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Maine to Florida., Then, to
choose a loca) instance, every
individual American, rich,
middle-income or on relief,
eould exercise what Jack
Walter regards as a con-
stitutional right to own
a waterfront lot, no mat-
tsr ow small, on Cawndle-
wood Lake, or at least to own
a bedroom in a condominium
there. Until the lake was
choked with bodies, I sup-
pose. Or more likely until
its shores had to be patrolled
day and night to keep people
from bathing in hopelessly
polluted water.

WatersEdge is one step in
a campaign—a “conspiracy,”
to borrow Jack Walter’s bril-
liant word—now being con-
ducted on a national scale by
Suburban Action Institute.
Its slogan is, “Break down
the wall of the suburbs!” Its
proclaimed purpose is to build
racially mixed communities
of inexpensive tow houses
and garden apartments, pri-
marily—so the institute im-
plies—to help underprivileged
blacks of the inner cities.

Perhaps Messrs, Davidoff,
Gold et als are sincere in this
philanthropic intention. I like
to believe so, out of respect
for their crusading spirit, but

I also like to believe that

crusaders are intelligent. In
the WatersEdge project they
could be intelligent or sin-
cere, one or the other, but
they couldn’t be both at the
same time, . :
They are planning to build
their inexpensive housing
units on some of the most
expensive lakeside property
in northern Fairfield County.
Steve Weil maintained in an
interview with The Danbury
News-Times that he had re-
fused an offer of $5.9-million
for the 253-acre tract. The.
offer works out to $23,320
for every acre, including.the
unbuildable portions.

Hilly, difficult of access,-

swampy - in spots and else-
where with thin soil over
ledge rock, the site is well
adapted for vacation homes
on large plots, but miserably
adapted for a crowded urban
community or 8,000 or more
people. As a result, there are
other items of capital invest-
ment that must be added to
the land cost: the grading of
hillsides, for example, with
erosion (and siltation of the

lake) to follow; landfill in the -

wetlands, with the fill trucked

in, and new access roads
over Wanzer Mountain
(through other people’s prop-
erty). There are also,’ of
course, sewage connections
for 2,500 housing units (with
the sewer still to be planned),
water mains in trenches
blasted from bed rock, pump-
ing stations (if the promoters
receive permission to build
them)——not to mention actual
building costs or interest on
multimillion-dollar construc-
tion loans. o
Housing consultants testify
that, in the end, each row
house and garden apartment
—40 units an acre ‘in the
built-up portions of the tract
—would cost somewhat more
than a single-family dwelling
in open country. Very few
blacks from the inner cities

Wise money — English,
French, Swiss, German, Ja-
panese and American—went

_ into American land when the

dollar began to depreciate.
Land was regarded as a sure
hedge against inflation, bet-
ter even than equities in
South African gold mines. At
first huge blocks of it were

" snapped up at low prices;

then prices began to rise and
the great boom was under
way. Before it ends in a
crash, the big speculators
would like to obtain a profit
from their investment.

The best way to make land
profitable is to build houses,
factories or shopping centers,
and the land-investment
trusts are building like mad.
But some of their ambitious

schemes have been halted by |

i

“The site is well adapted

for vacation homes on large
plots, but miserably adapted

for a crowded urban community
of 8,000 or more people”

could afford to live in Waters-
Edge, even if they were sub-
sidized. Low-income families,
black or white, who let them-
selves be: sweet-mouthed
into buying a WatersEdge
apartment would find it hard
to support themselves in the

center of an area where there.

is comparatively little de-
mand for labor. -
Those indigent blacks and

Puerto Ricans so often in-

‘voked by Messrs. Davidoff,
Gold and Walter are actually
a false issue in this case, or
at most a minor one.' The
true issue in the battle over

zoning involves three major-
elements, One of these is'the

demand for country houses,
largely on the part of pros-
perous families who are

adequately housed but dream -

of owning a vacation home
on a wooded lake. Another
element is money, not men:
billions of dollars invested in
building land from Maine to
Florida as well as in Colo-
rado, Arizona, California and
Hawaii. The third element,
hardly ever mentioned by
Davidoff, Gold and the et als,
is the land itself, the still
beautiful land that is almost
the only remaining natural
resource of the Atlantic sea-
board.

