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ABSTRACT 

The purpose of this study 

alterations that are inyolved in locating and delimiting 

sound urban^remewal projects, Im addition, the consider

ations t ^ dictate the priorities assigne 

finally selected are presented. As used in this study, the 

term "urban renewal project" denotes a precise area of a 

city that has been selected for redevelopment by a community 

and its local public agency. 

A properly selected urban-renewal project can be an 

important tool in community development. The full benefits 

of urban renewal cannot be realized ^unless the local public 

agency selects and redevelops its projects In accordance with 

j t ̂ wM^e^e^l&^m policy. This; iseleetion policy must be 

fpipplemented by an equally sound method of assigning priorities 

to the projects selected. 

It was found that a sound project-selection policy 

should take into accounts (a) the communityobjectIves that 

influence project seleetionr (b) the federal, state and local 

ĝlBla$iyie\''rê nirementB for urban renewal projects; (c) the 

eommunity groups that haye a direct influence on project 

selection; and (d) the effects of finances on project selection. 

It is recommended that in assigning priorities to the 
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projects selected consideration should fee given to: (a) the 

aojpaanlty's reasons for establishing an urban renewal program; 

(b) the attitudes of the local residents toward urban renewal; 

(c) the physical charaeteristies of the projects; and (4) the 

financial problems presented by the different projects. 



1 

CHAPTER I 

The urban-renewal project is the heart an! soul of any 

community'srprogram to eliminate slums and blight. If a city's 

projects are carefully selected the local urban-

renewal program will run, smoothly and successfully, ©nthe 

other hand/ a city t)iat chooses its projects in a haphazard 

manner without the benefit of sound planning will have nothing 

but trouble> The purpose of this study was to determine tjie 

considerations that are involved in locating and delimiting 

sound urban-renewal projects. In addition, the considerations 

that dictate the priorities assigned to the projects finally 

selected are presented. 

As used in this study, the term "urban-renewal project" 

denotes a precise area of a city that has been selected for 

redevelopment by a community; and its local public agency. For 

the sake of brevity, the word "project" may be used in place 

of the term "^Mit^renewaX project." 

Urban renewal as a planning to|)l.-^When the Mousing Act ©f 1 9 ^ 9 

was passed, the Declaration of National Housing Policy con

tained in the Act stated that the purpose of the Act was; 
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o o o the r e a l i z a t i o n as soon as f e a s i b l e of the goal of 
a decent home and a sui table l i v i n g environment fo r every 
American family thus contr ibut ing to the development and 
redevelopment of communities and the advancement of the 
growth, wealth and secur i ty of the Nation,, ( 1 ) 

The p r i n c i p l e of providing "a decent home and a su i tab le 

l i v i n g envirojMemt fo r every American family" has been widely 

recognized by the supporters ° f urban renewal. Unfortunately, 

the, remainder ..of •; the statement':refearring to the Idea of de-

veloping and redeveloping communities has been la rge ly over^ 

looked. As a r e s u l t , many c i t i e s have missed exce l lent 

opportunit ies :-"to;''C^^ lioj^rajpge.; development. 

plans and the i r urban^reiiewal programsv 

The f u l l benef i ts .of\an. urba^-r^'Mie^l• progi^m are 

rea l i zed only when the program i s used as a planning too l * A 

sect ion, -denseribing- the".-plaining. object ives '-tjaa.t affe6t -the,-: 

choosing of urban-renewal pro jec ts i s contained i n Chapter I I . 

The important fac t to be kept i n mind at t h i s point i s v that 

urban renewal i s only one of a number of "planning tools 

ava i lab le to communities' and-It-' .shp^l^.-be^'utiilz'el.as; s u c h . 

Thedevelopment of federa l p a r t i c i p a t i o n i n urban r e n e w a l . - -

P r i o r to 1 9 ^ 9 , there was very l i t t l e urban-renewal a c t i v i t y 

im the United Sta tes . A few c i t i e s , such as Cn ic igo , I l l i n o i s * 

and Cleveland, Ohio., were doing some redevelopment work but-



their efforts were slow and sporadic. However, the year 1 9 4 9 

ushered iii a tremendous surge in urban renewal which has 

continued to the present time> 

WhenCongress passed the Housing Act of 1949 (1 ) * 

federal aid to help localities cope with the problem ofslums 

ajad ,l)l̂ ght became available for the first time. IJnfort^nately, 

tfels ̂ irst program concentrated primarily on clearing and re-

dlej&loping existing slum £reas and did little to help citiea 

stop the spread of urban blighto As a results many communities 

f̂ ound that 4 w sMms were forming fasted than the old ones wex*e 

being ^limin^ted. This oversight was corrected by Conjgrfess^in 

Underthe provisions of the Housing Act of 1954 ( 2 ) , 

communities may obtain assistance in establishing city-wide 

programs to check the spread of slums and blight. Generally 

speaking, there are three programs that cities,can use to 

combat urban decay. These programs are as follows: 

1. Conservation and protection of sound areas, 

2 . Rehabilitation and a of areas that can 

be economically restored, and 

3 . Clearance and redevelopment ©f areas that cinnot 

. be.-.-saved,.;-

Since 1954, the scope of federal participation in i©01 



urban^enewal program has I n c r e a s e d • s t e a d i l y . ' The Housing 

Acts of 1956 and 1959> 1^part icular , have broadened the 

scope of federal , p a r t i c i p a t i o n . 

• The General Neighbor hood .He newal Plan,; establ ished by 

the Housing Act of 1956 (3)> i s designed to help communities 

eliminate: slums ©ma ^r oaf . s c a l e . The ch ie f advantage of a. 

General Neighborhood Renewal -Plan is"the' f ac t that I t permits 

a l o c a l p u b l i c agency to prepare comprehensive redevelopment 

plans fo r slum, areas that are. too large; to be treated as a 

"single urbaMrrei&ewai. project... I n tu rn , the Comprehensive : r e 

development p lans fos ter ' continuity, i n . the agency's efforts.: 

to f igh t slums on a wide f r o n t . 

The Housing Act of 1959 (4) provided communities and 

t h e i r redevelopment agencies with the Community Renewal 

Program. This program I s designed to consider the b l i g h t 

condit ions I n the ent i re c i t y Instead of studying one p a r t i 

c u l a r sect ion of the munic ipa l i ty . The b a s i c product of a 

Community Renewal Program I s a. comprehensive program fo r 

ellminatlmg. a l l , the, slum 

Prese t status of' ;urbaii^e:ne'wal programs . ^ ^ s a R e s u l t of the 

ass is tance: provided by 'the, aT otfg^ Acts> more 

than 600 io?ban-reMewa..l, pro jects; have been, In l t iate : d In ap- • 

proximately 200 c i t i e s ; M' the ftelted States : . Im Order to 
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carry out these projects, both the local and federal govern

ments have spent or will spend many millions of dollars. 

For Its share of the cost of these projects up to December 3 1 / 

1959* the federal government has disbursed approximately 

$34,000,000 in planning advances, $571,000,000 in temporary 

loans, and $235*000,000 in capital grants to communities 

engaged In urban renewal. The tremendous importance of the 

urbanr-renewal movement is vividly illustrated by the federal 

government's willingness to disburse these huge sums of 

moiiey ,';f or; the sole piarpose of helping el ties eliminate 

their slums and blighted areas. 

Ît would seem, with all this money available for slum, 

removal and prevention, that urban blight and decay would be 

eliminated- in the very near future. Unfortunately, this is 

not the case. Despite the vast sums of money being spent 

t^^wty&mrenewal, m&jiy urban renewal officials feel new 

slums are being created as rapidly as the old ones ai»e ~ 

being-eliminated. As a re suit, the slum situation is 

almost; as bad today as it was forty years ago. 

c;,n,.„There are many reasons for this: opposition of land 

owners^ difficulty in relocating displaced families^ and 

the(high prices peiid for slum properties are a few. How

ever, the chief reasQm is the: fact that the majority of 
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the cities have mot had time to establish and carry otat 

General Neighborhood Renewal Plans and Community Renewal 

Plans, As a result, there has often times been;̂ a lack of 

sound planning prior to the selection of urban-renewal 

p r o j e c t s t h e r e f o r e , many of them have been poorly 

selected« 

The expensive delays and bad publicity caused by 

poor project selection can fee avoided if the officials of 

the local redevelopment agency have formulated sound policies 

for the agency's staff members to follow in choosing urban 

renewal projects.. The remainder of this st^dy is given 

over to a discussion of the elements that sno^ld be taken 

into account in sound project selection. 
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CHAPTER I I 

COMMtNITY OBJECTIVES THAT INFLUENCE PROJECT SELECTION 

The f i r s t questions that the l o c a l o f f i c i a l s and the 

redevelopment agency should ask about am urban renewal pro jec t 

a r e , "Why are we choosing th is area fo r redevelopment? What 

are our ob ject ives?" Of course, the primary goal must be 

the e l iminat ion of slums and b l i g h t . However, urban renewal 

can a l s o serve-secondary purposes such as s t a b i l i z i n g , the 

c i t y ' s tax base or Increas ing ava i l ab le land fo r the c e n t r a l -

business d i s t r i c t . As many communities have d iscovered, i t 

i s these secondary object ives that make urban renewal the 

valuable planning tool that i t i s . 

