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Except in a very general sense, I do not intend to come to grips
tonight with your problems as developers, owners, and managers of real
estate. I'd just as soon walk in on General Marshall and tdmiral Xing in
session with their high command and try to lecture them on the military
preoblems of the African Campaign. You know your business and what the war

is doing to it & lot better then I do.

For that matter, T am a little puzzled to know what I anm doing up

here, anyway. As nearly as I can fijure, the invitetion was suggested by

e

Paul Porter to Herbert helson. I tixet is correct, it's just another bone
to pick with the rent control sdministrator. 177 smcceptance was another

v

well=knowm fact that citizens of

o

matter; I can only explain it by th

St. Louis are never xnown to refuse snythning o visitor asks of them.

Your profession has this ruch in common with most other economic
groups - if you could count. onn a future free from booms and depressions,
with sustained employment for those who are able to work, you wouldn't need
any advice, help, or favors from anybodv. You are better off than mani be-
cause of the start you have made toward the collective study of your problens,

and your readiness to work them out together.

..

Right now our whels economic being is disvorited in the convulsions

of the world. e are concentrating our noitional energy in the prosecution
of war on land and ses all over tue lobe. It is necessar
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do so even though soms of the wconomic and soclali comsequences are tough

to take. But it isn't nccessary that, in fighting
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abandon aitogetner our scnse of dirscticn and perspective.
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I know that in its present mood the public cheers the man who says
"Let's win the war first" to any suggestion of post~war planning, But I
em afraid we are over-simplifying the issues when we nail up the "V for
Victory" slogan as the sole purpose of our war effort, I dread the growth
of the feeling that, with victory, the job is done; that everything will be
all right then; that one dey the forces on our side will beat dovm the forces
on the other side decisively enough to compel unconditional surrender -

period =~ just that and nothing more.

If this nation and its component elements - groups like these in
convention here - are content with that conception of victory, then each
favorable turn in the war brings us just that much closer to the day when
we will be confronted with problems we are totally unprepared and incompetent
to handle, The end of the shooting won't bring the real end of the war; in
a sense, it will only mark the real beginning. In the years that follow we
will have to determine and carry out our responsibilities in a world organ-
ization to promote and safcguard enduring peace; and we will have to learn
how to use our humen and material resources here at home to sccure maximum

production end employment.

The shooting war must come to an end comparatively soon - one year,
two years, or threc years from nowe. But these other wers, which must be von
if military victory is to have meaning and enduring worth, will be going on

ten years, fifty years, from now,

Humen life in all its phases is dynemic, never static, It is impos-
sible to purchase freedom in perpetuity by a military victory, or to have
sconomic security merely by signing a treaty of peace, They have to be fouzht

for, planned for, and everlastingly worked for,
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The very nature of your work and interests places the men in this
room in the thick of the fight on the economic front. From your publica-
tions and the utterances of your leaders, I know that yocu are trying to see

what is shead in order that you may vlan for it.

I meet a great meny men who grow uncomfortable, even hostile, at
the mere sound of the word "planninz". Some of them think "plenning" and
the "New Deal" are synonymous terms. But history will never record the per-
iod that intervened between the World Wars of 1914 and 1839 as distinguished
by overmuch planning. Ii as a nation we had done more planning, based on a
clearer understanding of the nature of our troubles, we would have plowed a

straighter furrow than we did, and we would have harvested a better crop.

It's time to bring these considerations to earth here in this room,
and apply them to your own problems. The interests of your profession arec
served best if we can avoid excessive booms and recessions. Sharp swings in
the business cycle, ups ond dovms in employment and national income, can make

or ruin you.

By the middle of 1943 our facterics and mines will be producing more
than twice the velume of goods turned out for the average of the years 1935
to 1939, Two=-thirds of that production will be going to war, cnly one-third
left for civilian use at home. Our man power will be fully uscd, ot home and

in the armed forces.

At the ¢nd of the war we fece the enormous responsibility of convert-
ing the nation's man power back to productien for peace. That job is going
to takc a lot of planning by the best talent and experience the genius of

fmerica can afford. It is sobur truth and not cheap flattery to say that



the National Association of Real Estate Beards and its elements are organized
and have the talent and experience to make a contribution of profound value

te the nation in the trying years ahead of us.

While the war is on, it is not likely that there will be such a
fligit of funds intoc real estate as to generate a dangerous boom. Fkent
contrcl and other restraints will be continued for the duration. The govern-
ment needs and will- strive to get all savings from current income and all
available funds investced in its securities to finance the war. On top of the
tax ratcs now authorized, the government will have to borrow five billion

dollars or more cvery month to keep the war going.

Becouse I am closcr to the finrneial front in this war than I am to
its other phases, it would be easy for me to overemphasize the changes and
distortions that rcsult from this cuormous governmcnt borrowing. Fow of us,

I think, renlize its size. Lot mo nmuke two eomparisons to impress you how
big it is. During five short months we will raisc in this country, by borrow-
ing, morc than the naticn borrowed to finance its part in World VWar I. The
zovernnent borrowed slightly over $24 billion in 1917, 1918, ond 1519. That
sum would not finance the cost of the present wor on the present scale for
four months. In the war egainst dopression frem 1933 to 1939, the Federal
Government borrowed less than $21 billion. Three months and a half of war

at the present rate swanllows up that sum,

The real cdanger zone will be reached after the war., Assuming that
the war continues through 1944, the nation's money supply will probably be
three times as large then as it was at the start of 1940. The people will

be starved for housing, famished for goods that could not be provided while



war was on. Savings represented by holdings of gpovernment bonds will be
enormous. A chance fcor speculative profit might touch the spark to the

m,

The megnitude of the war distortions cruates a

Qa

powder magazine. angerous
early post-war situation which, if not handled, could make the post-war

boom of the carly 'twenties seem like a mere flurry.