zoning ordinances. If those
ordinances could be upset,
the speculators would profit
enormously. Land zoned for
dwellings on one or two acres
is worth only one-fourth as

 much, roughly speaking, as

land on which the developers
can place from 10 to 40 units
an acre, next door to a shop-
ping center. 7

Is it any wonder that the
big land speculators are
cheering every time Sub-

‘urban Action Institute brings

another suit in another court?
The cheers- are muted be-

" cause the biggies don’t want
-to make people feel that the

institute is involved = with
selfish - financial interests,
but still they come straight
from the heart and the
pocketbook. I imagine that
reports about the progress of
our little WatersEdge case
will be studied by financial
analysts and read in board
rooms. from Tokyo to Zurich.
The biggies know that if the
institute finds a pliable

judge to rule that zoning vio- -

lates the Fourteenth Amend-
ment, they can move in next
day with their Panzer divi-
sions of bulldozers. The whole
state of Vermont will be
Poconized. Connecticut will
go the way of Nassau County.

It had better be admitted
that residential zoning for
one-acre to four-acre lots is
essentially a holding opera-
tion, an attempt to preserve
the vestiges of open country-
side until the state or the
Federal Government moves
in with a far-sighted scheme
for land-use management.
Such a scheme would cer-

_tainly provide for new towns,

but only where they are
needed and where they can
be serviced adequately, never
on random plots that happen
to be owned by a speculator.
The scheme would also pro-
vide for greenbelt areas
where building-is restricted,

"and my own largely rural .

town of Sherman might well
be one of them. A sound
state or national plan now
seems far away, however,
and zoning has to serve the
immediate purpose of saving
what it can. .

Suburban Action Institute .

has been playing the part of
a destroyer. I do not charge
that it is deliberately con-
spiring with the big land
speculators, though it has
had some curious bedfellows.
1 do charge, however, that
the institute— whatever its
intentions — is acting as a
racist organization when it
uses  black Americans as
pawns and patsies in its
effort to upset the zoning
laws, If the effort succeeds,
it is the big-money boys who
will profit by building still
more shopping centers, still
more industrial parks, not to
mention retirement condo-
miniums, vacation homes and
ski chalets to be pressure-
sold to prosperous- families
with credit at the bank.

And what will habpen to
the low-income blacks? They
will have served their pur-
pose as a means by which
Suburban Action Institute
can wheedle money from
foundations and instill a feel-
ing of guilt in middle-class
white liberals. They will have
been bound to crosses born
at the head of a parade:
In hoc signo vinces. After-
ward they will be left in the
inner cities as before, except
for token families in 2 limited
number of projects.

Indeed, the blacks will be
poorer like all Americans
because an important part of
our heritage, the last open
countryside in the East, will
have been irretrievably bull-
dozed, built upon, paved over
and destroyed.

Construction has begun on Putnam Plaza, a four-story
office building on Railroad Avenue, opposite the rail-
road station, in Greenwich, Conn, The L-shaped struc-
ture, which was designed by Emery Roth & Sons of
New York, will be set on a two-acre site behind a
sunken plaza and linked to the street by a pedestrian
bridge across the plaza. The building will contain

about 115,000 square feet of space and an unders
ground garage that will accommodate 300 cars. Floof
areas range from 23,000 to 32,000 square feet, and
the building is scheduled to open for gccupancy in
June, 1974. The developer is Sinjon, Inc., a Greenwich
concern headed by Imre and Thomas Cholnoky, and
the contractor is the Morganti Construction Company.

Princeton Adopts Plan

Continued from Pdge 1

related to the university’s
academic interest and its
financial and social goals.
There will be no rendering
plants, wareliouses or gaudy
shopping centers.