General ly speaking, the community object ives which 

Inf luence the s e l e c t i o n of urb^n-reaewal p ro jec ts can be 

divided into three categories? 

1. Housing object ives, . 

2 . Economic ob jec t i ves , and 

3. Planning ob jec t ives . 

Of course , a l l of these object ives are c lose ly re la ted and 

the achievement of one w i l l often permit the community to 

accomplish severa l others as w e l l . For instance , when a 

l o c a l pub l ic agency demolishes the substandard s t ructures 
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i n a district, ami .then"., redevelops the a r e a 9 : slums are e l i m i 

nated, the, l o c a l .tax ./base is:, usual ly" i^ roved j , and. municipal, 

operating- c o s t s /.are .: usua l ly reduced , H©wever> each of . the se 

objectives- influences••• p ro jec t se lec t ion i n d i f fe ren t ways,. •' 

Housing ©bjectives;/ -

- T h e r e i s l i t t l e doubt-that, the low-income'houBing , 
problem i s a-prime rea/son that prompts many communities /to: ' 

est&bl ish \ jar ta As ./©f • Jume/30;, 19.58* the . 

Housing/and : Home / J'fjiance Agency had apprised 324 p ro jec ts 

f o r adva/nced; planning or executiom. ©ut.©f these .324 pp©jeots, 

177 ©P- 52- per cent, w i l l be redeveloped fo r predominantly res 1 -

dent ia l purposes. I n add i t ion , 57''of .the remaining 147 

pro jec ts w i l l be, relevel/©^i: : ; 'M the .secondary .-

reu'se,.. (5) 

As a Puje^: most, of the improvem^ 

c ond 111 ons of.1 ;1 ©w~- inc ©itfe, f*is~ a e c omp I l s h e d by. re 1 oca t ing t he s e -

fami l i es i n u i | l | - ; ! : i nF i t | ^ W ! : ^ 8 a s of the;.i^ity>.-: 

However^ the^statist iCB presented, .ln/„ the/;/preceding.paragraph; 

s t i l l serve as.an;i®ii©l|tl©m that providing better low-', 

income hops ing - i n -. former- slum/. area s - i s one < of. the - ma i n ©b-. -

j ec t Ives of most ©f the commumitle/s that; are engaged i n urban." 

renewal;,:-; - ^ 

There ; ;are/tw© fac tors pe'sp©asifel® fo r th is trend;./ The 
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f i r s t i s the emphasis placed on low-income housing i n the 

federa l l e g i s l a t i o n that provides federa l aid f o r urban 

renewal o-, 

The second fac tor responsible fo r the emphasis on 

housing i s the growing r e a l i z a t i o n on the part of l o c a l 

leaders and •••civic groups that slum l i v i n g conditioms are 

c lose ly associated with human decay and d i s e a s e . For i n 

stance, a study made i n C i n c i n n a t i , Ohio, showed that the 

fo l lowing- ra t ios existed- between the death ra tes of people 

l i v i n g In slum d i s t r i c t s and fami l i es r e s i d i n g I n standard 

a reas ; . 

lo three times' the rate from t u b e r c u l o s i s ; 

2. two and one-ha I f times, the rate ' f rom, pneumonia; and 

3.'two times the rate', from accidents . (6) 
J I M S 1 ' $ ' i' > • I Of course, housing alone i s not responsible fo r these condi 

tions,, Income, education* heredi ty , phys ica l const i tu t ion 

and many other fac tors play an important part i n creat ing , 

these condit ions * However, rthe fac t remains1: that these 

condit ions usua l ly p r e v a i l I n areas of poor housing„ Con

sequently, the e l iminat ion of,: slums f a c i l i t a t e s e f f o r t s to 

reduce human su f fe r ing i n the community. 

A . l o c a l pub l ic agency can s e l e c t three d i f f e ren t types' 

o f .p ro jec ts t h a t : w i l l ult imately, Improve the. low-Income 

housing I m a community. The f i r s t " t y p e i s a pro jec t that 

contains' substandard low-Income housing... I n a pro jec t of 
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this sort, the deteriorated structures can be torn down and 

replaced by standard dwellings for low-income families* The 

second type is a project in a non-residential area that is 

suitable for housing• The agency can clear the area and re

develop it for low-income housing. The third type is a project 

in a low-income neighborhood that is beginning to decay. The 

agency can rehabilitate the area and thus improve the city's 

supply of low-ineo îie housing. 

Economic Objectives 

That urban redevelopment is economically beneficial is 

well known throughout the nation. Statements to this effect 

appear in numerous community reports published by local public 

agencies. The following nquotationi is from a workable program 

prepared for the District of Columbia in 1955s 
Thus the District of Columbia but for a renewal program 
faces the fiscal future of a declining assessable base 
in the deteriorating areas, increasing costs„for .muni
cipal seryieesin thbser'areas and "little opportunity for 
new assessments as available land for new construction 
is being rapidly exhausted. (7) 

As a rule, a community's economic objectives are as follows: 

1. to impr©ye the local tax base 5 

2* to reduce municipal operate ex^eisesj 

3. to encou^ 

development 1 
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4. to stlTOl^te the lo^al economy; and 

5> to .take-advantage- of fi$^al aid. 

Although these .goals, are so clcsely related that efforts to 

accomplish one will also le?id to the attainment of the others, 

enough variations exist among these economic factors to merit 

an individual discussi^ of ea^h one. 

To improve the local tax {bâ se;»̂ Â critical lack of funis is 

one of the toughest problems faced by m&ny cities. The 

Mit^ation has been further complicated in numerous muni

cipal ities by the declineof property values within their 

boundaries. This development becomes extremely important 

in view of the fact that the ad valorem tax on real property 

is the chief source of revenue in most cities. Consequently, 

the stabilizing effect that urban renewal has on a municipality1 

tax rolls makes redevelopment popular in a large number of 

cities. 

Am excellent example of the capability of urban renewal 

to improve a municipality's tax base is contained in the 

workable program prepared for the Bis trie t of Columbia. A 

section of this report contains the following statement: 

Estimates prepared by the Redevelopment |*and Agency 
indicate that after completion of the projected re
development of Southwest Washington, the assessed 
values for tax purposes will increase to approximately 
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'$•157*000,000 from $20,500,000 and annual r e a l estate 
r e c e i p t s at current ra tes w i l l increase to $3*430,000 

from $451,000. 5 prior to redevelopment, or an annual gain 
of almost $3*000,000o (8) 

•Although the f igures presented alcove may seem extreme, they 

i l l u s t r a t e the e f fec t that r e d e v e l o p i n g 'a slum, area can have 

on ..'a. community's, tax "base, „ 

Since- the. e l iminat ion of almost any slum area.-,will;-", 

improve.:.the community's tax base, most; l o c a l pub l ic agencies 

i© not'bother, to study ;a, p ro jec t - to determine whether, or not 

l t 'Wi l l i l e a l to-, amy' improvememt 1® the tax r o l l s . ' However, 

i n ease ^ there,; i s . any doubt, a. comparison, should .be made of , 

the ex 1st lag tax.:-re venues from, a project, with the. estimated 

revenues - that/the redeveloped.. la^^wi l l , - .y ie ld« Of course , It 

i s poss ib le to. se lec t pro jec ts that w i l l y i e l d the maximum 

ikere.ase In . the tax base 0 

To reduce municipal operating cos ts . - -The same shortage of 

revenues that h i s pr©Jmpt:eJ.': c i t i e s to take steps to. improve 

the l o c a l tax, s i t u a t i o n has. also-, forced these communities to • 

t ry to re iuce : the ir.- opera t ing c o s t s , 'However, as/demands of 

c i t i z e n s for'more .public, se rv ices ' cont inue/to mount* many 

l o c a l i t i e s , have found that., i t i s v i r t u a l l y impossible., to. 

reduce, expendituresv- Here again*;/ urban -renewal, enters the. 

pictmre o 
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Slums, of course, cost money. I t has been estimated 

that bl ighted d i s t r i c t s account fo r 45 per cent of a c i t y ' s 

to ta l serv ice costs and y i e l d only 6 per cent of the tax 

revenues. (9) " J a c k s o n v i l l e , F l o r i d a , found that i n one of 

i t s slum a reas , municipal serv ice costs exceeded revinue by 

$40,000 per year ." (10) As a r e s u l t of the condit ions de

scr ibed above, l o c a l pub l ic agencies have discovered that 

e l iminat ing the slums i n a community w i l l u l t imately r e s u l t 

i n reduced operating c o s t s . 

In order to s e l e c t p ro jec ts that w i l l reduce municipal 

operating c o s t s , the l o c a l p u b l i c agency must f i r s t determine 

what areas of the c i t y are absorbing most of the operating 

budget and why these areas are so expensive to services. 

