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Rent Control
By Walter Block

also

N ew York State legislators defend the War Emergency Tenant Protection Act

as a way of protecting tenants from war-related HousNG

known as rent control
shortaves. The war referred to in the law is not the 2003 war in lrag, however, or the
Vietnam War; it is World War Il. That is when rent control started in New York City. Of
course, war has very little to do with apartment shortages. On the contrary, the shortage is
created by rent control, the supposed solution. Gotham is far from the only city to have
embraced rent control. Many others across the United States have succumbed to the
blandishments of this legislative “fix.”
Rent control, like all other government-mandated prICE conTROLS, is a law placing a
maximum price, or a “rent ceiling,” on what landlords may charge tenants. If it is to have
any cffect, the rent level must be set at a rate below that which would otherwise have
prevailed. (An enactment prohibiting apartment rents from exceeding, say, $100,000 per
month would have no effect since no one would pay that amount in any case.) But if rents
are established at less than their equilibrium levels, the quantity demanded will necessarily
exceed the amount supplied, and rent control will lead to a shortage of dwelling spaces. [n
a competitive market and absent controls on prices, if the amount of a commodity or
service demanded is larger than the amount supplied, prices rise to eliminate the shortage
(by both bringing forth new supeLy and by reducing the amount demanded). But controls

prevent rents from attaining market-clearing levels and shortages result.

With shortages in the controlled sector, this excess pemanD spills over onto the
noncontrolled sector (typically, new upper-bracket rental units or condominiums). But this
noncontrolled segment of the market is likely to be smaller than it would be without
controls because property owners fear that controls may one day be placed on them. The
high demand in the noncontrolled segment along with the small quantity supplied, both
caused by rent control, boost prices in that segment. Paradoxically, then, even though
rents may be lower in the controlled sector, they rise greatly for uncontrolled units and

may be higher for rental housing as a whole.
As in the case of other price ceilings, rent control causes shortages, diminution in the
quality of the product, and queues. But rent control differs from other such schemes, With

price controls on gasoline, the waiting lines worked on a first-come-first-served basis. With
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This line of reasoning holds not just for you, burt for everyone else as well. As a result, the
quantity of aparements for rent will be far smaller than otherwise. And not so amazingly,
the preceding analysis holds true not only for the case where rent controls are in place, but
even where they are only threatened. The mere anticipation of controls is enough to have a
chilling effect on such investment. Instead, everything else under the sun in the real estate
market has been built: condominiums, office towers, hotels, warchouses, commercial
space. Why!? Because such investments have never been subject to rent controls, and no
one fears that they ever will be. It is no accident that these facilities boast healthy vacancy
rates and relatively slowly increasing rental rates, while residential space suffers from a
virtual zero wvacancy rate in the controlled sector and skyrocketing prices in the

utwontrolled sector,

Although many rent-control ordinances specifically exempt new rental units from
coverage, investors are too cautious (perhaps too smatt) to put their faith in rental housing.
In numerous cases housing units supposedly exempt forever from controls were
s 1 =~ v S K : i
nevertheless brought under the provisions of this law due to some “emergency” or other.
New York Citv's sovernment. for example has three times broken its TR T—
New York City's government, for example, has three times broken its promise to exempt
new or vacant units from control. So prevalent is this practice of rent-control authorities

that a new term has been invented to describe it: “recaprure.”

Rent control has destroyed entive sections of sound housing in New York's South Bronx
and has led to decay and abandonment throughout the entire five boroughs of the city.
Although hard statistics on abandonments are not available, William Tucker estimates
that about 30,000 New York apartments were abandoned annually from 1972 to 1952, a loss
of almost a third of a million units in this eleven-year period. Thanks to rent control, and
to potential investors’ all-roo-rational fear that rent control will become even more

stringent, no sensible investor will build rental housing unsubsidized by government.

Effects on Tenants

Existing rental units fare poorly under rent control. Even with the best will in the world,
the landlord sometimes cannot aftord to pay his escalating fuel, labor, and materials bills,
to say nothing of refinancing his mortgage, out of the rent increase he can legally charge.
And under rent controls he lacks the best will; the incentive he had under free-market

conditions to supply tenant services is severely reduced.

