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Roofs or  Ceilings?
The Current  Housing Problem

By  Milton Fr iedm an and George J.  St ig ler

This essay  w as publish ed by  FEE in  pam phlet  form  as par t  o f a ser ies called " Popu lar  
Essays on Cur ren t  Problem s"  in  Sep tem ber  19 46 .

FOREW ORD

I f  par l iam ent ary  m aneuver in g h ad pr event ed renew al of  OPA pow ers in  Ju ly  19 46 ,  
w ould governm ent  pr ice cont ro ls h ave en ded? Or  w ould t h ey  h ave been r ev ived by  
st at e and local govern m en t s and by  n ew  Federal st at u t es?

I n  t he case of  ren t  cont ro l, at  least ,  t h e answ er  is clear .  Dur in g t he lapse of Federal 
con t rols in  Ju ly , on e st at e and loca lit y  a ft er  anot her  set  up or  p lann ed t o  set  up it s 
ow n agencies for  m ain t ain ing ceil ings on  ren t s.

Wh y? 

Becau se so m any  cit izen s and govern m en t  o ff icia ls con sider  t h ese cont ro ls t o  be 
n ecessar y or  desirab le , for  one reason  or  an ot h er .  Even am ong t hose w h o oppose 
con t in uan ce of  o t her  form s of pr ice and w age con t rol,  a  large num ber  m ake an  
except ion in  favor  o f rent  cont rol.  I t ,  at  least ,  t h ey  say ,  sh ou ld be ret ained.

Yet  r ent  con t rol,  a long w it h  law s prot ect ing  t enant s again st  ev ict ion,  in volve par t ial 
expropr iat ion  of p roper t y  r ight s.  I t  l im it s t he ow ner 's r ight  t o use an d t o  profit  f rom  
t h e u se of h is proper t y .  I t  a lso rest r ict s t h e oppor t un it y  o f everyone e lse w h o w ould 
l ike t o  b id  for  t he use of th e pr oper t ies t hu s cont ro lled by  governm ent .

This par t icu lar  m et hod of expropr ia t in g proper t y  r igh t s and rest r ict in g oppor t un it y  in  
peace t im e is som et h in g n ew  in  t he Unit ed St at es .  How  long w il l i t  con t in ue an d how  
far  w il l  i t s cor rosive in f lu ence spread in  Am er ican at t it u des t ow ard  ind iv idual 
en t erpr ise and pr ivat e proper t y  in  gen eral?

"Milit ary  n ecessit y "  w as used dur in g t h e w ar  as a reason  for  in t rodu cing nu m erous 
com pulsion s and rest r ict ions in t o  t h e Am er ican  econ om y .  Most  suppor t ers of  ren t  
con t rol st il l  j u st ify  it s con t in uance m er ely  as a t em porary  "em er gency "  m easu re.  Th e 
w ar  su pposedly  rest r ict ed residen t ial bu ild in g,  w h ile popu lat ion cont inued t o 
increase,  w it h  a con sequ ent  t em porary  "housin g shor t age. "

Bu t  w h at  are t h e fact s o f th e m at t er? Did th e in crease in  populat ion  or  n um ber  of 
fam ilies act u ally  ou t st r ip  resident ial bu ild ing?

An d is governm ent  r ent  con t rol serv ing t he avow ed purp oses of it s suppor t ers? I s it  
h elp in g vet erans,  form er  w ar  w orkers,  n ew lyw ed s,  and low er  incom e fam ilies t o f ind 
h ou sing at  " reasonable"  cost?

Wh at  is a " reason able"  rent ? What  are rent s pa id  for—m erely  t o  g ive t h e lan d " lord"  
an  incom e? Or  does t he rent al m arket  serve som e ot h er  pu rpose w h ich has b een 
t aken  for  gran t ed so long t hat  it  has been for got t en ?

Professors Fr iedm an  an d St ig ler  h ave spen t  years in  st u dy  an d t ra in ing so t hat  t hey  
m igh t  be ab le bet ter  t o  deal w it h  j u st  such quest ions.  Their  answ ers m ay  su rpr ise 
you.

LEONARD E. READ
President
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Roofs or  Ceilings? The Current  Housing Problem
By  Milt on Fr iedm an and George J.  Sig ler

 ( 19 46 )

The San  Francisco ear t hqu ake of Apr il 1 8,  1 9 06  w as follow ed by  great  f ires w h ich in  
3  days u t t er ly  dest r oyed 3,4 0o acres of  bu ild ings in  t he hear t  of  t h e cit y .  

Maj .  Gen .  Greely , com m ander  o f t h e Federal t r oops in  t he area,  descr ibed t he 
sit u at ion  in  t hese t erm s:

"Not  a  hot el o f not e or  im por t ance w as lef t  st anding.  The great  apar t m ent  
houses h ad vanish ed .  .  .  Tw o h undr ed an d t w en t y - f ive t h ou san d people 
w ere .  .  .  h om eless."  

I n  addit ion ,  t he ear t h quake dam aged or  dest royed m any  ot h er  h om es.

Thu s a cit y  of  abou t  40 0 ,0 00  lost  m ore t han h alf of  it s housin g facil i t ies in  t hree 
days.

Var ious fact ors m it igat ed t he acu t e shor t age of housin g.  Man y  people t em porar ily  lef t  
t h e cit y—one est im at e is as h igh  as 7 5,0 00 .  Tem porar y cam ps an d shelt ers w ere 
est ab lished an d at  t heir  p eak ,  in  t he su m m er  of 1 90 6,  cared for  about  3 0,0 00  
people.  New  const ruct ion proceeded rap id ly .

How ever , af t er  t h e d isast er ,  it  w as necessary  for  m any  m on t hs for  perhaps one- fif t h  
o f t he cit y 's form er  populat ion  t o  be absorbed in t o t he rem ain in g h alf of  t he housin g 
facil i t ies.  I n  ot h er  w ords,  each r em ain in g h ouse on t he average had t o  sh elt er  4 0 
percent  m ore people.

Yet  w h en on e t u rns t o t he San  Francisco Chr onicle of  May  24 ,  1 90 6 t he f ir st  availab le 
issue aft er  t he ear t h quake—Mere is n ot  a  sin g le  m ent ion  of  a  housing shor t age!  Th e 
classif ied adver t isem en t s l ist ed 64  offers ( som e for  m ore t han one dw ellin g)  o f f lat s 
an d h ou ses for  rent ,  and 19  of hou ses for  sa le,  against  5  ad ver t isem en t s of  f lat s or  
h ou ses w an t ed.  Then  an d t h ereaf t er  a  considerable n um ber  of all t ypes of  
accom m odat ion except  hote l room s w ere of fered for  rent .