The costs re fe r red to here are s t ree t maintenance expendi

t u r e s , po l i ce -p ro tec t ion c o s t s , f i r e - p r o t e c t i o n expenses, 

welfare c o s t s , and other s i m i l a r c i t y expenditures. Af ter 

the agency has determined the e x i s t i n g operating costs i n a 

p r o j e c t , i t can compare these costs with the estimated 

future costs f o r the completed projeet to f ind out whether 

or not the pro ject w i l l a c t u a l l y lead to reduced municipal 

operating c o s t s . This process may be repeated fo r each 

projeet u n t i l one i s found? that w i l l lower the c i t y ' s 

operating expenses as much as p o s s i b l e . 
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To secure add i t iona l commercial, i n d u s t r i a l and r e s i d e n t i a l 

s i t e s . - ° f | e rapid growth of many American c i t i e s has resul ted 

i n a shortage of good commercial, I n d u s t r i a l , an£ r e s i d e n t i a l 

land. This' i s p a r t i c u l a r l y true in:the -central-areas, of a: -

large number of m u n i c i p a l i t i e s . Consequently, a number of 

communities have resorted to urban renewal to provide new 

s i t e s fo r b u s i n e s s , industry and homes„ The preceding sect ion 

discussed the r o l e Of housing object ives I n urban renewal. 

The commercial and i n d u s t r i a l trend i s borne out by the fac t 

that , as of June 30, 1958, the Housing and Home Finance 

Agency had accepted a to ta l of 60 commercial and 47 i n d u s t r i a l 

p ro jec ts out of a t o t a i of 324 pro ject areas approved fo r 

advanced planning or execution. Of the remaining 217 s i t e s , 

169 were redeveloped with businesses as a secondary use ; 

while 65 areas contained indust r ies as the i r secondary use. (11) 

I f an urban renewal pro ject i s to be used as a s i t e 

fo r an Industry , a residence or a business, ! the redevelopment 

agency must be sure that the pro ject selected has adequate 

transportat ion f a c i l i t i e s . I n add i t ion , the pro jec t must 

a l s o be provided with the proper u t i l i t i e s , namely sewerage, 

e l e c t r i c i t y , water and gas. F i n a l l y , the pro jec t must be 

selected i n -accordance with .the c i t y ? s future land-use p l a n . 

To- stimulate :the loca l , economy.-^Experience .has shown that. 
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the demolition-and- construct ion a c t i v i t i e s associated with 

urban-renewal,projects general ly stimulate the economy of 

the coftiminity involved. Furthermore, those pro jec ts that 

are redeveloped fo r commercial and i n d u s t r i a l purposes w i l l 

provide a d t i t l o m l emplo^emt ^pportumlt ies for . the l o c a l 

.residents*. i n turn , the increased l o c a l employment w i l l '. 

add to the sa les volume of the c i t y ' s merchants„ F i n a l l y , 

some of t h i s money f inds i t s way into the treasury of the 

l o c a l ' goyerjament and. enables the c i t y o f f i c i a l s to provide 

h.ette,r/.%nt:>mo s e r v i c e s . This e f f e c t of 

urban redevelopment on a l o c a l i t y ' s economy i s often a 

strong enough motive i n i t s e l f to lead a municipal i ty into 

an urban-renewal ..programs 

When a community i n i t i a t e s an urban^remewa1 program 

fo r the primary purpose of st imulat ing the l o c a l economy, 

the redevelopment agency must se lec t urban-renewal pro jec ts 

that w i l l provide a wide var ie ty of^employment opportuni t ies . 

As a r u l e , a clearance pro ject i n a b u i l t - u p area w i l l 

provide more employment than any other type of urban-renewal 

project, . The. . loca l .economy w i l l . be stimulated ^eVen further, , 

i f the project. I s reieveloped.- for... industry or bus iness , or 

both... I f the "pro jec t I s being : plained fo r these uses , i t 

w i l l have to meet the requirements set fo r th i n the preceding 

sect ion f o r pro jec ts .of th is type. 
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ToXtake .̂ af vantage ©f ".••£edMral aid., here' have feeei;;lMSjances 

In the h is tory of urban renewal of c i t i e s es tab l ish ing urban-

renewal programs simply^to, take advajitage^of the fe je;ral 

ass is tance o f fe red . However,^in most-cases t h i s object ive 

became secondary whem"..the :real." benef i ts of slpm..clearance; 

'became/Zappa^ there;: I s really nothing wrong" 

with th is motive since the community w i l l almost c e r t a i n l y 

benef i t frmi jarfeaa , . . . renew^l, -re^ri les .of .the reasons that. 

prompted ;the. Inlt iatoom"of ;;tja.ê pr"ogram, 

Proje,cts. that are being selected fo r th is purpose are 

subject tono s p e c i a l considerat ions. All the l o c a l pub l ic 

agency ha% to. do ; is to make sure that the pro ject meets a l l 

the requirements ©f . the . f eder i 1 laws... 

P l a n i n g Objectives 

After considering, their/holisISg a%d:* economic object ives 

c a r e f u l l y ^ local pub l ic agencies often f ind that a number of 

acceptable .-projects will improve^the-e!^^ 

economy. In... ©rder to decide which project; "to':pid;ertake" f i r s t , 

these agencies gemerally tmrsi;t.@ their /.community's; planning .. 

goa ls . QuiteJfre^ueatlyij' the. renewal © f f i e i a l s ^ finajl,de^-

elsioMs;. are stFoitgiy. influemced:by the fo l lowing planning 

objectives-.. 

1> to'change., t h e ; i a i i i s e ' l i s u r e a - - -
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2. to Improve the local street pattern; and 

3» to providei needed commu^ 

Here again. It must be noted that all three of these 

^objectives- are so closely related that they say all be 

attained in the same project. However* each of the above 

goals is important enough to be studied separately. There

fore, the ̂ ensuing paragraphs are devoted to a discussion of 

the aforementioned planning objectives. 

To change the land use in an area.---The opportunity to change 

the land use In a sector of the city is one of the out

standing advantages of an urban-renewal project. Through 

urban renewal, a community can clear a blighted area and 

redevelop it in accordance with the future land-use plan. 

The federal government will pay up to two-thirds of the net 

costs. The chief federal limitation placed on this type of 

redevelopment is the provision that a market for, the land 

must exist within the community. >; 

The Housing and Home FinanceAgency l̂ias approved, 90 

projects in which the predominant use will be, changed from 

residential to non-residential.(12) This total represents 

approximately one-third of the 28l blighted residential areas 

that had been approved by the HHFA as of June 30, 195&V In 
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addition,,,,158 of the remaining 191 pro jects that have been 

accepted w i l l be redeveloped fo r both r e s i d e n t i a l and non

r e s i d e n t i a l purposes. These f i g u r e s demonstrate that most 

of the communities engaged In urban renewal are using i t to 

change e i ther part or a l l of the land uses I n the i r p r o j e c t s . 

I n order to seleet an urban-remewal pro jec t that w i l l 

change the land use In an a r e a , the l o c a l pub l ic agency must 

f i r s t determine where the areas are that do not comply with 

the community future land-use p l a n s . This can be done by 

comparing the e x i s t i n g land-use map with the future land-use 

p lan and thus iden t i f y areas i n which land-use changes are 

d e s i r e d . Af ter locat ing these areas* the agency must de

termine which ones s a t i s f y the e l i g i b i l i t y requirements f o r 

an urban-renewal pro ject as presented i n Ghapter I I I . The 

e l i g i b l e areas can then be selected as urban-renewal p r o j e c t s . 

To improve the l o c a l : s t reet p a t t e r n , - - I n addi t ion to a l t e r i n g 

land uses , l o c a l pub l ic agencies have a l s o used urban-renewal 

pro jec ts to Improve the i r community's s t reet pat tern . As a 

r u l e * the Improvements are obtained by c l e a r i n g a s i t e and 

then redesigning the e x i s t i n g s t ree t system i n accordance with 

the c i t y ' s thor©ughfare p l a n s . I n the past th Is approaoh wa s 

general ly l imited to the minor s t reets and non-l imited access 
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major thoroughfares i n the l o c a l i t y . 

Today, a growing number of communities are us i ^ urban 

renewal to acquire r ights-of -way for l i m i t e d - or contro l led^ 

aeeess highways and then s e l l i n g the land to the highway 

departmentsv This method usual r e s u l t s I n great ly de

creased a c q u i s i t i o n costs because of the reduced condenanatlon 

proceedings. I n add i t ion , urban-renewal pro jec ts can be used 

to supplement these highways by providing redesigned streW 

systems at the var ious access points to f a c i l i t a t e the move

ment of t r a f f i c onto and off of the highway. Furthermore, 

urban-renewal pro jec ts can be used to assemble the remnants 

of land l e f t dyer when the r ight-of -way fo r the l imited 

highway was purchased. These remnants can then be redeveloped 

and put back Into productive use . 

I f a p ro jec t i s being selected to improve the l o c a l 

s t ree t system, the redevelopment agency must f ind areas i n 

the community that h l̂ve poor s t reet patterns and are e l i g i b l e 

fo r urban renewal. Jn add i t ion , the c i t y ' s long-range 

thoroughfare plans must be taken into cons idera t ion . 

