foreclosed and
taken over by the lenders and then dumped on the mar-
ket at any price. In a large number of cases, the owners,
without waiting for legal action to be taken against
them, voluntarily assigned the rents and the title to the
mortgaged properties, unable to continue to operate
them.

The good reputation that the two Amalgamated co-
operative organizations succeeded in establishing for
themselves during the few years of their existence ma-
terially helped them during the depression. The lending
institutions knew that every effort was being made by
the organizations to keep up their obligations. They had
full confidence in the management.

Two other problems equally as difficult confronted
the administration: What was to be done about the
member-cooperators who failed to maintain their carry-
ing charges? What was to be done about the member-
cooperators who had to meove away and who expected to
have their stock repurchased? If the corporation failed
to exercise its right of repurchasing the members’ stock
and permitted the members to sell their equity to the
public, the reputation of the cooperative would suffer
an irreparable blow.

As the situation was getting worse and almost hope-
less, something drastic had to be done if the coopera-

President Potofsky breaks ground for the new Amalgamated
units in the Bronx. Those looking on include Robert Moses,
Herman T. Stichman, Robert Szold, and Abraham E. Kazan.




tive was to be saved. To begin with, each cooperator
was advised that he must make every effort to keep up
his maintenance charges. Simultaneously, the Board of
Directors, the House Committee, and management
agreed that as long as a member made the effort,
though he actually was unable to pay the required
monthly charge, no action would be taken against him.
However, if in the opinion of management, a member
who could pay deliberately tried to avoid payment,
drastic action was to be taken. At the end of 1936, the
corporation found itself with $156,000 in rents re-
ceivable; however, during this period, eviction pro-
ceedings were taken against only two members (both
not members of any union). This [arge sum of receiva-
bles, it must be stated, was eventually collected without
the loss of a single dollar. Occupancy during the worst
months of the depression dropped to 95%. It is in-
teresting to note that in the early days of the depression
the members who were employed set up a fund to assist
those who were out of work. As the depression deep-
ened this fund had to be discontinued.

The second problem was how to repurchase the stock
of members who had to withdraw. If the cooperative
could not offer some plan to repurchase this stock, fu-
ture applicants would loose confidence in the organiza-
tion. The reputation of the cooperative was at stake.
The following policies were therefore adopted:

1. The outgoing members, instead of receiving their
investment in full at one time, were all paid an
equal share in proportion to their investment.

2. Every dollar not used up in the maintenance of the
project was channeled to repay the outgoing mem-
bers.

3. The resources of the A. H. Consumers Society, Inc.,
the parallel cooperative business organization func-
tioning in the development, were to be used for re-
purchasing members’ stock.

4. In the case of Amalgamated Dwellings, when mem-
bers withdrew, the Amalgamated Bank was author-
ized by Messrs. Lehman and Rabinowitz to extend
loans to the cooperative up to the par value of the
stock. This enabled the cooperative to redeem the
members’ stock without difficulty.

These efforts had a beneficial effect. Member-coopera-
tors who were wavering whether to stay in the com-
munity or to leave, were encouraged to remain.

With little money available for investment in a co-
op apartment, the corporations agreed to rent some of
the vacant apartments. In cases where an individual was
hesitant about making the investment, a plan was de-
veloped by which he could join on a temporary basis
by investing only $100 per room. In these cases, fami-
lies signed a lease for a 21/5-year period and paid a fixed
rental. This rental was usually about $5 to $10 per
month higher than the maintenance charge paid by co-
operators for the same apartment. If after the 21/
years or at anytime during that period, the tenant de-
cided to join as a cooperator, the excess charge was
credited against the investment. If he decided not to
become a member and wanted to withdraw, his $100
per room was refunded to him. In-such cases, it was op-
tional for the corporation to allow him to continue as
a tenant.

In all these transactions, A. H. Consumers Society,
Inc. acted as an agent for the housing corporation. The
highest amount of the cooperative stock taken over
by A. H. Consumers Society during this period was
$275,000 or almost 30% . The depression years were
our darkest hour. By the emergency measures described
above and by the cooperative spirit of the people, we.
survived. Two other large cooperative developments
which had been organized about the same time were not
so fortunate and became casualties of the depression.