Th e  H ou sin g  Prob le m  in  1 9 4 6  

For t y  years lat er  anot her  hou sing  sh or t age descen ded on San  Fr ancisco . This t im e 
t h e shor t age w as nat ion - w ide.  The sit uat ion in  San Fran cisco w as not  t he w or st  in  
t h e n at ion,  but  becau se of  t h e m igrat ion w est w ar d it  w as w orse t han  average.  I n
1 94 0,  t he p opulat ion of 63 5,0 00  h ad n o sh or t ag e of h ou sing,  in  t h e sense t h at  on ly  
9 3 percen t  o f t he dw ell ing un it s w ere occu pied.  By  19 46  t he populat ion  had 
increased by  at  m ost  a t h ird—abou t  2 00 ,00 0.  Meanw hile t h e n um ber  of dw elling 
u n it s had increased by  at  least  a f if t h .

Therefore,  t h e cit y  w as being asked t o sh elt er  xo percent  m or e people in  each  
dw ell ing u n it  t h an before t he w ar .  One m igh t  say  t h at  t h e shor tage in  19 46  w as one-
qu ar t er  as acut e as in  1 90 6,  wh en each rem ain in g dw ell ing u n it  h ad to  shelt er  40  
percent  m ore people t h an before t he ear t hqu ake.

I n 19 46 ,  how ever ,  t h e h ou sing sh or t age d id  n ot  pass u nn ot iced by  t h e Chronicle or  
by  ot h ers.  On  January  8  t h e Califor n ia st at e leg isla t ure w as conven ed an d t h e 
Govern or  l ist ed t h e h ousing shor t age as " t h e m ost  cr it ica l prob lem  facing 
Californ ia ."  Dur in g t h e f ir st  f ive days of t h e year  t h ere w ere alt oget her  on ly  4  
ad ver t isem en t s of fer ing houses or  apar t m ent s for  rent ,  as com pared w it h  64  in  on e 
day in  May  1 90 6,  and 9 adver t isem ent s of fer in g t o  exchan ge qu ar t ers in  San  
Francisco for  quar t ers elsew here.  Bu t  in  19 46  t h ere w er e 3 0 adver t isem ent s per  day  
by  persons w an t in g t o  ren t  h ou ses or  apar t m en t s,  against  on ly  5  in  19 06  af t er  t h e 
great  d isast er .  Dur ing  t h is sam e per iod in  1 94 6,  t here w ere abou t  6 o adver t isem ent s 
per  day  of  houses for  sale,  as against  19  in  19 06 .

I n  both  1 90 6 and  19 4 6,  San Fran cisco w as faced w it h  t h e prob lem  th at  now  
con front s t he ent ire nat ion :  h ow  can  a relat ively  f ixed am oun t  o f hou sing  be d iv ided 
( t h at  is,  rat ion ed)  am ong people wh o w ish m u ch  m ore unt i l n ew  con st ruct ion  can f i ll  
t h e gap? I n  1 90 6 t h e ra t ion ing  w as done by  h igh er  rent s.  I n  1 94 6,  t he use of h igher  
ren t s t o rat ion  housin g h as been  m ade il legal by  th e im posit ion  of rent  ceil in gs,  and 
t h e rat ion ing is by  ch ance and favor it ism .  A t h ird  possib ili t y  w ould be for  OPA t o 
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u nder t ake t he rat ion ing.

Wh at  are t h e com p arat ive m er it s of t hese t h ree m et hods? 

I . The 1 9 0 6  M ethod: Pr ice Rat ioning

War  exper ien ce has led m an y people t o t h ink  of  rat ion ing as equivalen t  t o OPA 
form s,  cou pon s,  and orders.  

Bu t  t h is is a sup er ficial v iew ;  every t h ing  t hat  is not  as abu ndant  as a ir  or  sunlight  
m ust ,  in  a  sense, be rat ioned. That  is,  w h enever  people w an t  m ore of som et h in g 
t h an can  be had for  th e ask ing,  w het her  bread,  t heat er  t icket s,  b lan ket s,  or  h aircu t s,  
t h ere m ust  be som e way  of det erm in in g how  it  sha ll be d ist r ibu t ed am on g t h ose w h o 
w an t  it .

Our  norm al peace- t im e basis o f r at ion ing  has been t he m et hod of t he auct ion sa le.  I f  
dem and  for  any t h in g increases,  com pet it ion am ong buyers t en ds t o raise it s pr ice.  
Th is r ise in  p r ice causes buyer s t o  u se t he ar t icle m ore spar ing ly ,  carefu lly ,  and 
econ om ically ,  and t hereby  redu ces consum pt ion t o t he su pply .  At  t h e sam e t im e,  t h e 
r ise in  pr ice encourages produ cer s t o  expand out pu t .  Sim ilar ly ,  if  t he dem and for  an y  
ar t icle  decreases,  t h e pr ice t en ds t o  fall,  expan din g con su m pt ion  t o  t he su pply  an d 
d iscou raging ou t put .

I n  19 06  San Fran cisco used t h is f ree m arket  m et h od t o deal w it h  it s h ou sing 
prob lem s,  w it h  a  con sequ ent  r ise of rent s.  Yet ,  alt h ough  rent s w ere h igher  t han  
before t he ear t h quake,  it  is cruel t o  presen t - day  h ou se seekers t o  qu ot e a 1 90 6 post -
d isast er  adver t isem ent :  "Six - room  house and bat h,  w it h  2  addit ion al room s in  
basem ent  h av ing f ire- p laces,  n icely  furn ished;  f in e p ian o;  .. .  $4 5. "

The advant ages of rat ion in g by  h igher  rent s are clear  f rom  our  exam p le:

1.      I n  a  f ree m arket ,  t h ere is alw ays som e h ousing im m ediat ely  availab le  for  
rent —at  a ll r ent  levels. 

2 .      Th e b idd ing up of  ren t s forces som e people t o econom ize on space.  Unt il 
t here is suf f icien t  new  const ruct ion,  t h is doubling up is t h e on ly  solu t ion .  

3.  Th e h igh r ent s act  as a st rong st im u lu s t o new  const ru ct ion .  

4 .      No com plex ,  expensive,  and expan sive m ach inery  is n ecessar y.  The 
rat ion in g is condu ct ed qu iet ly  an d im personally  t h rou gh t h e pr ice syst em .

The fu ll sign if icance of t hese ad vant ages w il l be clearer  w hen  w e have considered t h e 
alt ern at ives.  

Ob j e ct ion s t o  Pr ice  Ra t ion in g 

Again st  t hese m er its,  w h ich before t h e w ar  w ere scarcely  quest ioned in  th e Un it ed  
St at es , t hree of fset t ing ob j ect ions ar e n ow  r aised.  Th e f ir st  ob j ect ion is u su ally  
st at ed in  t h is form :  "The r ich  w il l get  a ll t h e h ou sing,  and t he poor  n on e. "  

This ob j ect ion  is fa lse:  At  all t im es du r ing t h e acut e sh or t age in  19 06  inexpensive 
f la t s and houses w er e availab le.  Wh at  is t ru e is t hat ,  und er  f ree m arket  condit ions,  
t h e bet t er  quar t ers w il l go t o  t h ose w ho pay  m ore,  eit h er  becau se t hey  h ave larger  
incom es or  m ore w ealt h ,  or  because t h ey  prefer  bet t er  h ou sing t o,  say ,  b et t er  
au t om obiles.  