To provide needed community f a c l l l t l e s . - - T h e tremendous 

growth that i s taking place i n many c i t i e s i s r a p i d l y out

s t r ipp ing the i r e x i s t i n g community f a c i l i t i e s and making 
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them '"obsolete', and inadequate. consequently, many l o c a l pub l i c 

agencies s e l e c t p ro jec ts tha t w i l l f a c i l i t a t e the mun ic ipa l i t y 1 s 

e f f o r t s to providei. new f a c i l i t i e s such as schoo ls , f i r e s t a t i c s 

and goveMmental b u i l d i n g s . Quite f requent ly , a school or a 

f i re -house s i t e w i l l comprise only a small sect ion of the 

projeet and therefore , appear to be of minor importance in^ 

redevelopment scheme. However* i n maMy cases* the true f a c t s 

are that the need f o r the school or other f a c i l i t y i n that 

p a r t i c u l a r ' s e c t i o n dictated the s e l e c t i o n of the p r o j e c t . 

When se lec t ing pro jec ts fo r t h i s purpose, the l o c a l 

p u b l i c agency must consult the c i t y ' s long-range community 

f a c i l i t i e s pia&t to determine where new f a c i l i t i e s are needed. 

Armedwith t h i s knowledge, the agency can . se lec t Iprojects that 

contain needed community f a c i l i t i e s and that meet the other 

requirements of an urban-renewal p ro jec t * 

Siimmary : ' v.--^'^; u - : . - l - - - ' : • ',-v': : ' . . 

When choosing urban renewal p r o j e c t s , the c i t y 

o f f i c i a l s and the l o c a l pub l ic agency must base1 the i r se lec t ions 

©m sound o b j e c t i v e s . These community object ives include 

housing o b j e c t i v e s , economic object ives and planning ob jec t i ves . 

Housing o b j e c t i v e s . - ^ I r b a n reMewal i s supported pr imar i ly by 

federa l funds supplied through l e g i s l a t i o n that i s heavi ly 
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slanted towaiHi improviiig low-income housing. As a r e s u l t , 

many eoismunities have adopted the improvement of low-lacome 

housing as the c i t y ' s primary object ive i n se lec t ing urban-

renewal a r e a s . 

£ c onomic ob j e c t iye s . — - I n addi t ion to simply e l iminat ing slums 

and b l i g h t , many redevelopment agencies have discovered that 

urban renewal can be used to achieve a wide var ie ty of 

economic o b j e c t i v e s . Gpnsequently:, more and moire l o c a l p u b l i c 

agencies are basing the i r pro jec t se lec t ions on the economic 

object ives made possib le by urban renewal. 

Planning objectives.'—Quite, f requent ly , the l o c a l pub l i c 

agencies have found that 1 there are i ,several areas i n the com-

munity that w i l l s a t i s f y 1 the housing and economic object ives 

of the program. When th is happens, these agencies usual ly 

turn to the i r planning object ives as guides fo r f i n a l 

s e l e c t i o n s . 

C one lug ions... - -A 11 of tliese object ives must be worked out 

ahead of time. I n order to do t h i s * many communities have 

establ ished a long-range planning progiram to serve as a guide 

i n determining the goals of the redevelopment program. 

Af ter determining the object ives invo lved , l o c a l pub l ic 
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agencies earn se lec t pro jec ts which w i l l permit the attaijiment 

of the maximum number of the community's g o a l s . 
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CHAPTER III 

LEGAL AND PHYSICAL REQUIREMENTS THAT AFFECT 
THE SELECTION OF PROJECTS 

When selecting urban renewal areas, the local public 

agency must give full consideration to all the legal aspects 

involved. Every requirement of the federal, state and local 

laws must be satisfied. If this is not done, there is a 

possibility that the courts may not uphold the findings of 

the redevelopment agency. 

Federal, State, and Local Requirements 

According to Mr. John idraunis of the Region III Office 

of the Housing and Home Finance Agency in Atlanta, Georgia, 

urban renewal has developed to a degree similar to the de

velopment of zoning in 1920. Ih other words, urban renewal 

is generally recognized and accepted in most of the states. 

However, there are still a few which, do not* permit the wide 

variety of urban-renewal activities that are allowed by the 

federal government. This problem is discussed in detail in 

the state legislation section of this chapter. 

At the present time, both federal and state laws are 

concerned primarily with the physical characteristics of 

slum and blighted neighborhoods. In order to qualify as an 
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aeeept.a^l6v^rl3aA--reBewai pro ject an area must have c e r t a i n 

d e f i c i e n c i e s , such as deteriorated res idences , wi th in i t s 

boundaries. As a r e s u l t of t h i s requirement, the p h y s i c a l 

composition of a slum I s of paramount Importance i n s e l e c t i n g 

urban-renewal pro jec ts fo r e i ther clearance or r e h a b i l i t a t i o n . 

A port ion of t h i s chapter i s devoted to a study of the phys ica l 

requirements of f e d e r a l , s t a t e , and l o c a l l e g i s l a t i o n with 

respect to the bl ighted and deteriorated sect ions of a c i t y . 

Federal Requirements 

I f a community wishes to rece ive ass is tance from the 

federa l government fo r urban renewal, i t must se lec t pro jec ts 

which s a t i s f y the urban-renewal of T i t l e I of the 

Housing Act of 1949, as amended. These can be divided into 

tw© categor ies— general prov is ions app l icab le to a l l p ro jec ts 

and s p e c i f i c prov is ions appl icable to the d i f f e r e n t types of 

clearance p r o j e c t s . These prov is ions are discussed i n d e t a i l 

i n ?the fo l lowing paragraphs. 

Genera1 prov is ions .—The fol lowing general prov is ions must 

be met. 

I n order to qua l i fy f©r urban renewal, an area must 

meet a l l the state and l o c a l as we l l a s the federa l r e q u i r e 

ments fo r an urban renewal p r o j e c t . A review of state and 
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local requirements is presented in the following sections 

of this chapter. 

A proposed projeet must satisfy the definition set 

up in section 110(a) of the Housing Act of 1949. This 

definition states that an urban-renewal project is a slum 

area which the Administrator approves as appropriate for 

urban-renewal.(13) The "Administrator1' mentioned here is 

the Commissioner of the Housing and Home Finance Agency or 

HHFA. Although the preceding definition is general in its 

phrasing, numerous other eligibility requirements serve to 

narrow Its scope. 

Before the HHFA will approve, a.project for Title I 

assistance (14) the area must be deteriorated to such an 

extent that public action Is necessary to halt any further 

degeneration of the area itself and to prevent the spread of 

blight into the surrounding neighborhoods. 

An area is eligible for clearance activities if 50 per 

cent ©|r more of the structures, not including accessory 

buildings, within the project are substandard because of the 

building deficiencies listed belowj 

1. Need for major repairs or extensive minor repairs. 
2 . Inadequate original construction or alterations. 
3» Inadequate or unsafe plumbing, heating or elec
trical facilities. 
4. Other equally significant building deficiencies.(15) 
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A slum may be cleared if more than20 per cent of the 

buildings are substandard and the area also contains two Or 

more of the following environmental deficienciesi 

l o Overcrowding or improper location of structures on 
the land o ' 

2o Excessive dwelling unit density. 

So Conversions to incompatible types of uses, such as 
rooming houses among family dwellings. 

4. Obsolete building types, such as large residences 
©r other buildings which through lack of use or main
tenance have a blighting influence, 

5. Detrimental land uses or conditions, such as In
compatible uses, structures in mixed use, or adverse 
influences from noise, smoke or fumes. 

6. Unsafe, congested, poorly designed, or otherwise 
deficient streets. 

7. Inadequate1 public utilities or community facilities 
contributing to unsatisfactory living conditions or 
economic decline. 

8. Other equally significant environmental deficiencies.(15) 

A slum or blighted neighborhood which does not meet 

the ̂ qualifications for clearance may still be eligible for 

rehabilitation, as provided for in the Urban Renewal Manual 

published by the Housing and Home Finance Agency. (16). This 

may be in the form of comprehensive rehabilitation or limited 

rehabilitation. 

An area may be rehabilitated comprehensively if it is 

still basically sound and can be restored to good condition 
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for "'-an -'extended '.period "of* time. In addition, the present 

land-use pattern must agree with the city1s long-term plans 

with respect to structures and streets. Finally, the 

density of the existing development must comply with the 

community's standards. 

©n the other hand, limited rehabilitation may be 

applied to residential areas which are built-up and de

teriorated and are in need of safer and more healthful living 

conditions„ Furthermore, these areas must have decayed so 

completely that they cannot be restored to good condition, 

and the redevelopment agency cannot clear and redevelop them 

within the next ten years. 