Rebuilding was a slow and tedious process. It took all

. of ten years before the havoc created by the depression

could be overcome and new work undertaken. As the
economic depression subsided, the stock was resold to
new cooperators and the money was used to pay off the
loans, repay the deferred payments on the mortgage
amortization, and the other obligations incurred. The
members who had left the community eventually re-
ceived back every dollar of their investment.

A.H.Consumers Society, Inc.

Immediately after the completion of the first 303
units of the Amalgamated Housing Corporation, it was
felt desirable to develop other activities along coopera-
tive lines. Some of these activities were necessities. For
example, the public school to which all the children
were assigned was about nine-tenths of a mile away.
City folks are not used to walking that far. At a meet-
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ing of the cooperative it was decided that if all members
would contribute $15 per family, a bus would be pur-
chased and the children could be taken to and from
school as well as brought home for their lunches.

The same idea was carried further. Why should each
family buy its door to door delivery of milk separately?
Why not buy the 400 to 500 quarts of milk from one
source and have our own man distribute it? The same
idea could be applied to electricity and other commodi-
ties and services. The problem was who was going to
conduct all these business activities? The members
agreed that a separate corporation be organized to ad-
minister these activities and each member would invest
$10 for one share of stock. This corporation was orig-
inally called the A.C.W. Service, Inc. This was subse-
quently repaced by A. H. Consumers Society, Inc.

Before very long, this organization assumed the re-
sponsibility for many activities and proved to be an in-
valuable adjunct of the housing corporation.



This corporation had its own Board of Directors and
conducted its business separately from the housing co-
operative. However, it recognized the fact that it existed
only by virtue of the existence of the housing organiza-
tion. With that in mind, the president and manager of
Amalgamated Housing Corporation always acted in the
same capacity for the A. H. Consumers Society. From
time to time, joint meetings were held of the House
Committee and the Board of Directors of the A. H.
Consumers Society to act on matters that concerned the
community.

In 1936, the public utility company attempted to in-
crease the cost of electricity of the housing cooperative
by asking the Public Service Commission to eliminate
conjunctional billing. Up to that time, the cooperative
was purchasing current at wholesale and metering it
to the individual cooperator at the prevailing retail rate.
The profit was rebated to the members in one form or
another. Faced with increased electrical costs, A. H.
Consumers Society built a small power plant, generating
its own electricity and distributed the current to the
members of the housing society. During World War II,
at the urgent request of the government not to use fuel
oil, the plant was shut down. By that time the plant was
fully depreciated.

With the completion of building 9, the A.C.W. Cor-
poration was dissolved and the functions performed
by that corporation of repurchasing the stock from
the outgoing members and later reselling it to the in-
coming members, was taken over by the A. H. Con-
sumers Society, Inc. This function, as already described,
proved to be of immense importance. Several years la-
ter, when it was agreed to establish a reserve fund for
this particular purpose, A. H. Consumers Society was
made the trustee of this fund. The fund at this time
amounts to $430,000.

In 1940 to 1941, when a demand for small units came
from an elderly group of cooperators, A. H. Consumers
Society took on the responsibility to erect forty-eight
such units-in three two-story buildings. These buildings
were later incorporated in the Amalgamated Housing
development.

Post-War Expansion

After the war, the supply of construction materials
was still regulated and construction was permitted to
be undertaken only for veterans. A pilot project was
undertaken to accommodate the veterans of the com-
munity. Soon after that, the Legislature of New York
State extended the benefits of the Housing Act of 1926
for another period.

Plans were developed to expand the Bronx commun-
ity by approximately 750 units. Our plans called for
the construction of four large apartment buildings, a
garage for three hundred automobiles, and a central
heating plant to serve the entire development.

The new buildings doubled the size of our com-
munity; the expansion program was undertaken at a
cost of approximately $8,000,000. Due to increasing
costs, each building was constructed separately. The
Korean conflict delayed our construction somewhat, and
the program was not completed until 1952.

The post-war buildings are much different in appear-
ance from the older units. They are twelve stories high
and are completely fireproof. Balconies and terraces
were added to a number of the apartments; this innova-
tion has become quite popular recently. The roof of the
garage under building 8 was landscaped and an off-
the-street playground and garden was provided for the
cooperators. The new buildings were numbered 8, 10,
12, and 14.