Officials here have begun
negotiations with several
prospective tenants, Theyare
convinced that blue-chip com-
panies will be willing to pay
the environmental and archi-
tectural  premiums involved
in the plan in exchange for
the prestige and strategic
location the proposed center
would offer them.

The center would occupy
only about a third of the
2,784 acres now owned by
Princeton University, which
uses about 414 acres for its
main campus across Lake
Carnegie from the develop-
ment site.

In July, 1972, the univer-
sity’s trustees began a review
of the school's land needs
and the impact of rapid re-
gional development on the
surrounding community.

Last month, the trustees
announced their decision to
exercise an option to acquire
from the Phipps Land Com-
pany a 228-acre tract along

Route 1 abutting the north-
ern boundary of the so-called
Forrestal tract, a 927-acre

_parcel acquired in 1952.

As the first move in the
development plan, the uni-
versity will sell 70 acres of
the Phipps property to the
Robert Wood Johnson Foun-
dation, a large philanthropic
organization specializing in
health and medical care.
The foundation will build a
headquarters on the site.

The remaining 158 acres of
the Phipps tract has been
designated for office build-
ing and research develop-
ment and for open space pre-
servation.

In addition to the Phipps
land and the Forrestal tract,
which runs from Lake Car-
negie across Route 1 to the
main line of the Penn Cen-
tral Railroad, the proposed
project is to include an ad-
joining 452 acres owned by
Walker-Gordon Laboratories.

Princeton has signed a
joint venture agreement with
Walker-Gordon under which
the laboratories will retain
ownership of the land, but
the university will control its
development. \

According to plans being

drawn up by Paul B. Firsten- -

berg, Princeton’s financial
vice president, more than a
quarter of the site—482 acres
—will be set aside for open
space, and special emphasis
will be given to the protec-
tion of the eastern shore of
Lake Carnegie and the banks

of the Delaware and Raritan ]

Canal, which parallels the
lake,

Streams would also be
protected, as would the forest
areas, which include some of
the best beech, oak and low-
land red maple trees in the’
state. :

Mr. Firstenberg said the
planners did not envision any
building that would rise
above the present tree line.

According to John P, Moran,
general manager of physical
planning and facilities at the
university, long-term land
leases will be worked out-
with tenants, who will pro-
vide their own financing and
construction. .

The university presented
its plans to the Plainshoro
Planning Board on Oct. 15,
and initial indications are
that the project will enjoy
considerable local support. It
complements .a proposed

+5,000-unit housing complex

east of the site that would
more than double the town-
ship’s population. !
Nearly 200 acres off the
Princeton project would be
on what is now rolling garm-
land and nurseries betfveen
Route 1 and Lake Carnegie.
The initial phase-of thg de-
velopment would involv this
tract, the Phipps parcef and
a northern segment of: the

. Walker-Gordon land. It would

include 600 residential fnits
and 1.5 million square’ feet
of office space, enough to

.accommodate 4,000 to 5,000

employes. o

: 4
According to present plans,
the land in Forrestal Village,
the residential area, wi}l be
sold to.a developer for the

" construction ' of ‘clustered

townhouses with an average
density of six or seven units
an acre. There will also be a
200-room ‘conference hotel
and a modest shopping, cen-
ter. v

The over-all ;;lan for! the

project was developed: by -

Sasaki, Dowson and DeMay
Associates of Watertown,
Mass., together with the yeal
estate advispry firm of K. S.
Sweet Associates, and a thar-
keting
Siler, George Associates.
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- Now Open.

Here’s good news for all the people
who fell in love with Granada too late.