Bu t  t h is fact  has n o m ore re la t ion t o t h e h ou sing prob lem  of t oday  t han  t o  t hat  o f 
1 94 0.  I n  fact ,  i f  in equalit y  o f in com e and w ealt h  am ong ind iv idu als j ust if ies rent  
con t rols now ,  it  prov ided an  even  st ron ger  reason for  such  con t rols in  1 94 0.  The 
danger ,  if  an y ,  t hat  t he r ich  w ould get  all t he housin g w as even gr eat er  th en t han  
n ow .

Each  person  or  fam ily  is now  u sing at  least  as m uch housin g sp ace,  on  t he average,  
as befor e t he w ar  ( see below ) .  Fur t herm ore,  t he to t al incom e of t he nat ion is now  
d ist r ibu t ed m ore equally  am ong t he n at ion 's fam ilies t h an  before t he w ar .  Th erefore,  
i f  rent s w ere fr eed f rom  legal con t rol and lef t  t o  seek  t he ir  ow n  levels,  as m uch 
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h ou sing as w as occu pied  before t he w ar  w ould be d ist r ibu t ed m ore equally  t h an it  
w as t h en.  

The fact  th at ,  u nder  fr ee m arket  con dit ions, bet t er  quar t er s g o t o  t h ose w h o have 
larger  incom es or  m ore w ealt h  is,  if  an y t h ing,  sim ply  a  reason for  t ak ing long- term  
m easu res t o redu ce t h e in equalit y  o f in com e and w ealt h .  For  t hose,  like us,  w ho 
w ould l ike even  m ore equalit y  t h an t her e is at  presen t ,  not  alone for  housing b ut  for  
all pr odu ct s,  it  is surely  bet t er  t o  at t ack  d irect ly  ex ist ing in equalit ies in  in com e and 
w ealt h  at  t heir  sou rce t han t o  ra t ion each  of t he hun dreds of com m odit ies an d 
serv ices t hat  com pose ou r  st andard of liv ing.  I t  is t he height  of  fo lly  t o perm it  
ind iv iduals t o  receive un equal m oney  in com es an d t h en t o take elaborat e and cost ly  
m easu res t o preven t  t hem  f rom  u sing t heir  in com es.*

The secon d obj ect ion of t en raised t o rem ov in g ren t  con t rols is t h at  lan dlords w ould 
ben efit .  Rent s w ould cer t ain ly  r ise,  except  in  t he so- called b lack  m arket ;  and so 
w ould t h e incom es of  lan dlords.  But  is t h is an ob j ect ion? Som e groups w ill g ain  u nder  
an y  syst em  of r at ion in g, an d it  is cer t a in ly  t rue t hat  ur ban residen t ia l landlor ds h ave 
ben efit ed less t han  alm ost  an y  oth er  large group from  t he w ar  expansion.

The u lt im at e so lu t ion  of t h e h ou sing sh or t ag e m u st  com e t hrough  new  const ruct ion.  
Much of  t h is n ew  const ruct ion w ill be for  ow ner - occup ancy . Bu t  m any  persons prefer  
t o  or  m ust  l ive in ren t al proper t ies.  I n crease or  im provem en t  of  h ou sing for  such 
person s depends in  large par t  on t he const r uct ion of new  proper t ies t o  ren t .  I t  is an  
odd w ay t o encou rage new  rent al con st ru ct ion  ( t h at  is, becom in g a landlor d)  by  
gru dging ent erpr isin g bu ilders an at t ract ive r et urn !

The t h ird  cu r rent  ob j ect ion  t o a free m ar ket  in  housing  is t hat  a r ise in  rent s m eans 
an  in f lat ion,  or  leads t o on e.

Bu t  pr ice in f la t ion is a  r ise of  m any  ind iv id ual pr ices,  and it  is m uch sim pler  t o at t ack  
t h e t hr eat  a t  it s sou rce, w hich  is t he incr eased fam ily  incom e an d l iqu id  resou rces 
t h at  f in ance t h e in creased spend in g on alm ost  ever yt h ing.  Heavy  t axat ion ,  
governm ent al econom ies,  and cont ro l of  t h e st ock  of  m on ey  ar e t he fu ndam ent a l 
w eapons t o  f ig ht  in f lat ion.  Tin ker ing w it h  m il l ions of in d iv idu al pr ices—t h e rent  o f 
h ou se A in  San  Fr ancisco,  t he pr ice of  st eak  B in  Ch icago,  t h e pr ice of  su it  C in  New  
Yor k—m eans dealing clum sily  an d ineffect ively  w ith  t h e sym pt om s an d result s of  
in f lat ion inst ead of it s rea l causes.

Yet ,  it  w il l  be said ,  w e are not  invok ing f iscal an d m onet ary  con t rols,  and are not  
l ikely  t o do so,  so t h e rem oval of  ren t  ceil ings w il l,  in  fact ,  incit e w age in creases an d 
t h en pr ice in creases—t he fam iliar  in f lat ion sp iral.  We do not  d ispu t e t h at  t h is posit ion 
is t enable,  but  is it  con v in cing? To an sw er ,  w e m ust ,  on  t he on e h and , appra ise t h e 
cost s o f cont inu ed ren t  con t rol,  and,  on t he ot her  hand,  th e pr obable addit ional 
con t r ibu t ion t o in f lat ion  f rom  a rem oval of ren t  cont ro ls.  We sh all d iscuss t h e cost s o f 
t h e present  system  n ex t ,  an d in  t he conclu sion  br ief ly  appra ise t h e in f lat ionary  t h reat  
o f h igher  rent s.  

Th e  Pr e se n t  Ra t ion in g of  H ou se s for  Sa le

The absence of a ceiling  on  t h e sell ing pr ice of  h ousing m ean s t hat  at  presen t  hom es 
occupied by  t heir  ow ners are b ein g ra t ioned by  t h e 1 90 6 m et h od—t o t h e h igh est  
b idder .  Th e sellin g pr ices of houses is r isin g as t h e large and  increasin g dem and 
en count ers th e r ela t ively  f ixed supply .  Con sequ ent ly ,  m any  a lan dlord is decid in g 
t h at  it  is bet t er  t o sell at  t he in flat ed m arket  pr ice t han  t o  ren t  at  a f ixed ceiling pr ice.