To avoid a great deal of red tape and technicalities,
A. H. Consumers Society undertook to take the respon-
sibility of erecting these buildings and to turn them
over, at cost, to the housing corporation upon comple-
tion. To do this work under the control of the housing
corporation would have meant that every subcontract
would have to be approved by the Commissioner of
Housing, thus leading to a lot of delay and other com-
plications.

During the same period, A. H. Consumers Society
acquired a taxpayer of twenty-one stores in the im-
mediate neighborhood of the housing development.
The enlarged community needed adequate shopping fa-
cilities; the small co-op food store, which had operated
for many years in one of the buildings of the Amal-
gamated Housing Corporation, was by far too small.
The taxpayer was rebuilt to provide a large co-op super-
market and other stores.



WHAT THE MEMBERS OWN
AMALGAMATED HOUSING CORP.
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‘ It is conservatively esti-
mated that the difference
in rent between coopera-
tive housing and compara-
ble private housing ranges
from 20 to 45 percent.
This illustration is based on
25 percent savings, plus
rent rebates.




HOW THE RENTAL DOLLAR
WAS SPENT

AMALGAMATED HOUSING CORPORATION
1927

Average Rental

per room

/' ‘ $11.00

1957

Average Rental

per room
$14.58*
*Includes $1.38 per room
for gas and electricity
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Redevelopment Law and

Amalgamated Dwellings Area

Quite different was the situation in the Amalgamated
Dwellings. The area generally had not been rehabilita-
ted; no new residential buildings were erected in that
entire section for a period of almost fifty years. The old
buildings were being boarded up. The section was tak-
ing on the appearance of a blighted area. The dream of
Sidney Hillman and President Franklin D. Roosevelt
that the east side would be rebuilt with developments
similar to Amalgamated Dwellings had not material-
ized.

A short time before the outbreak of World War II,
at the urging of Robert Moses, the New York City Plan-
ning Commission agreed to rehabilitate a large sub-
standard area in Manhattan. To enable an insurance
company to do that, the New York State Legislature
adopted the Redevelopment Companies Law. This leg-
islation enabled the City to condemn property and resell
it at the cost in condemnation to a sponsor for the pur-
pose of redeveloping it for housing. Tax abatement on
the improvements was permitted at the option of the lo-
cal authority. Stuyvesant Town and Peter Cooper de-
velopments were erected by the Metropolitan Life In-
surance Company under this legislation.

Realizing the urgency of having to do something to
save Amalgamated Dwellings from being engulfed by
the surrounding slum buildings; and seeing the possi-
bilities of providing more apartments for prospective
cooperators, management began to formulate plans to
organize a redevelopment company. We selected a site
which would clear the slums surrounding Amalgamated
Dwellings. We asked the Amalgamated Clothing
Workers' of America to sponsor this ambitious co-
operative and they agreed to do so.

Our plans necessitated our clearing four blocks of
some of the worst slum buildings in the city; this in-
volved the demolition of sixty-five tenement buildings.
In their place, we erected three modern twelve-story fire-
proof apartment buildings, shopping facilities and a
four story garage. Several small streets on the site were
eliminated to permit a huge garden and a playground
to be developed between Amalgamated Dwellings and
one of the new buildings. Another large garden and
playground is located between the other two new build-
ings.

The cooperative, which was built at a cost of $9,100,-
000, provides 807 families with apartments. The aver-

age carrying charge is $16.00 per month per room;
when considering the rentals of post war housing, this
average must be recognized as very low. The coopera-

. tive was named after Sidney Hillman, who had died in

1946, in recognition of the leadership and vision he ex-
ercised in the field of housing.

In spite of many difficulties encountered, the develop-
ment was completed in less than three years. When the
community was occupied, there were neafly a thousand
families who had applied who could not be accommo-
dated. This group later acted as the nucleus for another
development undertaken by the ILGWU. The neighbor-
hood changed its appearance. The same plans of organi-
zation and operations used in the Amalgamated Hous-
ing Cooperative and in Amalgamated Dwellings were
used in the Hillman Houses — the new development.