The mere fact that deficiencies do exist in a section 

of the community is not enough to satisfy the eligibility 

conditions for federal assistance. The factors which create 

blight in a ne ighborhood must be >distributed throughout the 

area. Any. part" of a ..proposed" pr ©j||]| tIjwhicJÎ d̂idiejSnot;contain 

these features will mot be approvellj'uillê  a. 

relatively minor portion of the area> However, a sizable 

section of a project that lacks the appropriate deficiencies 

may be included if it is necessary to achieve the urban-

renewal objectives of the community or if it is needed to 

establish a sound project 
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-When selecting an/urbaii-rene^ area with a spec iff ie 

reuse' @f the laild 1m mime', the local public agency must be 

careful to" consider the federal provisions concerning resi-

d entia 1 land. use a . Section 110(c) of the Housing Act of 1949, 

as amended, states: 

Financial assistance sha;ll mot be extended under this 
title with respect to urban renewal area which is not 
predominantly residential in character and which, under 
the urban renewal plan therefor, is not to be redeveloped 
fo r predominantly residential uses'. (17) 

In "other words, an,,urban renewal project "must either start 

with housiMg or end with it. This condition is a result of 

the basic fact the act authorizing urban renewal is, of course, 

a lousing Act and 'therefore..is concerned primarily with ..the 

problem of providing acceptable living quarters for the 

American people. 

Fortunately, an exception has been provided to allow 

communities to use urban renewal ifor non-residential purposes 

where housing was not improved. Under the terms of a"non-

residential exception project" a. ;non--revidential area may be :. 

redeve'l>pei for predominantly non-residential use if the local 

officials can show that such an undertaking is essential to 

the proper development of the community. The detailed re

quirements for this type of project are described in the 

section entitled, "Specific Provisions Applicable to Different 

Types of Urban Renewal "Projects."' 
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Section l©5(c) of the Housing Act of 1949, as amended 

contains the following pertaining to relocation:: 

There fee a feasible method for the temporary relocation 
of families displaced from the urban renewal area, and 
that there are or are being provided, in the urban 
renewal area. • * decent, safe, and sanitary dwellings 
equal in number to the number of and available to such 
displaced families and reasonably accessible to their 
places of employment. (18) 

Therefore, when selecting an urban renewal project, the local 

public agency must consider the problems it will face when it 

tries to rehouse the families displaced by the project. 

Chapter II deals with this topic in detail. 

Specific provisions--The federal government has established 

six different types of projects which communities can clear 

and redevelop, as follows: 

1. Predominantly Residential ProJectf 

.2. Not Predominantly Residential Project; 

3- College and universit^r Project; 

4. Nonresidential Exception Project; 

5. Predominantly ©pen Land Project; and 

6. ©pen Land Project. 

Each of these projects is governed by its own peculiar re

quirements. These provisions, which will be set forth in 

the ensuing paragraphs, are based primarily on the present 

character of the area, the extent of its present development 

and the reuses proposed. 
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...'••'In ©rier to eliminate any question concerning the 

meanings of the terms used in the ensuing paragraphs* their 

characteristics are presented here. These terms are as 

follows: 

An area is considered to he "predominantly residential" 

from the standpoint of the existing situation if 55 per cent 

or more ©f the land within its boundaries is used for dwellings 

and neighb©rh©©d facilities. A structure is classified as a 

residence if m©re than 55 per cent ©f its floor space is used 

for residential purposes. In addition, vacant lots may he 

considered residential if -they are in primarily residential 

areas and are bounded by residences; or if they are used for 

residential purposes, e.g. house gardens and private parking. 

A project is considered "predbminantly residential" 

from the standpoint of proposed reuse if 50 per cent of the 

land is to be devoted to the uses described; above. 

Any part of the ̂  community^ the 

preceding definition must be classified as "nonresidential". 

An area is classified as "built-up" if 50 per cent 

or more of the land is occupied by permanent structures 

including paved streets and ianpa\ped streets which are 

absolutely necessary to furnish access to the area. 

A sector of the city is defined as "predominantly 

©pen land" if it fails to satisfy the "built-up" criteria 
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stated above, but Is still more than 10 per cent developed. 

A tract of land is considered to be "open land" if it 

contains no man-made improvements1 with the possible exception 

of a few Incidental structures and buildings occupying not 

more than 10 per cent of the area. 

Although six types of projects are discussed in the 

ensuing paragraphs, only the "predominantly residential 

projects" which may be redeveloped for any use and the "not 

predominantly residential projects" that are developed for 

residential purposes have been utilized extensively. The 

"nonresidential exception projects", the "predominantly ©pen 

land projects", and the "open land projects" have been Ignored 

by most municipalities because of the legal, financial, and 

political problems which these projects generate. The "college 

and university projects" were established by the Housing Act 

of 1959p Gonsequentlyy the various cities 

country that are engaged in urban-renewal activities have not 

had time to take advantage of the new project provisions. 

Because of the acceptability of projects which benefit 

educational activities there will undoubtedly be a number of 

urban-renewal projects in this category in the near future. 

In order to qualify as a predominantly residential 
S ; 

project an area must, of course, be predominantly residential. 
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After meetIng this requirement, thearea may fall Into one of 

three classes. These three classes must! meet the requirements 

set forth above. Furthermore, each of these classes must meet 

the additional requirements presented below. 

Built-up areas have no additional requirements. 

Predominantly ©pen-land areas are subject to a number 

of additional requirements» These are presented later in this 

chapter. 

An ©pen-land area can qust 1 ify a s a pre d ©minantly re s I-

dential project if it also qualifies as am open-land projeet. 

The criteria for ©pen-land projects are set forth in a later 

section ©f this chapter. 

Finally, it should be noted that there are no relstricti©ns 

©n the reuses ©f land in predominantly residential projects/ 

except that there must be a market for the redeveloped land. 

A project is a not predominantly residential project if 

It Is not predominantly residential in character and, the local 
"1 . . •• ! . ' :!-.r -.i .> ." • •• i. ' -b.f' • - •• , - ' I : 

. II '." . • • i,tt: . , ' - » : . • :•• • . * • , '| 

public agency intends to use, federal funds to pay part of the 

redevelopment costs.-• Projects in this classification.must 

meet the f©Il©wimg requirements before they can be approved 

by the HHFA % 

The areas selected must satisfy the respective condi

tions set forth In the preceding section for built-up, pre

dominantly ©pen-land or "open-land areas. 
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The project must "be redeveloped for predominantly 

residential use. { ? I 1 

When selecting a college and university project* the 

local publie agency must see to it that the site ehosen 

meets the foilowing standards: 

The area ehosen must Include the principal buildings 

of the institution itself or of one of its branches. 

If the project does not include these buildings, it 

must be close enough to the college or university to permit 

over 50 per cent of the site to be enclosed by a boundary 

drawn no more than one-fourth of a mile from the property of 

the Institution involved. 

Before an area may be established as a "nonres Identlal 

exception project* it must be nonresidential in character and 

the renewal plans must call for nonresidential redevelopment. 

In addition* these projects are subject to the following condl 

tions and limitations: 

The local officials must be able to Justify a reso

lution that the area must be redeveloped for nonresidential 

uses in order to permit the city to develop properly. 

Projects In this category are not eligible for capital 

grant funds in excess of 20 per cent of the total funds 

authorized for the community on or after September 23* 1959. 
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If the area is predominantiy ©pen land or open land, 

it must satisfy the standards established for such areas. 

In order to qualify as a predominantly open-land 

projeet, an area must he predominantly ©pen land as defined 

previously. In addition, the area must he holding up the 

development of the community and there must he no possibility 

of the site being redeveloped by private interests. The Urban 

Renewal Manual suggests the following items or charaeteristies 

of such areas: 

1, Substandard buildings occupying a considerable 

portion of the area, 

2 , Improper size and shape of lots. 

3 , Poorly designed, obsolete, or inadequate street 

patterns, 

4, Obsolete utilities, 

5, Deterioration of site .improvements, 

6, Complexities of ownership or title. 

7, Serious tax delinquency, 

8, Lack of adequate and convenient access to the area. 

9, Serious topographical difficulties. (19) 

An^area may be classified as an open^land project if 

it meets the definition of an open area as described earlier 

in this chapter, Projects of this type are subject to the 



35 

following restrictions: 

Am ©pen+iand project must be developed as housing for 

families displaced by the community's urban-renewal activities.. 

The area must be suitable for safe>. decent and sanitary 

homes. 

The property values of the site selected must be within 

the financial means of the displaced slum dwellers and it must 

be convenient to their places ©f employment. 

Capital grant funis are not available f©r ©pen-land 

projects. 

L©anp and advances for projects of this type are 

limited to 2-1/2 per cent of the estimated gross proJejct 

costs of the projects undertaken byj the local public agency 

under other contracts for federal assistance. 

State Requirements 

Every state has its own unique approach to slum 

clearance and urban redevelopment legislation. As a result, 

a careful analysis of the laws of the state is a necessary 

part of any urban renewal pro-am. 

Unfortunately, the mere fact that a state has adopted 

an Urban Renewal Law does not mean that a community may es

tablish an urban-renewal program without considering the 

legal implications involved. Indeed, a number of cities 
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nave found that their state enabling acts were unconstitutional 

when they attempted to carry out urban-renewal projects. 

If the constitutionality of a state's urban renewal 

enabling legislation has not been proven, the communities in 

that state must try to select projects that will result in 

little or no legal action. The following paragraphs describe 

the status of urban-renewal enabling legislation in the 

various states and the District of Columbia. 