Granada ILis here. It’s your chance to claim |
one of our big beautiful apartments for your own.
When there’sa place like Granada II you can

It comes with a serenely beautiful and
private setting on a hillside in Westchester. With
trees, grassy knolls, quiet paths for strolling—

buy, it doesn’t' make sense evena lagoon.
torentanordm.ary apart- It comes with a coun-
mmt.Andowgmgoneof try club atmosphere that :
these extraordinary condo- beginsat the marvelous o raeless straets, Eecas i vy
E‘Ifl;ggs ‘gl:?;‘x z:(:ist!lfgtax g%g;’rlgg&seégir:sag; f::r' go}:‘%c;rtninium hom$ . ili.?hbeadutif utf, conve;m"ient
& » y a ... 85capetoa € advantages
equityandthehedge parlor, and a swimming ownership...aﬁforiust $1,999, geso
against inflation that ever; it ck. .
Tomeonmorgets pool¥ géﬁezﬁftﬁl“:g‘;‘j‘t To see how much more your escape money buys,
_ AtGranadaII, your location. Only ten minutes use this handy check-list:
_ m‘gg“ﬁﬁﬁgng flifa‘:’n‘sh’xnn;%‘;?‘g’;‘ge [ Exciting bi-level condominiums [J Private pool
Wall-to-wall carpeting, Lo 3 <o min- (] Central air-conditioning [1 Recreation facilities
Andall major appliances, Manhattan. [J] Wall-to-wall carpeting [J Tree, shrub and lawn care
including a dishwasher Granada ITishere [ Private balconies or terraces  [] Snow removal _
andawasheranda now. But don’t wait too [ Refrigerator-freezer [J Exterior and roof repairs . .
, long toseeit. (7 Dishwasher [J Site lighting, interior and exterior

- [d Clothes washer
(1 Clothes dryer
[1 Range, oven & rangehood
(] Storage basement

It's all here. .. a great good-living
package from famous Kaufman
and Broad. .. jn scenic surrounds
close to shopping, schools, houses
of worship . .. and less than 25
miles from Manhattan, 15 miles
from Westchester, 18 miles from
Paterson-Passaic.

New Hol

Condominium Homes at Nanuet

. Old Nyack Turnpike and Pascack Road, Nanuet, New York ,
Directions: New York State Thruway to Exit 14 (Spring Valley), Bear left on. exit ramp and at
end of ramp turn left onlo Nyack Road. Proceed past Howard Johnson's 500 L. to first right
turn onto Old Nyack Tpke. and continue ¥ mile to site. .

*Includes down payment and closing costs. Telephone: (914) 623-9123
Typical financing terms: Cash price Rembrandt model $28,995. Down payment $1485, Conv. mige of $27,500 with
24 monthly payments of $186 @ 6.9 ANNUAL PERCENTAGE RATE and 336 monthly payments of $217 @ 8.5 AN-
NUAL PERCENTAGE RATE Including principal, interest and private mortgage insurance.

Because of our continuous product improvement program, Kaufman & Broad : )
reserves the right to change price, materials and design without prior notice. N .

This advertisement is not an offering, which can be made only by a formal prospectus N. Y. 445 This advertisement is not an offering, which can be made only by Formal Prospectus, N.Y. 414 B

water service . R
] Maintenance of sewer, water and -

electrical mains S
] Fire insurance

Come convince yourself...at -

5
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3 Bedrom Codominiums from $32,500 to $49,500.

1L,2and

! _ 208 Hillside Ave., White Plains, N.Y. (914) 946-8585.
Minutes from Cross Westchester expressway, Bronx River Pkwy.,
Sprain Brook Pkwy, N.Y. Thruway and the Tappan Zee Bridge.

Baker-Firestone’s Newest Condominium Community in Westchester.
Models open 7 days, 10 to 6, Directions: Driving West: Take 1-287 (Cross West Exp.) to exit 5, turn right at stop Sii“’ proceed

-

)

4/10 mile to entrance. East: Take I-287 to exit 4. At stop sign turn left, proceed to Old Tarrytown Rd. and turn right, proceed

to end and turn left, go 4/10 mile to entrance. All appliances by Westinghouse. New HOLLAND
N, VILLAGE
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