I do nct believe, however, that we will turn over and go to slecp
this time vhen the wor cnds. Restraints rust be continucd during the dan-
gerous pericd immediately Tollowing peace. During that period, thc problem

will be one of transition end adjustment of labor from war to peacc produc~

cion. The real chalienge of unemployment will come afterward.

If we sre to manage surselves cven falrly well during the yoars of
threatencd boom snd depression ziter the war, wo arce zoing teo need tearnrork

sf the highest order on tihc part of <ie lesders cof private industry, of

labor, and the naticnal, state, snd rmmicipal govermmentse It is cneouraglinag
s s 3 ¥ o O

thet so many great leaders of private business are

naximum enployment in their fields when the post-war vacuum

and we settle down once more to the job of making a peacetime

Only by advance planning and clese teammrork, to my way of thinking,
will we be able to avoid hastily applied doles, and costly and inef{ficicnt

"pade work" of no lasting economic or social valuc. Say what you will, n

9]

matter whet administration may be in powrer when gensral unenmployment threat-
ens in the future, the central goverment vill be compolled to cops with it.
When the time arrives for the govermment to supplerment the efforts cof private
industry to provide full employment, its projects should be so planncd that

every zovernnent dollar spent will stimulaste the maxinum pessible activity
J & J

in priveate cnterprisc.
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The housing field 1s one that promisecs most frultful and lasting
results for the exercist of teamwork on the part of the real estate and

construction industries with the national, state, and municipal goveraments.

+

The housing shortage at the close of the war will be sc great that,
if national income can be maintained at a hisgh level, it would take ten
years of building st the highest rate of annual construction ever reached
in this country to £ill it. That peslk was in 1925 when 900,000 new dwell-

ing units were built.

-

The challente thaet couironts real estate plamers, if that job is
to be well done, is stupendous and breati~taking. Our cities have never
adjusted themselves to the automodbile, let olone prepared themselves for
the coming day of air travel., Every city has vast, blighted, closc-in
areas, incapsble of yiclding roevenues that pay taxes. The very physieal
design of our cities, with thelr little rectangular blocks, is mnade obsolcte

by modern transportation.

1

These are problems which local groups nust fnce and handle. Mation-
al concern over unemployment may lead to intervention by the Federal Goveorn-
ment to stimulate city rebuilding, but only local initiative and lsadership

can give it proper direction.

Community self-snclysis, stinulated by groups like yours, is nesded

23

A

novr if never beforc. Post-war demeands to put men and naterinls tc work re-

building cur cities cannot find us sceking postponenent becnuse we are not
(=)

ready. On the other hand, it would be inuxcusable if a tragic ncod forces

us ogein to plunge into wnplanned public and private "made work" to zive

cmployment,
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To prepare for that day, state laws defining ciby powers need to
be rewritten; out-of-date and even vicious municipal building codes re-
pealed or modified; and the construction industry and building lsbor unions

need to clear off the barnacles and get recady to do a real job.

War stimuletes invention. do one can say what changes and improve-
ments in home construction will be gvallable i1f the building industry is

free and willing to spply them.

Hothing would help more than a radical change in the basic philos-
ophy of the labor unions in the building trades, It wjould alter the whole
outlook for bullding if the trsde unions would set for their goal a high
annual income for each worker, ecrned by continuous employment turning out
the maximum number of houses, insteud of striving for the highest possible

hourly wage for the minimun possible output.

If we are fair, we must admit that lebor did not originate this
mistaken policy of scarecity to forece hiigh unit prices or wages. But if we
are to have the high rate of production and employment that our resources,
our man power, and our ability to consume all Jjustify for the Unitcd States,
both employcrs of lebor and the labor unions will have to throw that old pol-

icy overboard and start fresh on o now track.

I heve saild many timos thet the United States will not end this war
bonkrupt in spite of the fact that our public debt may be ;200,000,000,000
or more if the war outlasts 1944, Ve will still have our capacity to produce;
our bountiful notural resources; a larger army of trained technicians, ncchen-
ies, and factory workers than we ever had before; and the finest diversified

factory plant the world has ever known. These are the vlements of real woalth,
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end we shall not have expended them. Our Job will be to learn how to use
them at peace to produce the high and rising standard »f living for ell

the people, which their continuous full employment would supplye.

I do not think any onc man knows now to do thet today. uwe are going
to tackle the job together. I have “cith that the genius of America can work
out the blue prints, and dovelop the mow-how to cpply them. The men in this
room, end your associates who hav: been in session here this weezk, cen con-
tribute enormously. Yowr responsibility to take the lead in your field is
very great. I want 4o urge just ous thing in conclusion! As we sit dovm with
other groups to consider these common problems, we will have many adjustments
to make, many differcnces to svttle. Letts work them out with decent respect
for the other man's position, and with the good humor that generally hos char-
acterized our socirl and cconomic evoluticn. Let's snve our bitterncss and
last~-ditch fighting for the encmies on the outside. God knows we still have

plenty of them out there.
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