The ce il ing on  ren t s,  t h erefore,  m ean s th at  an in creasing fract ion  of all housin g is 
being  put  on  t h e m arket  for  ow n er - occu pan cy ,  and t h at  r ent als are becom ing  alm ost  
im possib le t o f ind,  at  least  a t  t he legal ren t s.  I n  1 90 6,  w hen  both  rent s and  se ll ing 
pr ices w ere f ree t o  r ise,  t he San  Francisco Ch ron icle  l ist ed abou t  3  "h ou ses for  sale"  
for  every  t o  "h ou ses or  apar t m en t s for  ren t . "  I n  1 94 6,  under  ren t  cont ro ls,  abou t  7 30  
"h ou ses for  sale"  w ere listed for  every  t o  "h ou ses or  apar t m en t s for  ren t . "

The fr ee m arket  in  houses for  sale t h erefore p erm it s a m an  w ho h as enough  capit al 
t o  m ake t h e dow n paym en t  on a h ou se t o solve h is prob lem  by  purchase.  Oft en  t h is 
m eans t h at  h e m ust  go heav ily  in  debt ,  and t hat  he put s in t o  t he dow n paym en t  
w h at  h e w ould h ave p refer r ed t o  spend in  o t her  w ays.

Never t heless,  t h e m an w ho h as m oney  w il l f in d p len t y  of  h ou ses—an d at t r act ive ones 
at  t hat —t o purchase.  Th e pr ices w il l be h igh—but  t h at  is t he precise r eason houses 
ar e availab le.  He is l ikely  t o end up w it h  less desirab le h ou sing,  fu rn ish in gs,  and 
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ot her  t h ings t h an he w ould like,  or  t han  h is m em or ies of prew ar  pr ices h ad led h im  t o 
h ope he m ight  get ,  bu t  at  least  he w il l h ave a roof  over  h is fam ily .

The m eth ods of rent  cont ro l used in  19 46 ,  t h erefore,  do n ot  avoid one of t h e ch ief 
cr it icism s d irected again st  rat ion in g by  h igher  ren t s—t h at  t h e r ich h ave an advan t age 
in  sat isfy ing t heir  h ou sing needs.  I n deed,  t h e 1 94 6 m et hods m ake t h is condit ion  
w orse.  By  en couragin g ex ist in g ren t ers t o use sp ace freely  and com pell ing m an y t o 
bor row  an d bu y w ho w ould pr efer  t o rent ,  presen t  m et hods m ake t he pr ice r ise in  
h ou ses for - sale larger  t han  it  w ould be if  t here w ere no ren t  cont ro ls.

One w ay  t o avoid g iv ing persons w it h  capit a l f ir st  claim  t o an  increasin g share of  
h ou sing w ou ld be t o  im pose a ceil in g on t he sell in g pr ice of h ou ses.  Th is w ou ld 
redu ce st i l l fu r t her  t he area of  pr ice ra t ion ing and  cor respon din g ly  ex t en d present  
ren t - cont ro l m et h ods of rat ion in g ren t al proper t y .  Th is m igh t  be a w ise m ove if  t h e 
present  m et h od of  rat ion ing rent ed dw ellin gs were sat isfact ory .

Bu t  w h at  is t he sit uat ion of  t he m an w ho w ishes t o  rent ?

I I . The 1 9 4 6  Met hod: Rat ioning by Chance and Favor it ism

The prospect ive rent er  is in  a  posit ion very  d if feren t  f rom  t hat  o f t h e m an w ho is 
w il lin g t o buy .  I f  h e can  f in d accom m odat ions,  he m ay  pay  a " reasonable, "  t hat  is,  
pre- w ar  rent .  But  u n less h e is w ill ing t o pay  a considerable sum  on t h e side —for  
" furn it ure"  or  in  som e ot her  dev iou s m an ner—he is n ot  likely  t o  f in d an y t h ing t o rent .

The legal ceil ings on rent s are t he reason  t here ar e so few  p laces for  r ent .  Nat ion al 
m on ey  incom e h as dou bled, so t h at  m ost  ind iv iduals an d fam ilies are r eceiv ing far  
h igh er  m on ey  incom es t han  before t he w ar .  Th ey  can af ford t o  pay  su bst an t ia lly  
h igh er  r ent s t han befor e t h e w ar ,  yet  legally  t h ey  need pay  no m ore;  t hey  are 
t h erefore t r y in g t o  get  m or e an d bet t er  housin g.

Bu t  n ot  all t he m illions of  person s and fam ilies w h o have t hus been t r y in g t o  sp read 
out  since 1 94 0 can  succeed,  since t he su pply  of  h ou sing has increased only  abou t  as 
fast  as pop ulat ion.  Those w ho do su cceed force ot hers t o  go w it hout  hou sing . The 
at t em pt  by  t he less for t un at e and t he n ew com er s t o  t h e h ou sing m arket—ret ur n ing 
serv ice m en,  new lyw eds, an d person s changing residen ces—t o get  m or e h ousing 
space t han is ava ilab le and m ore t h an t hey  used before t he w ar ,  leads t o  t h e fam iliar  
spect acle o f a h orde of  applicant s for  each  vacan cy .

Adver t isem en t s in  t h e San Fran cisco Ch ron icle again  docu m en t  t he effect  of  ren t  
ceil ings.  I n  19 06 ,  a ft er  t he ear t hqu ake,  w h en rent s w ere fr ee t o  r ise,  t here w as 1 
"w ant ed t o rent "  for  ever y 10  " houses or  apar t m ent s for  r ent " ;  in  1 94 6,  t here w ere 
3 75  "w ant ed for  ren t "  for  every  10  " for  rent . "  

A V e t e r a n  Loo k s for  a  H ou se  

The New  York  Tim es for  Jan uary  2 8,  1 94 6 repor t s t he exper ience of  Ch ar les 
Schw ar t zm an,  "a br isk  youn g m an in  h is ear ly  t h ir t ies, "  recent ly  released f rom  t h e 
ar m y .  Mr .  Sch w ar t zm an  h unt ed st ren uously  for  t h ree m on t hs, " r id ing around in  h is 
car  look ing for  a  p lace t o l ive .  .  .  He had covered t he cit y  and it s en v irons f rom  
Jam aica ,  Qu eens ,  t o Lar chm on t  an d h ad reg ist ered w it h  v ir t ua lly  every  rea l est at e 
ag ency .  He had adver t ised in  t he new spapers an d h e h ad answ ered adver t isem ent s.  
He h ad v isit ed t he New  York  Cit y  Vet eran s Cen t er  a t  50 0 Park  Aven ue and t he 
Am er ican  Vet erans Com m it t ee housin g sub- com m it t ee;  h e h ad spoken  t o  f r iends,  he 
h ad p leaded w it h  relat ives;  he had w r it t en  t o  Govern or  Dew ey .  Th e result s?

"An offer  of  a su bst an dard co ld- w at er  f la t . An  of fer  o f fou r  room s at  Cen t ral Park  
West  an d 1 01 st  St reet  at  a rent a l of  $ 30 0 a m on t h prov ided he w as prepared  t o pay  
$ 5,0 00  for  t he furn it ure in  t h e apar t m en t .  An  offer  o f one room  in  an old  br ow nst on e 
h ou se,  r epaint ed but  n ot  renovat ed,  at  Eigh t y -  eight h  St r eet  o ff Cent ral Park  West  by  
a you ng w om an ( w ho w as going t o  Havan a)  at  a  ren t al o f $ 80  a m ont h ,  prov id ed h e 
bu y  t he fu rn it ur e for  $1 ,30 0 and reim bur se her  for  t h e $ 10 0 she had t o  pay  an agen t  
t o  obt ain  t h e 'apar tm ent . '

"And a sublet  o ffer  o f t w o com m odiou s room s in  a West  Side hot el at  a rent al o f $7 5 
a m ont h  on ly  t o  f in d t hat  t he hot el ow ner  had t aken  t he su it e of f t he m ont h ly  r ent al 
l ist  and p laced it  on  t h e t ran sien t  l ist  w it h  daily  ( an d h igh er )  rat es for  each  of  t h e 
room s."
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W h o  Ge t s t h e  H ou sin g ? 