Appendix A summarizes the legal status of urban renewal 

In the fifty states, the District of Columbia and Puerto 

Rico as of September, 1957», The data in Appendix A is taken 

from a report published by the Housing and Home Finance 

Agency. (20) 

When this information was compiled, forty-one states 

had urban renewal enabling legislation while nine did not. 

Of the nine states without renewal laws, Florida and South 

Carolina had had statutes that'were, declared (unconstitutional 

by their respective State Supreme Courts.' Louisiana's statute 

was found to be inadequate by that state's Supreme Courts. 

The remaining six states, Idaho, Mississippi, Montana, New 

Mexico, Itah and Wyoming have had no specific legislation 

permitting urban renewal activities. Mississippi, however, 

passed an urban renewal enabling act in 1959. 
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In the states that have not tested the legality of 

their urban renewal legislation, the local public agencies 

should attempt to set up test cases in order to determine 

the exact status of their enabling laws. In particular, 

this must be done in communities that are contemplating 

extensive urban-renewal programs in order to avoid costly 

law suits and delays. 

Communities in states that have constitutional urban 

renewal enabling legislation must select urban renewal 

projects that meet the qualifications of such legislation. 

In addition, the local officials must follow the procedures 

set up in the state legislation. 

For example, consider the case of Allen et al. versus 

City Council of Augusta et al. (21) In this case, the 

residents of an area that had been designated as an urban-

renewal project protested the Council's action on the 

grounds that the area was not a slum and that the Council had 

acted illegally in classifying it as such. 

In answering this charge, Chief Justice Duckworth 

said: 

This entire case hinges upon section 5 of the act which 
provides that No municipality shall exercise any of the 
powers hereinafter conferred upon municipalities by this 
act until after its local governing body shall have 
adopted a resolution finding that: (1) one or more slum 
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areas exist in such municipality and (2) the rehabilitation, 
conservation or redevelopment, or a combination thereof, 
of such area or areas, is necessary in the Interest of the 
public health, safety, morals or welfare of the residents 
of such municiplaityo It must be noted that It is not 
required that any evidence or proof be taken or con
sidered but simply that a resolution be adopted so 
findingo This could only mean that the officials con
cerned exercise their own judgment based upon what they 
know or believe and make their findings, The very nature 
of matters required to be found fey the resolution shows 
them not capable of feeing ferought under judicial deter-
minatloM. (21) 

In brief, Justice luckworth is saying that the city has carried 

out all the formalities of the Urban Redevelopment Law of 

Georgia and therefore, the matter is mot within the juris

diction of the courto 

On the other hand, the Supreme 0ourt of Virginia took 

just the opposite view in 1956, In the ease of the Bristol 

Redevelopment and Housing Authority versus Benton, Justice 

Eggleston said: 

Thus, the condition of an area is the very basis of the 
jurisdiction and power of a redevelopment authority to 
acquire property located therein by*eminent domain, ^Un
less the area meets this definition the authority has; no 
power to acquire It and the council has ,no 'basis for the 
approval of such taking. In this situation, the court 
has the right to determine whether the, area Is in fact 
"blighted or deteriorated" as defined in the statute, (22) 

In other words, Justice Eggleston is saying that the 

mere fact that the city has made a finding that a slum exists 

in an area does mot 'necessarily mean that the area actually 

is a slum. Besides going through the formalities prescribed 
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by the law, the c i ty must a l s o bave a set i f suitable 

standards with which to evaluate prospective urban renewal 

projec t s . 

The wide var iat ion in these two opinions is a prime 

example of the differences which exist among the s tates . As 

a r e s u l t , the loca l public agency must consider not only the 

state l e g i s l a t i o n but a l so i t s interpretat ion in the state 

courts-. 

In deciding that the court had the r ight to review 

the f indings;of the loca l goyerpi^nty thei Supreme Court of 

V i r g i n i a a l so assumed the authority to Judge the standards 

used by the loca l public agency to c las s i fy the structures 

in a proposed pro jec t . Justice Eg^leston pointed this out 

when he sa id: "The mere lack of private baths, private 

t o i l e t s , hot water, or central heat, does not bring the area 

within thê tfcifms of the statute."(23) The same point was ~ 

made in Kansas in 1954 when that s tate 's urban renewal law 

was declared unconstitutional because of i t s a r b i t r a r y 

c la s s i f i ca t ion system. (24) 

As a re su l t of these decisions the loca l o f f i c i a l s and 

the redevelopment agency must be able to j u s t i f y their f indings . 

The best way to do this is to show that the area being studied 

I s substandard because i t f a i l s to meet the minimum r e q u i r e 

ments of the loca l codes and ordinances. In the event that 
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the community -"lacks "a complete set of codes and ordinances, 

the various model laws, such as the Souther^ 

Code, may be used. The use of 3 these; codes-is discussed later 

in the Physical Determinants section of this Ghapter• 

Despite the tremendous dissimilarities among the state 

laws, there are three sections which usually appear in larhaii 

redevelopment enabling acts that have a direct hearing on the 

selection of project areas. These three sections are normally 

entitled 

1. Preparation and Approval of Urban Renewal Projects 

and Urban Renewal Plans; 

2. Condemnation and Sale to Private IndividuaIs; and 

3. Definitions. 

The relationship between these provisions and the process of 

choosing sites for urban-renewal projects is discussed in the 

following paragraphs. 

Preparation and approval of urban renewal projects and urban 

renewal plans.—Provisions in this category normally require 

the officials of a city to adopt a resolution stating that 

the site selected is a slum orblighted areaand therefore 

Is appropriate for an urban renewal project. In order to 

Justify this action, the of fie ials must be able to show that 

the site is indeed a slum according to reasonable standards. 
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Ordinarily, these criteria are set forth in the definitions 

section of the state enabling legislation.^ 

In addition, there is usually a requirement that the 

municipality he a hie" to rehouse all of the persons displaced 

by the renewal program. A requirement that the urban renewal 

plan must conform to the general plans of the community may 

also be Included. 

Condemnation and sale to private Individuals.—»A great deal 

of controversy has arisen over a community's using eminent 

domain to acquire land in an urfean-rehewal area and then 

selling it to private individuals for private use. Because 

of this conflict, the local public agency must cheek the 

eminent domain section of the state urban-renewal law to be 

sure that It has the authority to sell the land In a project 

to private individuals. If this power has not been granted, 

the agency must be easeful to select only areasj which are 

suitable for traditional public uses such as parks, schools, 

and public housing. 

Def initions .—State urban-renewal acts always contain a section 

composed entirely of definitions. These definitions describe 

in detail the characteristics thait an area must exhibit be

fore it can be classified as an urban-renewal project. When 
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consider ing a sector of the c i t y fo r redevelopment, the 

l o c a l agency must be sure that i t f i t s the d e f i n i t i o n s 

establ ished by the statey 

As a r u l e , only three of these d e f i n i t i o n s have a 

d i rec t bearing on the process of choosing urban renewal 

p r o j e c t s . These are the d e f i n i t i o n s of . a "Slum Area"> a 

"Blighted Area", and an "Urban Renewal Area ." 

The fo l lowing d e f i n i t i o n s are typ iea l of those i n 

cluded i n many state urban-renewal laws. These p a r t i c u l a r 

d e f i n i t i o n s are taken from, a d r a f t b i l l prepared by the 

Housing and Home Finance Agency as a model f o r the var ious 

s ta tes . Since a number of them have based i their laws upon 

th is model, these d e f i n i t i o n s are used extens ive ly . 

"Slum Area" s h a l l mean an area i n which there i s a 

predominance of bu i ld ings or improvements, whether r e s i 

dent ia l or nonres ident ia l , which ,by reason of d i l a p i d a t i o n , 

de te r io ra t ion , age or obsolescence, inadequate prov is ion fo r 

v e n t i l a t i o n , l i g h t , a i r , s a n i t a t i o n , or ©pen spaces, high 

density of population and ©ver-erowding, or the existence of 

condit ions which endanger l i f e ©r property by f i r e and other 

causes, or any combination ©f suen fac tors i s conducive t© 

i l l hea l th , transmission of d i s e a s e , infant morta l i ty , 

Juveni le delinquency, or cr ime, and I s detrimental to the 

pub l ic hea l th , sa fe ty , morals or wel fare . (25) 
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The key to th is d e f i n i t i o n l i e s i n the in terpre ta t ion 

given to the word "predominance" by the state courts„ As a 

r u l e , "predominance" means that 50 per cent of the bu i ld ings 

or improvements i n a pro ject must be substandard before the 

area can be c l a s s i f i e d as a slum a r e a . However, some states 

require a higher percentage of deter iora t ion before a 

sect ion of a c i t y can be designated as a slum a rea . An 

example of t h i s can be found i n the State of Worth C a r o l i n a ' s 

Urban Redevelopment Law which requ i res "that at least two-

th i rds of the; number of bui ld ings wi thin the area are of the 

character described i n t h i s subsec t ion . . . " .(26) 

"Blighted Area" s h a l l mean an area which by reason 

of the presence - ©f.-aV-Biibs^ntial-n^ber of slum, deteriorated 

or deter iorat ing s t r u c t u r e s , predominance of defect ive or 

inadequate s t reet layout , fau l ty l o t layout i n r e l a t i o n to 

size-,;..adequacy / / a c c e s s i b i l i t y - ©rusefu lness , : Insani tary or 

unsafe condi t ions , deter iora t ion Of s i t e ©r other improve-

ments, d i v e r s i t y of ownership, tax or s p e c i a l assessment 

delinquency exceeding the f a i r value of the land, : defect ive 

or unusual condit ions of t i t l e , or the. existence of condi 

t ions which; endanger, l i f e or property by f i r e , - and other 

causes," or any combination of such f a c t o r s ; substant ia l l y 

impairs or a r r e s t s the sound. growth of a raunlcipallty,; r e 

tards the p rov is ion of housing accommodations or const i tutes 
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am economic OF social liability and is a menace to the 

public health, safety^ morals, or welfare in Its present 

condition.and use, (27), , ^ 

The word "predominance" plays the same role In this 

definition as it did In the preceding one. In addition the 

word "substantial" must also he considered here. This word 

Is usually construed to mean that at least 20 per cent of the 

structures in the proposed project must be substandard before 

the area can be considered a "blighted area". 