The sitting tenant is “protected” by reat control but, in many cases, receives no real rental
=

bargain because of improper maintenance, poor repairs and painting, and grudging

provision of services. The enjoyment he can derive out of his dwelling space ultimartely

tends to be reduced to a level commensurate with his controlled rent. This may take

decades, though, and meanwhile he benefits from rent control.

https:/'www.econlib.org/library/Enc/RentControl.htmi?to_print=irue 317



3/19/2019 Rent Control - Econlib
The negative consequences of rent legislation have become so massive and perverse that
even many of its former supporters have spoken out against it. Instead of urging a quick
termination of controls, however, some pundits would only allow landlords to buy tenants
out of their controlled dwellings. That they propose such a solution is understandable.
Because tenants outnumber landlords and are usually convinced that rent control is in
their best interests, they are likely to invest considerable political energy (see RENT SEEKING)
in maintaining rent control. Having landlords “buy off” these opponents of reform,

therefore, could be a politically effective way to end rent control.

But making property owners pay to escape a law that has victimized many of them for years
is not an effective way to make them confident that rent controls will be absent in the
future. The surest way to encourage private investment is to signal investors that housing
will be safe from rent control. And the most etfective way to do that is to eliminate the
possibility of rent control with an amendment to the state constitution that forbids it.
Paradoxically, one of the best ways to help tenants is to protect the ECONOMIC FREEDOM of

landlords.

Rent Control: [t's Worse Than Bombing

NEW DELHI—A “romantic conception of sociansy” .. destroyed Vietnam's economy in the

years after the Vietnam war, Foreign Minister Neuyen Co Thach said Friday.

Addressing a crowded news conference in the Indian capital, Mr. Thach admitted thac

controls ... had artificially encouraged demand and discouraged supply.... House rents had

.. been kept low ... so all the houses in Hanot had fallen into disrepair, said Mr. Thach.

*The Americans couldn't destroy Hanoti, but we have destroyed our city by very low rents.

We realized it was stupid and that we must change policy,” he said.

—From a news report in Jowrnal of Commeice, quoted in Dan Seligman, “Keeping Up,” Fortune,

February 27, 1089,
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and Realicies, Walter Block and Edgar Olsen, eds. (Vancouver: The Fraser [nstitute, 1951),

p. 224,

4

Assar Lindbeck, The Political Economy of the New Left (New York: Harper and Row, 1972);
cited in Sven Rydenfelt, “The Rise, Fall and Revival of Swedish Rent Control," in Rent
Control: Myths and Realities, Walter Block and Edear Olsen, eds. (Vancouver: The Fraser

Institute, [931). pp. 213, 230.

5
States New York “public advocate”™ Mark Green: “the number of rent-controlled
apartments fell 15.2% between 1991 and 1993 and the new data we have analyzed shows an
even greater decline—3zo0%-—trom 1993 to 1996. [ndeed, the rotal number of rent-controlled
apartments  has  fallen by 7% from its peak of 285000 in 198"
(heep//www tenant.net/Alerts/Guide/papers/mgreenc.heml). This is due to the fact that
when rents reach a certain level ($2,000 per month under certain conditions), apartments
leave the controlled secror altogether. [ntlation plus a “hot” New York City housing
market  have  pushed many units  above  this  level.  See  on  this
heep://www.housingnyc.com/html/resources/fag/decontrol.html. Ken Rosenblum, Mike

Golden, and Deborah Poole provided the above cites.

https://www.econlib.org/library/Enc/RentControl.himl?to_print=true 77




3/19/2719

Check the data: Herbicides no threat to water quality - Opinion - The Register-Guard - Eugene, OR

Tlye Reqister-Guard

Opinion

Check the data: Herbicides no threat to water
quality

By Jay Bozievich
Posted Jun 12, 2018 at 12:01 AM
I was troubled to read a June 5 opinion piece, “Forest herbicides threaten

McKenzie River water quality,” that took a statement of mine out of context, and
then went on to spread unfounded fear about the quality of our drinking water.
Contrary to the picture painted in that article, data collected by the Eugene

Water & Electric Board continues to confirm the safety of our drinking water

supply.

Even the use of the term “forest herbicides” is a falsehood used to invoke fear.
Most herbicides used in forestry are available to homeowners at Jerry’s, and
those few that are not are used by agriculture also. There is no group of

herbicides called “forest herbicides.”