Rent a l proper t y  is now rat ion ed b y var iou s form s of chance an d favor it ism .  First  
pr ior it y  goes t o  t h e fam ily  t hat  ren t ed before t he housin g shor t age and is w il l in g t o  
rem ain in  t h e sam e dw ellin g.

Secon d pr ior it y  goes t o  t w o classes am ong recen t  ar r iva ls:  f ir st ,  per sons w ill ing and 
ab le t o evade or  avoid rent  ceil in gs,  eit h er  by  som e legal dev ice or  by  pay in g a cash  
supplem ent  t o  t h e OPA ceil ing rent ;  secon d,  fr ien ds or  relat ives of  landlords or  ot h er  
person s in  char ge of rent ing dw ellings.

Prospect ive t en ant s n ot  in  t h ese favored classes scram ble for  any  r em ain in g p laces.  
Su ccess goes t o t hose w h o are lu cky ,  h ave t he sm allest  fam ilies,  can spen d t h e m ost  
t im e in  h un t in g,  ar e m ost  ingen ious in  dev ising sch em es t o  f in d out  abou t  possib le 
vacan cies,  and are t he m ost  desirab le t en ant s.

Last  pr ior it y  is l ikely  t o go t o t he m an  w ho m ust  w ork  t o  su ppor t  h is fam ily  an d 
w h ose w ife m u st  care for  sm all ch ildren.  He an d h is w ife can  spend l it t le t im e look ing 
for  t he needle in  t he hayst ack .  An d if he sh ould f ind a p lace,  it  m ay  w ell be refused 
h im  becau se a fam ily  w it h  sm all ch ildren  is a less desirab le t enan t  t h an a ch ild less 
fam ily .

So cia l Cost s of  Pr e se n t  M e t h od s 

Pract ica lly  everyon e w h o does n ot  succeed in  bu y ing a h ou se or  rent ing a h ou se or  
ap ar t m en t  is housed som ehow . A few  are h ou sed in  em ergen cy  d w ell ings—t railer  
cam ps,  prefabr icat ed em ergen cy  h ou sing un it s,  recon ver t ed arm y  cam ps.  Most  are 
h ou sed by  doublin g- up w it h  r ela t ives or  f r iends, a solu t ion t hat  has ser iou s social 
d isadvant ages.

The locat ion of  re la t ives or  f r iends w ill ing and able t o  pr ov ide h ou sing m ay  bear  l it t le 
or  n o relat ion t o t he desired locat ion.  I n  order  t o l ive w it h  h is fam ily , t he hu sban d 
m ust  sacr if ice m obilit y  and t ake w h at ever  posit ion is ava ilab le in  t h e localit y .  I f  no 
posit ion  or  on ly  a very  in fer ior  posit ion is ava ilab le in  t h at  localit y ,  he m ay  have t o  be 
separat ed  fr om  h is fam ily  for  an unpr edict ab le per iod t o  t ake advant age of  j ob 
oppor t u n it ies elsew her e. Yet  t h ere is a great  social n eed for  m obil it y ,  especially  at  
present .  The b est  d ist r ib ut ion  of  populat ion aft er  t he w ar  cer t ain ly  d if fers f rom  t h e 
w ar t im e d ist r ibu t ion,  and rap id  r econversion requires t h at  m en be w il ling  an d able t o 
chan ge t h eir  locat ion .

The spect re of  cu r ren t  m eth ods of dou blin g- up rest r icts t h e m ovem ent  not  on ly of  
t h ose w ho double up but  a lso of  t h ose w ho do n ot .  Th e m an w ho is for t un at e enou gh 
t o  h ave a house or  apar t m en t  w il l t h ink  t w ice b efore m ov ing t o anot her  cit y  w h ere h e 
w il l be one of  t h e d isfavored recent  ar r ivals.  One of t he m ost  easily  pred ict ab le cost s 
o f m ovin g is likely  t o  be an  ex t end ed separat ion f rom  h is fam ily  w h ile he hu nt s for  
h ou sing and t hey  st ay  w here t hey  w ere or  m ove in  on relat ives.

The ren t  ce il ings also h ave im por t ant  e ffect s in  r educin g t h e ef f iciency  w it h  w hich  
h ou sing is n ow  bein g u sed by  t h ose w ho do n ot  dou ble up.  The in cen t ives t o  
econ om ize space ar e m uch  w eaker  t h an before t h e w ar ,  because ren t s are now  low er  
relat ively  t o  aver age m on ey  incom es.  I f i t  d id  not  seem  desirab le t o m ove t o sm aller  
qu ar t ers before t he w ar ,  or  t o  t ake in  a room er ,  t h ere is n o added r eason t o do so 
n ow ,  except  p at r iot ic and hu m an it ar ian im pulses—or  possib ly  t he fear  o f r ela t ives 
descen ding on t he ex t ra space.

I n deed,  t h e scarcit y  resu lt in g f rom  ren t  ceil ings im poses n ew  im p edim ent s t o  
ef f icien t  use of housin g:  a  t enant  w il l  n ot  o ft en  abandon h is over ly - large apar t m ent  
t o  begin t he dreary  search  for  m or e appr opr iat e quar t ers.  And every  t im e a vacancy  
does occu r  t he landlord is l ikely  to  g ive prefer ence in  rent ing t o sm aller  fam ilies or  t o  
sin g le person s.

The rem oval of ren t  ceil ings w ou ld br ing about  doub ling- up in  an  en t ire ly  d if fer ent  
m ann er .  I n  a free ren t al m arket  t h ose person s w ould y ield  up space w h o considered 
t h e sacr if ice of space r epaid by  t he r ent  received.  Dou blin g- up w ould be by  t hose 
w h o had space t o  spare and w an t ed ex t ra incom e, not ,  as n ow ,  b y t hose w ho act  
f rom  a sen se of  fam ily  du t y  or  ob ligat ion,  regard less of space availab le or  ot h er  
circum st an ces.  Those w ho ren t ed space f rom  oth ers w ou ld be engagin g in  a st r ict ly  
bu siness t ransact ion,  and w ou ld not  feel t hat  t hey  w ere in t rud ing,  accum ulat ing 

Página 6 de 11Roofs or Ceilings? The Current Housing Problem By Milton Friedman and George ...