"Urban-Renewal 1 Area" means a slum area or a blighted 

area or a combination thereof which the local governing body 

designates as appropriate for an urbane-renewal project. (27) 

Loc^l Hequire^ents 

Local legislation plays an important role in the 

selection of urban-renewal areas in communities that have 

home rule charters or special enabling acts. However, the 

laws adopted under these circumstances are usually draW up 

along the same lines as a state act and may be studied in the 

same manner. 

The Use of Physical Characteristics 
to Delimit Projects 

The preceding pages of this chapter established the 

general requirements that a slum area must meet before it can 
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be selected as an urbanrenewal project. Subsequently, this 

section Is devoted to a detailed discussion of how the 

physical characteristics can be utilized to delimit both 

the general and the precise location of a project. 

In addition, this section suggests to communities a 

method that can be used to justify designating a sector of 

the city as a slum area. The best way to prove that a 

sector of a city is a slum is to show that the buildings, 

streets, and utilities within the area do not meet the 

standards established by the local codes and ordinances. 

A community that lacks a complete set of codes and ordinances 

may use the various model laws available, the housing survey 

designed by the American Public Health Asbctela ti on and the 

APHA report entitled "Planning the Neighborhood", to analyze 

a possible urban-renewal site. Of course, the city will have 

to adopt the model codes before they can be used to legally 

designate slums. A complete list,of these laws, plus the 

references to the American Public Health Association publi-

cations, is included In Appendix B. 

As stated above, the pl^slcal characteristics of a 

slum or blighted area may be used to select the general and 

precise location of a project. These characteristics may be 

divided into two categories, (1) characteristics that establish 
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general location\-$ and (2) characteristics that establish 

precise location. This section is devoted to a study of 

these characteristics and the role they play in the selection 

of urban renewal projects. 

Characteristics that Establish General Location 

This category is composed of the following items: 

1. condition of structures 

2. Adequacy of streets and lots 

3. Adequacy of utilities 

4* Overcrowded housing 

5". Detrimental land uses or conditions 

Each of these features can be a direct contributor to the 

deterioration of a neighborhood,. Therefore, their presence 

is a factor to be considered when urban renewal projects are 

established. The ensuing paragraphs are given over to a 

study of each of these factors and its part in selecting 

sites for redevelopment.11 

Condition of structures.--Perliaps the first indication of the 

existence of a slum is the substandard condition of the 

buildings in the neighborhood! These structures generally 

exhibit weak foundations, sagging doors, broken windows and 

broken steps on the outside. Inside, they have no running 
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water, no flush toilets ana iimdequate light and ventilation. 

The lega1 criteria for determining the condition of the 

structures in an area may be drawn from the local building 

and housing codes. 

Adequacy of streets and lots.--in many slum areas the streets 

are one of the major causes of blight and decay. Streets 

which are narrow, crooked, unpaved and often times too steep 

greatly decrease the values of abutting properties. Access 

to the neighborhood and circulation within it become extremely 

difficult. Consequently the area Is-unsuitable for business, 

industry or homes. 

Lots which are too small also contribute to urban decay. 

Subdividing land into small parcels encourages overcrowding 

and a resultant decline inliving standards. Many slums are 

composed of lots less than 30 feet in width and 50 feet in 

depfh. In order to build a house, the owner is forced to 

cover most of the lot. As a result, homes in these areas 

are too close together to permit adequate Ventilation and 

light. 

A municipality or a redevelopment agency can legally 

judge the adequacy of the streets and lots in a proposed 

project by using the local zoning ordinance and subdivision 

regulations as a foundation for its findings. 
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Adequacyof utilitiesSlais aid blighted areas are almost 

always served by imadequate public utilities, if they are 

served at all. As a result, many of the homes in the area 

are without water during periods of peak consumption. This 

in turn leads to low standards of health and sanitation, 

particularly in areas where the sewers are too small to carry 

off the waste with an adequate supply of water and are totally 

ineffective without water. 

Furthermore, these neighborhoods generally have too 

little gas and electricity. This condition results in 

dwellings which are poorly heated and lighted. 

The American Public Health Associatlonis report entitled 

"Planning the Neighborhood" provides excellent standards for 

a city to use in demonstrating that the utilities In an area 

are substandard. • 

Overcrowded housing.—Another characteristic of a slum 

neighborhood Is the overcrowded condition Inside the homes 

In the area. In many cases there may be as many as two or 

more persons per room and quite frequently the entire dwelling 

unit may be a single room. 

Dwelling-unit overcrowding is often found in areas 

where large jaomes have been abandoned bpr wealthy citizens 

in their flight to the suburbs. These structures are iFre-
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quently converted t© rooming and boarding houses of the 

worsttype, 

A community can utilize its zoning ordinance, and its 

building, housing and health codes to show that the over

crowding of dwelling units in a section ©f the city is far 

t©© great to meet existing legal standards, Therefore the 

area may be classified as an urban-renewal projeet and 

treated accordingly. 

Detrimental land uses or conditions,--Slums often develop 

because of the proximity of undesirable industrial and 

commercial ae%iyltle.si.̂ tuch as slaughter houses, steel mills 

and railroad yards. In many cases, the district that feels 

the effects of smoke, noise and odors ereated by these 

activities will be blighted to a degree directly prop©rti©ned 

to their nearness to the installation. 

In areas of this type, a city can use its zoning 

ordinance or its land^use piijnlas^^ legal' de-

termination that tsiae'- :'d^̂ p±̂ il̂ '̂ fll.|L fl'il̂ ad̂ liiBisiail̂ l.s; either a non-

ig-range plans conforming use or is not in keeping with the 

of the community. 

In order to use these five criteria to select possible 

urban-renewal areas, the local public agency must make an 

inspection of the eity and find out where these situations! 
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exist o Of course, the agency need not extend its survey into 

sectors of tne city that are obviously in standard condition. 

Locations of substandard conditions with reference to each 

of these criteria should then be plotted on a base map of 

the city and a line drawn around each area which is sub

standard. Almost without exception, the boundary lines 

drawn in this manner for each factor will coincide with those 

drawn for the others. As a result, the redevelopment agency 

will have uncovered the general limits of its urban-renewal 

projects. 

Features that Establish Precise Location 

The characteristics that can be used as tools to 

decide the precise location of a project are as follows: 

1. Feasible Physical Size of the Project 

2. Boundaries 

Feasible physical size of the project.--The size or extent 

of a slum or blighted section o^ the city! must be considered 

in laying Out the boundaries of |an^urban-renewal project. 

In many cases the area may be so large that the city is unable 

to redevelop it at one time. Insufficient funds, a shortage 

of low-cost housing for the displaced families and the lack 

of a market for the^land are usually the limiting factors. 
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Size becomes a controlling factor in the selection 

process .• An area must "be chosen that the city can success

fully redevelop within a period of five years. This fact will 

usually force the community to split its slums into small 

projectso 

Once the feasible size of the project has been de-v 

termined the redevelopment agency can turn to the problem of 

selecting definite boundaries for the area. © 

Boundaries.T—When determimlBg the precise boundaries for an 

urban-renewal project, the local public agency must remember 

that any boundaries chosen must be so located as to make the 

finished urbatn-renewal project a stable area in itself. For 

example, consider a slum neighborhood that has developed on 

both sides of a river. The river, because of its width, 

will serve as am effective barrier between the two blighted 

sectors of the' city. Therefore, despite the''fact .that the 

entire neighborhood could qualify as a slum project, the 

local public agency can redevelop the two areas separately 

and at different times without fear that the detrimental 

effects of the still untrelfeed sector will harm the project. 

Every effort should be made to take advantage of 

strong natural or artificial boundaries when selecting an 

urban-renewal project. These boundaries can be any 
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pr^lBeB:t^:fea:twe''''sme;k;''''ai. a river, ravine, a major highway 

or a -park. & •=••' - f̂j . . 

IJnf ©rtunately, pyoB:pe«tive:\prpJects are self©m 

bounded by more than One prominent feature. Consequently, 

the local public agency normally finds Itself with two 

alternatives to follow in selecting the project boundaries. 