Cooperative Communities

The financial benefits and advantages of cooperative
housing are evident from the preceding pages. The so-
cial and cultural benefits made possible in cooperatives
are of equal importance. From the inception of the first
units, it was planned to develop a closely-knit com-
munity. In many apartment developments in large cities,
families live next door to one another for years without
ever becoming neighbors. In a cooperative, the bond
of mutual ownership creates a basis for common intet-
ests among the members.

Operations of a self-help enterprise require the mem-
bers to meet together to discuss problems which arise.
These meetings help develop homogeneous communi-
ties. Our cooperatives have aptly been described as small
towns. The association and neighborliness found in
these developments is most unusual in a large city. It
was only natural for the members to use the principles
of mutual aid to meet some of their other social, cul-
tural and economic needs.

Almost from necessity, the Bronx cooperative, being
somewhat isolated from the cultural centers of the city,
had to develop its own social programs to meet the
needs of its members.

When the community was very young, there was no
public library in the neighborhood. The members, there-
fore, organized and financed a well-stocked library of
their own. For many years, this library served the com-
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munity. When a branch of the New York Public Li-
brary opened in the neighborhood, we discontinued
ours and donated our collection of books to it. Sunday
morning forums and lectures, for many years, were an
important part of our educational program. Many well-
known persons have come to the community to partici-
pate in these programs.

Unlike some other developments, which prefer ac-
cepting families without children, in the cooperatives,
children receive special attention. A cooperative nursery
school and a summer day camp were among the first
cooperative organizations started in the Bronx com-
munity. These two cooperatives have been providing
important programs for many years. Many other recrea-
tional and social programs have been organized for
young cooperators. These include: music, art, dramatics,
crafts, hobbies, and dancing groups, each offering well-
rounded programs for those who participate. A can-
teen for teen-agers offers special supervised activities
for these young people.

All of these activities take place within the develop-
ments. Ample facilities have been provided for such

programs. Each group is organized and run by inter-
ested cooperators on a self-sustained basis. Each com-
munity has its own monthly publication which keeps
the members informed about activities in the housing
cooperatives and the related groups.

We are justifiably proud of the fact that in the history
of our developments, there has never been a single case
of juvenile delinquency. There are reasons for this fine
record. First, our cooperatives are stable communities.
About 709 of the original pioneers are still living in
the Amalgamated. There are many second and third
generation families living in these communities. In such
an atmosphere, young people have the opportunity to
establish roots and a sense of security. Secondly, the
broad program of activities mentioned above has inter-
ested and channeled the activities of children of all
ages in worthwhile pursuits.

The community is also proud of the fine scholastic
achievement of its young people. It is estimated that
between 70 % and 809 of our high school graduates
go on to college. A large number of students have won
scholarships and other academic awards.




Some Community Activities

The credit unions were among the first
cooperatives organized in the com-
munities.

Children at work in the co-op nursery
school.

Musical programs have always been
one of the most popular activities.

Van Cortlandt Park provides many fa-
cilities for the community.

Many of the members participate in art
classes.



Social programs for adult cooperators have not been Cooperative credit unions are flourishing in both

neglected. The members have organized numerous ac- communities. These institutions have provided the op-
tivities to meet their diversified interests. Adults of portunity for people to have some control over their
every age participate in these programs. Many mem- own savings. The credit union also extends low-interest
bers also engage in public affairs outside of the com- loans, coupled with life insurance, to its members.
munity; they are providing leadership for important These “people’s banks” demonstrate how people can
programs in the city and state. democratically own and control their own businesses.

In addition to meeting their social and cultural needs Both communities are served by large cooperative
cooperatively, the members have applied the same self- supermarkets, each doing over a million dollars in sales
help principles to solve some of their economic prob- a year. The co-op market in the Bronx started in the
lems. basement of one of the apartment buildings. Most of

The Bronx cooperative community has expanded. It now includes the Amal-
gamated Housing Corporation 1,435 units, Mutual Housing Association
123 units and the Park Reservoir Housing Corporation with 275 units.
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the families are members of this cooperative. They have
invested in the cooperative by purchasing a share of
stock. Their co-op is run by directors whom they elect
at the annual meetings. Like the housing cooperative,
the supermarkets are non-profit enterprises and sur-
pluses are returned to the members on the basis of their
patronage. These enterprises are another example of
consumers helping themselves by working together.