06-01-2012mhtml:file://F:\RoofsFriedman.mht



person al ob ligat ions, or  im posing un fair  or  un welcom e bu rdens on benefact ors.  They  
w ould be bet t er  ab le t o  f in d ren t als in  p laces relat ed t o  t h eir  j ob oppor t u n it ies.  
Workers w ou ld  regain  t he ir  m obilit y ,  an d ow ners of rent a l prop er t ies,  t h eir  incent ive 
t o  t ake in  m ore person s.

I I I .  The Met hod of Public Rat ion ing

The defect s in  our  present  m et hod of rat ion ing b y landlords are obv iou s and w eight y .  
They are t o be expect ed u nder  pr ivat e,  personal rat ion in g,  w hich is,  of  cou rse,  w hy  
OPA assu m ed t he t ask  of  rat ion ing m eat s,  fat s,  can ned goods,  and su gar  d ur ing t he 
w ar  inst ead of let t in g grocers ra t ion t hem .  Sh ould OPA under t ake t h e t ask  of 
ra t ion ing housin g facil i t ies? Th ose w h o advocat e th e r at ion in g of h ou sing facili t ies by  
a public agen cy  argue t hat  t h is w ou ld elim inat e t he d iscr im in at ion  again st  new  
ar r iva ls,  again st  fam ilies w it h  ch ildren , an d in  favor  o f fam ilies w it h  w ell- p laced 
f r iends.

To be fair  bet w een  ow ners and r ent ers,  how ever ,  OPA w ould have t o be ab le t o t ell 
ow ners t h at  t h ey  had excessive space and m u st  eit h er  y ield  u p a por t ion or  sh if t  t o  
sm aller  q uar t ers.  On e's ear  need not  be close t o t h e gr oun d t o  kn ow  th at  it  is u t t er ly  
im pr act icab le fr om  a polit ical v iew poin t  t o ord er  an  Am er ican fam ily  ow nin g it s hom e 
eit her  t o t ake in  a st range fam ily  ( for  f ree choice w ould defeat  t he purp ose of 
ra t ion ing)  or  t o m ove out .
Even if  t h is basic d if f icu lt y  w ere sur m ou nt ab le,  how  could t he am oun t  of  space t hat  a 
par t icu lar  fam ily  deser ves b e det erm ined? At  w h at  age do ch ildren of  d ifferen t  sex  
requ ire separat e room s? Do invalids need grou nd f loor  dw ell ings,  an d w h o is an  
inva lid? Do person s w ho w ork  in  t h eir  ow n hom es ( physicians,  w r it ers, m u sician s)  
requ ire m ore space? What  occu pat ion s should be favored by  h an dy  locat ion s,  and 
w h at  fam ilies by  large yards? Mu st  a  m ot her - in - law  live w it h  t he fam ily ,  or  is she 
en t it led t o a separat e dw ell in g?

How  long w ou ld it  t ake an OPA board t o  an sw er  t hese qu est ion s and  t o decide w hat  
t en ant s or  ow ners m ust  "m ove over "  t o m ake room  for  th ose w h o,  in  t h e board 's 
op in ion , sh ou ld have it ?

The dur at ion of  t h e h ousing shor t age w ou ld also be af fect ed.  I n  all fa ir ness t o  bot h 
t en ant s an d ex ist in g lan dlords,  new  const r uct ion w ould also be rat ioned an d subj ect  
t o  ren t  cont r ol.  I f  ren ts on new  dw ell ings w ere set  consid erably  h igh er  t h an on  
com parable ex ist in g dw ell ings, in  order  t o st im u lat e n ew  const ruct ion,  on e of t he 
m ain ob j ect ives of rent  cont ro l an d rat ion ing—equal t reat m en t  o f all—w ou ld be 
sacr if iced.  On  t he ot h er  h an d, if  rent s on  n ew  dw ell ings w ere kept  t h e sam e as ren ts 
on ex ist in g dw ell ings, pr ivat e con st ru ct ion  of rent al proper t ies w ould be sm all or  non-
ex ist en t .

We m ay  conclu de t h at  r at ion ing  by  a pu blic agen cy  is u n likely  t o be accep ted on a 
t h orough - going basis.  Even if  applied on ly  t o  rent ed dw ell ings,  it  w ould ra ise 
st upen dou s adm in ist r at ive an d et h ical prob lem s.

So u r ce s a n d  Pro ba b le  D u r a t ion  o f  t h e  Pre se n t  Sh or t a g e  

The present  hou sing  sh or t age appears so acut e, in  t h e l ight  of  t he m oderat e incr ease 
in  popu lat ion an d t he act ual in crease in  housing facil i t ies since 19 4 0,  t h at  m ost  
people ar e at  a loss for  a gen eral exp lanat ion .  Rat her  t hey  refer  t o  t he rap id  grow t h  
of som e cit ies—bu t  all cit ies h ave ser iou s shor t ages.  Or  th ey  re fer  t o m an y  m ar r iages 
an d t h e r ise of th e b ir t h  rat es—bu t  t h ese num bers are rare ly  m easured, or  com pared 
w it h  housin g facil it ies.

Act ually ,  t h e supply  o f housing  has abou t  kept  pace w it h  t h e gr ow t h of  civ i l ian non-
farm  pop ulat ion , as t he fo llow in g est im at es based on  governm ent  dat a show :

N on- farm  

D at e Occupied 
Dw ell ing Un it s

Civ il ian 
Populat ion

Persons per  Occupied 
Dw ell ing Unit

 Jun e 3 0,  1 9 40  2 7.9  m il l ion 10 1 m illion 3.6

 Jun e 3 0,  1 9 44  3 0.6  m il l ion  10 1 m illion 3.3

En d  of
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Cer t ain  areas w il l be m ore crow ded in  a ph ysica l sen se t han  in  19 40 ,  an d ot hers less 
crow ded,  but  t he broad  fact  st an ds out  t hat  t he nu m ber  of  people t o  be hou sed an d 
t h e n um ber  of fam ilies have increased by  abou t  t o  per  cen t , an d t he nu m ber  of  
dw ell ing u n it s has a lso in creased by  abou t  10  per  cent .

Tw o fact s exp lain  w hy  t h e h ou sing sh or t age seem s so m uch m or e desperat e now  
t h an in  1 94 0,  even t hou gh t he am oun t  o f hou sing per  person or  fam ily  is abou t  t he 
sam e.

The f ir st  fact  is t h at  aggregat e m oney  in com e of  t he Am er ican  pub lic has doubled 
sin ce 19 40 ,  so th at  th e average fam ily  could afford larger  and bet t er  l iv in g qu ar t ers 
even  if rent s h ad r isen su bst an t ia lly .

The secon d fact  is th at  rent s have r isen ver y  l it t le.  Th ey  rose by  less t h an 4 percent  
f rom  Ju ne 19 40  t o  Sept em ber  19 45 , w hile a ll o t her  it em s in  t he cost  o f liv ing rose by  
3 3 percen t .