According to testing data available on the EWEB website (www.eweb.org), from
2014-17 the utility found no detections of tested-for herbicides in treated
drinking water. The testing monitored for several herbicides commonly used in
forestry, including; atrazine, 2,4-D and glyphosat e— yet had no detections of any

of those compounds.

The 2012 EWEB study chronicling eight years of data from the pre-treated
source water also tells a positive story. The study concluded that, "[N]o
significant detections based on the common LRL (laboratory reporting level) of
any pesticide compounds were observed at the drinking-water intake or any
mainstem river site, indicating that concentrations in the McKenzie River itself

were consistently low.”

In fact, after testing for 175 different compounds for eight years, detections of
herbicides used in forestry were rare and order of magnitude below any human
health benchmarks.

https:/iwww.registerguard.com/opinion/20180612/check-data-herbicides-no-threat-to-water-quality
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drinking water for our entire community. But when it comes to forestry
herbicide use, I agree with the eight-year EWEB study that concluded,
”[Florestry pesticide use is not considered a likely threat to drinking water

quality at the present time.”

Jay Bozievich represents the west Lane district on the Lane County Board of

Commissioners.

https://www.registerguard.com/opinion/20180612/check-data-herbicides-no-threat-to-water-quality 3/3



5312¥ )00Z - Alunod sooj “etlodl

5340V NOSY - AJUNo Ljoauly
S312Y NOSE - Alunog Yoowe|(jiy

Protected

Acres Burned

$242Y +300T - Aluney Lolen fuo
- |} eufnbej ‘salay YSTT - AlUNoD SO

350,000

300,000

1924:
Salmanbery
il

250,000

ODF Fire History 1911-2017

1932:
Salmonberny
2

Data from 19211-12928: Wolf, Gibson, Zybach Archives

Data from 19292-2017: ODF FiresDB

Large Fires labeled for reference: NIFC, Zybach @ NW Maps Co. 2014
PDO and Drought Data from ODF Meteorology/Smoke Mgmt

1933;
lllameok Burm
#1
1939:
hilamook Bum
#2,
Saddle Min

10-

| l Yracres treng

- (¥m ‘Aunop euews
313y WE (eusjuoi-oyen|) iR

Gaol Phase
(1890) - 1924
Lemps cool

aver N. Amerien

$310Y 36ET
saJid J3L3Q pue uossiQ a81e] ABA TT6

$310Y N00E

1927 Walker
Range FPA

Warm

Temps warn over North America

2 2 ] =

: T
B
W W

o

1935 USFS = : i i 3 4 2k -V
' : e . 560 Fsh Fire Team Nozarwitdfire ns ol
[} A SWildlire lnsuranee Folic
PR e ﬂ Dispateh: Caos FPA i e 4
Cassidy Creek Fire ? 1969 Smoke Management
Y Program

Phase 1925 - [946 Coal Phase 1947 ' 1976
,f;‘w.,ln cool oter r\’nl'u’{‘ Americit
1
P oo il fopver SRR 7 S v S () L AR TN S (12 98) (o)) 1A
|

Drought determination is based on Palmer Hydrological Drought index of 2.0 (moderate drought) or greaterin 3 or more of ¢ Oregon sub-regions in any given year.
Fire data shown are ODE-Protected Acres Burned from Statistical fires where ODF was the primary protection @igency. Historical large Oregon fire names are shown for context above the year of occurrence.

PDO: During a warm or "pasitive”, phase, the west Pacific Ocean becomes cooler and parl of the eastern ocgan warms; temperatures warm over Nerth America.
During a cool or "'negative” phase, the west Pacific Ocean becomes warmer and part of the eastern ocean ¢oals; ternperatures cool over North America.,

fal=

Acres Burned
Acres Burned - Rrought Year

Human Fires
Lightning Fires

O W D WD -
=0 S T v R R

P lOf)fj: rn.(é_{idgen‘éy F]ré

Crew Agreements

. 1988: BLM Conlract

Warm Phase 1977 - 20006

e

)

Temps warm over North America

Number
of Fires

2,000

1,800

1,600

Advsin Lo
= Detection Wildfire
Frolection
2004z IstFirewise: AC!
Communily: Woarm
Fall'Rlver Esfates, Phiase
Deschutes 204 -

Counl
4 Caal Phase Temps

2007- 2014 warm
n"r‘m‘fu cool over Y.
over N, America  America