The importance of these cooperative programs should
not be underestimated. They are fulfilling specific needs
of people, but more than that, they are developing re-
sponsible cooperators and citizens. All of these enter-
prises are democratically organized and controlled by
members interested in the various programs. The re-
sponsibility for the success of these cooperatives rests
with the members of each group. It has been gratifying
to see large numbers of people participating in these
programs. The democratic process has been strength-
ened by the members accepting the responsibilities to
organize and manage their own cooperative enterprises
to meet their cultural, economic and social require-
ments.

Fulfillment of a Dream

When the Amalgamated Clothing Workers of
America undertook the sponsorship of the Amalgama-
ted Housing Corporation, ‘Amalgamated Dwellings,
Inc., and the Hillman Houses, they were undertaking
the sponsorship of a dream. A dream born out of eco-
nomic necessity. Today, these cooperatives are provid-
ing 2478 families with good housing at a very reason-
able cost. An economic necessity has been fulfilled. But,
as leaders of the Amalgamated Clothing Workers’
Union foresaw, these communities have provided more
than good housing at a reasonable price.

The social significance which these three union-spon-
sored, consumer-owned cooperatives have had in de-
veloping responsible citizens and building better com-
munities, has been a major contribution to the com-
munity at large. The valuable assistance, encourage-
ment, and integrity of the Union and its officers, Hill-
man and Potofsky, have immeasurably added to the
success of these cooperative organizations.

The significant contribution the Amalgamated Cloth-

ing Workers of America has made in the development
of cooperative housing has been recognized the world

over. Recently, other labor unions have followed their
example by entering this field.

Many people have contributed to the success of these
enterprises. We have mentioned a few of those who
have played a significant role in our history. Robert
Szold, of the law firm of Szold, Brandwen, Meyers and
Blumberg, president of Hillman Houses, has been a
director of all the Amalgamated Housing enterprises
since their inception and has given invaluable service,
advice, and devotion to these organizations. During the
life of these cooperatives, Mr. Szold, more than any
other director, has shared with the members the cooper-
atives’ problems, difficulties, expectations, and accom-
plishments.

Michael Shallin served as my co-worker for twenty-
seven years. His loyalty and contributions to our work
have inspired many others. We have been fortunate in
having a staff comprised of faithful and efficient men
and women.

The success of the Amalgamated enterprises is due,
in no small measure, to the cooperation we have re-
ceived from the City and the State. The Board of Esti-
mate of the City of New York and the State Division
of Housing by granting tax abatement, have made it
possible for us to maintain low carrying charges in all
the developments.

It is impossible to mention by name the Directors and
the members of the House Committees, all of whom
have helped and contributed so much to guiding the
destinies of these cooperatives.

The common need which brought the first families
together, thirty years ago, still exists for countless
others. More and more people, thousands in number,
are beginning to see the advantages which cooperation
can produce. More labor unions and other organiza-
tions are now accepting the responsibilities which the
Amalgamated Clothing Workers of America undertook
over thirty years ago. The future is bright for the de-
velopment of more cooperative housing and for more
cooperation on the part of the people. Let us hope that
their task will be made easier by what they can learn
from the accomplishments of the past.
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JE WANT A BETTER AMERICA. AN

YV AMERICA THAT WILL GIVE ITS

~ CITIZENS, FIRST OF ALL, A HIGHER AND

HIGHER STANDARD OF LIVING SO THAT

~ NO CHILD WILL CRY FOR FOOD IN THE

MIDST OF PLENTY. WE WANT TO HAVE

AN AMERICA WHERE THE INVENTIONS

OF SCIENCE WILL BE AT THE DISPOSAL

~ OF EVERY AMERICAN FAMILY, NOT

~ MERELY FOR THE FEW WHO CAN AFFORD

~ THEM; AN AMERICA THAT WILL HAVE
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~ WILL MAKE IT POSSIBLE FOR ALL GROUPS,
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LIVE IN FRIENDSHIP. TO BE REAL

[EIGHBORS; AN AMERICA THAT WILL
 CARRY ITS GREAT MISSION OF HELPING
 OTHER COUNTRIES TO HELP THEMSELVES.
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is plaque occupies a prominent place
in the Hillman Housing Cooperative.
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