Thu s,  bot h  t he pr ice st ru ct ur e an d t h e increase in  incom e encou rage t he average 
fam ily  t o  secur e bet t er  l iv ing quar t ers t han  before t he w ar .  Th e ver y su ccess of OPA 
in  regulat ing ren ts h as t herefore con t r ibu t ed great ly  t o t he dem an d for  housin g an d 
h ence t o  t he sh or t age,  for  hou sing is cheap relat ive t o  o t her  t h ings.  

Fu t u re  H ou sin g Pr ob le m s 

Rent  ceil in gs do not h ing t o allev iat e t h is sh or t ag e.  I ndeed, t hey  are far  m ore likely  t o  
perp et uat e it :  t he im plicat ion s of  t he ren t  ce il ings for  new  con st ru ct ion  ar e om inous. 
Rent  is t h e on ly  im p or t an t  it em  in  t h e cost  o f l iv ing t h at  has not  r isen great ly .  Unless 
t h ere is a v io lent  deflat ion , w hich  n o on e w an t s and no ad m in ist ra t ion can  perm it , 
ren t s are out  of  l ine w it h  all o t her  im por t ant  pr ices an d cost s,  includ ing bu ild in g 
cost s.  New  con st ru ct ion  m ust  t herefore be d isappoin t in g ly  sm all in  volum e u nless ( 1 )  
an  ind ust r ial revolu t ion r educes great ly  t he cost  of  bu ild ing housin g,  or  ( 2 )  t h e 
governm ent  su bsid izes t he const ruct ion in dust ry .  

The indu st r ial revo lu t ion  in  m et h ods of  bu ild in g is devou t ly  w ished for .  But  if  i t  
com es,  it  w il l  com e m uch  fast er  if  rent s are h igh er .  I f  i t  does not  com e,  t he ex ist ing 
con st ruct ion m et h ods w il l,  for  t h e m ost  par t ,  deliver  houses on ly  t o th ose w h o can  
af ford and w ish t o ow n t heir  ow n  hom es.  Rent a ls w il l becom e har der  and h arder  t o 
f in d.

The use of a b u ild in g subsidy ,  in  t he m idst  o f our  h igh  m oney  incom es and urgen t  
dem and  for  h ou sing,  w ou ld be an unn ecessary  par adox .  Now ,  if  ever ,  people can 
af ford t o  pay  for  t heir  h ou sing.

I f  t he su bsidy  w ere successfu l in  st im ulat in g bu ild ing,  aft er  som e years ren t  ceil ings 
cou ld be rem oved w it hout  a  r ise of  rent s.  But  bu ild in g cost  w ould st il l  be h igh—
h igh er  t h an if  t here had been  no subsidy—so,  housing con st ru ct ion  w ould slum p t o 
low  levels and rem ain  t her e for  a long p er iod.  Gradu ally ,  t he supply  of  housing w ould 
fall su ff icient ly  an d t h e populat ion  r ise su ff icient ly  t o  raise ren t s t o rem u nerat ive 
levels.  A subsidy  t hu s pr om ises a depression of  u nprecedent ed sever it y  in  resident ial 
con st ruct ion,  an d it  w ould be ir responsib le opt im ism  to h ope for  a  prosperous 
econ om y  w hen  t h is great  indu st ry  w as sick .

Un less,  t hen,  w e are lucky  ( a revo lu t ionary  redu ct ion  in  t he cost  o f bu ild ing 
ap ar t m en t s and houses) ,  or  un lu cky  ( a  v iolen t  def lat ion) ,  or  especia lly  unw ise ( t he 
u se of  su bsid ies) ,  t he "housin g shor t age"  w ill  r em ain  as lon g as r ent s are held  dow n 
by  leg al cont ro ls.  As long as t he shor t age creat ed by  rent  ceil in gs rem ain s,  t h ere w il l 
be a clam or  for  cont inu ed rent  con t rols.  This is per haps t he st r ongest  in d ict m en t  o f 
ceil ings on rent s.  They ,  and t he accom pany in g shor tage of dw elling s t o  ren t ,  
perp et uat e t hem selves,  and t he progeny  are even  less at t ract ive t han  t he paren t s.

An  incom plet e an d large ly  su bconscious realizat ion  of t h is uncom for t ab le d ilem m a 
explains t h e f requen t  proposal t h at  n o rent  ceil in gs or  t hat  m ore g enerous ce il ings be 
im posed  on  n ew  con st ru ct ion . Th is proposal involves a par t ial abandonm ent  of  ren t  
ceil ings.  The ret en t ion of  t he rest  can th en be defen ded only  on t he g rou nds t hat  t he 
present  m et h od of  rat ion ing ex ist ing h ou sing by  chan ce an d favor it ism  is m ore 

D e m ob iliza t ion More t h an About Less t h an

 Spr ing,  19 46  3 1.3  m il l ion  11 1 m illion 3.6
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equ it ab le  t han rat ion in g by  h igher  rent s,  bu t  t hat  rat ion ing t he fu t u re supply  o f 
h ou sing by  h igh er  rent s is m ore equ it ab le t han  ra t ion ing by  pr esen t  m et h ods.  

Conclusion

Rent  ceil in gs,  t herefore,  cause haphazard and  arb it rar y  allocat ion of  space, inef f icient  
u se of  space,  ret ardat ion of new  const ruct ion and in defin it e cont inu ance of rent  
ceil ings,  or  subsid izat ion  of  n ew  con st ru ct ion  an d a fu t ure depression  in  residen t ia l 
bu ild ing.  Form al rat ion in g by  public aut hor it y  w ould probably  m ake m at t ers st il l  
w orse.

Un less rem oval o f rent  ceil in gs w ou ld be a pow er fu l new  st im u lus t o in f lat ion ,  
t h erefore,  t h ere is no im por t an t  defense for  t hem .  Act ually ,  h igh er  rent s w ou ld have 
l it t le d irect  effect  on in f la t ionary  pressur e on ot her  goods an d serv ices.  The ex t r a 
incom e received by  landlor ds w ould be offset  by  t he decr ease in  t h e fun ds availab le 
t o  t en ant s for  t he p urch ase of ot her  goods an d serv ices.

The addit ion al in f la t ionary  pressu re f rom  h igh er  r ent s w ou ld ar ise ind irect ly ;  t he 
h igh er  r ent s w ou ld raise t he cost  of  l iv in g and t h ereby  prov ide an excuse for  w age 
r ises.  I n  an  era of d irect  govern m ent a l in t erven t ion in  w age- fix ing,  t h e ex ist en ce of  
t h is excuse m igh t  lead t o som e w age r ises t hat  w ould not  o th erw ise occu r  an d 
t h erefore t o  som e fur t h er  pr ice r ises.

How  im por t ant  w ould t h is in d irect  effect  be?

I m m ediat ely  on t he rem oval o f ceilin gs,  r ent s ch arged new  t enan t s and som e 
ex ist in g t enant s w it hout  leases w ou ld  r ise su bst an t ia lly .  Most  ex ist in g t en an ts w ould 
exper ien ce m oderat e r ises,  or ,  if  pr ot ected by  leases, none at  a ll.  Sin ce dw ellin gs 
en t er  t h e ren t al m arket  on ly  slow ly ,  aver age r ent s on  all dw ell ings w ould r ise far  less 
t h an rent s charged new  t enant s an d t he cost  of  l iv in g w ould r ise even  less.

As m ore dw ellin gs ent ered t he rent a l m ar ket ,  t he in it ia l r ise in  ren t s charged n ew  
t en ant s w ould,  in  t he absence of  gen eral in f lat ion ,  be m oderat ed,  a lt h ou gh average 
ren t s on  all dw ell in gs w ou ld  cont inu e t o  r ise.

Af t er  a  year  or  so,  average rent s m igh t  be up by  as m uch as 30  percent .  But  even 
t h is w ould m ean  a r ise of on ly about  5  percen t  in  t he cost  o f liv ing,  since ren t s 
accoun t  for  less t han  one- f if t h  of  t he t ot a l cost  of  l iv in g.  A r ise of t h is m agnit ude —
less t h an on e- half  o f on e percent  per  m on t h in  t he t ot a l cost  of  l iv in g—is hard ly  likely  
t o  star t  a gen eral in f la t ion.

The problem  of preven t in g gen eral in f lat ion sh ou ld be at t acked d irect ly ;  it  can not  be 
solved by  special cont ro ls in  special areas w hich m ay  for  a t im e bot t le u p t he basic 
in f lat ionary  pressu res but  do not  rem ove t hem .  We do n ot  believe,  t herefore, t hat  
ren t  ceil ings are a su ff icient  d efen se against  in f la t ion t o m er it  even a f ract ion of t he 
great  social cost s t hey  ent ail.

No so lu t ion of  t h e housing p rob lem  can benef it  everyon e;  som e m ust  be hur t .  The 
essen ce of  t he prob lem  is t hat  som e persons m ust  be com pelled  or  indu ced t o use 
less h ou sing t han ,  t hey  are w ill ing t o pay  for  at  p resen t  legal rent s.  Ex ist ing m et h ods 
of rat ion in g h ou sing are for cing a sm all m inor it y—pr im ar ily  released vet erans and 
m igr at in g w ar  w orkers,  alon g w it h  t heir  fam ilies,  fr iends and r ela t ives—t o bear  t he 
ch ief sacr if ice.

Rat ion in g by  h igher  ren t s w ould aid  t h is group by  indu cing m any  ot hers t o  u se less 
h ou sing and w ou ld,  t herefor e, have t he m er it  of  spreading t he burden  m ore evenly  
am on g t h e populat ion  as a w h ole.  I t  w ould hur t  m ore persons im m ediat ely ,  but  each  
less severely ,  t han th e exist in g m et hods.  Th is is,  at  one an d t he sam e t im e,  t h e 
j u st if icat ion for  u sing h igh ren ts t o  ra t ion housin g an d t h e ch ief polit ical obst acle t o  
t h e rem oval of  ren t  ce il ings.

A f ina l not e t o  t h e reader—w e sh ould like t o em ph asize as st ron gly  as w e can  t hat  
our  ob j ect ives are t h e sam e as yours:  t h e m ost  equit ab le possib le d ist r ibu t ion of t he 
availab le sup ply  of  housing and t he speediest  possib le resum pt ion of  n ew  
con st ruct ion.  The r ise in  ren t s t h at  w ould fo llow  t he rem oval o f rent  cont ro l is n ot  a 
v ir t ue in  it self .  We have no desire t o  pay h igh er  ren t s,  to  see ot her s forced to  pay  
t h em ,  or  t o  see lan dlords reap w indfall profit s.  Yet  w e u rge t h e rem oval of  ren t  
ceil ings becau se,  in  ou r  v iew ,  any  ot her  solu t ion  of t he hou sing prob lem  in vo lves st i ll  
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w orse ev ils.  

* Edit or 's Not e:  The aut h ors fail t o st at e w het h er  t h e " long- t erm  m easu res"  w h ich 
t h ey  w ou ld adopt  go beyond elim in at ion  of specia l pr iv ilege,  such as m onopoly  n ow  
prot ect ed by  governm ent .  I n  any  case,  how ever ,  t h e sign if ican ce of  t h eir  argu m en t  
at  t h is poin t  deserves specia l not ice.  I t  m ean s t hat ,  even f rom  t h e st andp oint  of 
t h ose w ho pu t  equ alit y  above j u st ice and l iber t y ,  rent  cont ro ls are " t h e h eight  o f 
folly . "

About  t he Authors

MI LTON FRI EDMAN      Ph.D. (Colum bia)  

Research :       Nat ion al Resources Com m it t ee ( on Consum er  Purchases 
St u dy ) ,  1 93 5- 3 7;  Nat ional Bureau of  Econ om ic 
Research ,  1 93 7- 4 0;  Div ision of  Tax  Research of  U.  S.
Treasury ,  19 41 - 43 ;  St at ist ical Research Grou p of 
Div ision of War  Research at  Colu m bia Un iversit y ,  1 94 3-
4 5.  

                   Teach ing:       Wisconsin , Minn esot a,  an d t h e Un iversit y  of  Chicago
( w h ere h e is Associat e Professor  of  Econom ics) .  

                   Aut h or :          Wit h  C.  Sh ou p an d R.  Mack ,  Tax ing t o Preven t  I n f la t ion;  
w it h S.  Kuznet s,  I ncom e f rom  I n dependen t  Professional 
Pract ice;  an d ar t icles on econom ic an d st a t ist ical 
subj ect s.  

GEORGE J.  STI GLER     Ph.D. ( Chicago)

                   Research:       Nat ional Resou rces Com m it t ee,  19 35 ;  Of f ice of  Pr ice 
Adm in ist ra t ion,  D iv ision of  Research , 19 4o- 42 ;  Nat ion al 
Bu reau  of Econom ic Resear ch;  St at ist ical Research 
Grou p of Div ision of  War  Research of  Colu m bia
Un iversit y ,  19 44 .  

                   Teach ing: I ow a Stat e College,  Minn esot a,  and Brow n Un iver sit y
( w h ere h e is Professor  o f Econ om ics) .  

                   Aut h or :          Produ ct ion  and Dist r ibut ion  Theor ies;  The Th eory  of  Pr ice;  
an d ar t icles on econom ic su bj ect s.

Página 10 de 11Roofs or Ceilings? The Current Housing Problem By Milton Friedman and Geor...

06-01-2012mhtml:file://F:\RoofsFriedman.mht



About Us | Seminars | Publications | Freedom Library
Online Store | Events Calendar | In Brief | Search
Support FEE | Contact FEE | Links | Site Map | FEE Home

Foundation for Economic Education
30 South Broadway
Irvington-on-Hudson,
New York, 10533
1-800-960-4FEE • 1-914-591-7230 

©2007 Foundation for Economic Education. All Rights Reserved.
webmaster@fee.org

Página 11 de 11Roofs or Ceilings? The Current Housing Problem By Milton Friedman and Geor...

06-01-2012mhtml:file://F:\RoofsFriedman.mht