The line can either be drawn down the center of a street or 

it can be drawn to coincide with lot lines. Both alterna

tives have their own unique problems. 

The center llnjS of a street can be determined with a 

minimum of effort and is easily drawn. On the, other hand, 

such a boundary does not permit the redevelopment authority 

to exercise any control over the opposite side of the street 

that is outside of the renewal area. As a result, the re

development area may front on slums that are as bad as the 

slums that have been eliminated by the project. This eondif 

tion will undoubtedly have; an adverse effect on the completed 

project and may eventually' lead to the area's!; return, to its:-

original- decayed- condition. • Furthermore,, the- federal govern

ment will recognize only 50 per cent of the improvements 

on such streets as eligible for financial assistance. These 

eonditicns, as a rule, make boundaries of this sort un

desirable . 
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Project boundaries that are drawn along lot lines 

are a little more difficult to determine but they are 

superior to the center line of a street for several reasons. 

First of all, rear lot lines permit the projeet to back 

rather than face undesirable adjacent areas. Secondly, such 

a boundary puts all the streets within the project and 

renders any improvements made on them eligible for federal 

assistance. Finally, a lot line boundary can be used to 

pick up remnants of land which may have been left by some 

major construction work, such as an expressway, that is 

being carried out as part of the proij|ect plto* 

The lot lines referred to here are usually the rear 

lot lines of the property involved. However, this creates 

no particular problem since rear lot lines can be used as 

boundaries on all sides of a project. The only two places 

where a side lot line might serve as a boundary would be 

at the corner of a project or in the middle of a block of 

land that is only partially within the project. 

When laying out a project boundary on lot lines the 

redevelopment agency must be careful to take in sufficient 

land to permit efficient utilization of the property acquired 

The amount necessary should be determined by the reuse pro

posed. For instance, a strip of land to be used for resi-
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deiitlal -purposes'should- be at least 10© feet deep. On the 

©ther l^i^f':dm-:lM4i^0'^i operatlon wjould A • 

The one fact that should be kept in mind by the local 

public agency Is that the boundary selected must be able to 

makei the urban-refiewal project a stable area In Itself. !£his 

Is particularly true of projects that are not part of a 

General Meighborhood Renewal Plan. 'Since this stability is 

also a characteristic of a good zoning boundary, the basic 

principles used In-establishing the boundaries of zoning 

districts may"be used here. 

SUMMARY 

A slum area,must meet all the requirements of the 

appropriate federal, state and local urban-renewal legis

lation before the area can be selected as an urban-renewal 

project. Consequently, the local public agency must be fully 

familiar with these requirements before attempting to choose 

any projects. 

•.Basically* the federal, state and local requirements 

'are grounded".on the- physical ̂ characteristics :of;a slum-area-. 

As a result, the local public agency must analyze the physical 

Composition of a blighted area to determine whether or not the 

area can qualify as an urban-renewal project. The local public 

agency can use:the standards set forth .In the local codes and 
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©rdInanoe s to justify the iesTgnatIon of a sector of the 

e4ty as a slum area that should he redeveloped through 

urban renewal. 

The local pufelie agency cam also use the physical 

characteristics of a slum to select the general and precise 

location of a projeeto The boundaries of the projects se

lected in this manner^must be so l©eated as t© make the 

finished urban-renewal project a stable area in itself. 



56 

CHAPTER IV 

COMMUNITY '@R©UFS; THAT INFLUENCE PROJECT SELECTION 

Amidst the confusion of physical characteristics, 

financial problems and reuse decisions, a community and its 

local public agency may underestimate the importance of 

commuiiity groups that should fee considered when urtoaa4re^e^l 

projects are feeing selected. This error is generally "brought 

to light when the urfean^rene^il project begins to run into 

©pposltion from the citizens of the community. As a rule, 

these objections are aimed at either the family relocation 

plans or the reuse proposals.. 

These facts point to one basic conclusion. The local 

pufelic agency must either select urban-renewal projects that 

are acceptable to the local citizens or be faced with the 

problem of ©yercoming the opposition of the residenta of the 

community• 

This chapte]? is devoted to a study of the community 

groups that must be considered when selecting an urban-

renewal area? in general, there are eight groups of people 

whose wishes must be consider groups are as follows: 

1. the local power stru^cture; 

2. minority groups; 
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3o the project inhabitants; 

k. real estate firms; 

5* churches and religious groups; 

6. merchants; 

7. neighborhood groups; and 

8. the community as a whole. 

The Influence of each of these groups will vary from 

one/community to another and will also change with the 

different projects proposed by the redevelopment agency* This 

fact, coupled with the absence of an adequate reporting service 

devoted to the huinan problems of project selection, makes it 

difficult to document the conmiunity groups encountered In 

choosing urban-rene.waXirareas. Consequently, the st^Jetonts 

uade here cin be supported by example s but not by concrete 

statistics. 

In spite of the diversity exhibited by these groups, 

they have one thlngrin Common. These groups must be dealt 

with in the early stages of the project selection process. 

So doing, of course, enables the redevelopment agency to avoid 

spending time and money on urban-renewal projects that are 

not acceptable to the citizens of the community. With this 

thought in mind,the following paragraphs are devoted to a 

dlsucssion of the attitudes and reactions of the people 
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affected by a project. Iii addition, some solutions to the 

difficulties presented thereby will be presented. 

The Local Power Structure 

Without the support of the community's leading citizens 

the local public agency has little chance of carrying out an 

urban^renewai project. Therefore, most agencies try to as

certain the attitudes of the local leaders towards the urban-

renewal program before proceeding with the selection of 

projects. 

After discussing the program with the community leaders 

the local public agency usually selects the projects that meet 

with the approval of these prominent citizens. This approach 

permits the agency to avoid most of the high-level opposition 

to urban renewal that may exist in the community. In addition 

this approach gives the renewal agency a chance to enlist the 

support of the community's leading citizens for the urban-

renewal program. 

Minority Groups 

The problems presented by minority groups are just as 

important and far more complex than the situations encountered 

in dealing with the local power structure. The importance of 

this subject is demonstrated by this statement of the Housing 
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and Home flpiee Ageaey, "Special emphasis should he placed 

upcm minority group participatlpm>"(28) Unfortunately, 

minority-group participation alone is mot enough. Local 

public agencies have found that it pays to determine the 

outlook of the rest of the community with regard to minority 

groups.. 

Experience has shown that relocation is the higgest 

urban-renewal problem encountered In dealing with minority 

.groups. This Is true from two different standpoints. First 

of all, the members of the group usually object to being moved. 

Secondly, the residents of the neighborhoods In which the 

displaced families are to be rehoused may oppose the renewal 

agency's plans. 

In addition to relocation, there is another minority-

group problem that merits discussion here. In some of the 

states in the southeastern sector of the United States, negro 

groups are frequently reluctant to express;, themselves. Con-

sequently, renewal agencies may fail to realize just how 

difficult.,itto relocate these people until, suddenly, 

they are almost completely overwhelmed by the virtually in

surmountable problems caused by the low incomes, ignorance 

and discrimination that are the lot of the southern negro».«, 

Urban-renewal officials have discovered that the best. 
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way to solve these minority-group problems is to hold 

meetings with these people and to get to know them. Ordi

narily, there are seven general facts about the involved 

minority groups that the agency should study. These items 

are discussed in the following section entitled, "Chara

cteristics of the Projeet Inhabitants", 

As a rule, the difficulty encountered in rehousing 

minority-group families forces local public agencies to limit 

the size of projects that are located in the minority^-group 

sectors of a city. Furthermore, the agency has to take more 

time to redevelop a project that houses minority groups 

because of the prejudice and discrimination that must be over

come when working with these people. Of course, this additional 

time increases the cost of projects in these areas. 

Characteristics of the Project Inhabitants 

Local public agencies havetif ound 3 that srelocation 

difficulties are not limited to minority groups. Indeed, it 

is often Just as hard to remove white families from slum 

areas as it is to remove negroes. The problem is made even 

more difficult by the fact that white slum dwellers are often 

successful in their efforts to avoid being displaced because > 

of their ability and willingness to bring political pressure 
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to bear on the redevelopment agency. Of course, there may 

also be some resistance from neighborhoods chosen as re

housing areas for the displaced families. However, this 

problem is not as.• critical"in ̂ his'"else as it is when minority 

group families^ .are be ing relocated«. 

In order to minimize the relocation problem, renewal 

agencies have found that the characteristics of the in

habitants of a project area must be studied carefully. This 

is particularly important if the people involved happen to 

belong to a minority group. Basically, the following seven 

items should be considereds 

1, the racial composition,._.©f the group; 

2, the general income level; •,. 

3, the educational background of the inhabitants; 

4, the age ©f the residents; 

5, the religious affiliationsi 

6, the owner-renter occupancy of the dwellings; and 

7, the average family size, 

Each ©f these' items will have a dire et, affect on; the manner 

in which the residents of a. communitywill react to an 

urban-renewal project. The following paragraphs discuss the 

characteristies mentioned above. 
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The racial composition of the group.—The most Important 

feature to be considered when choosing an urban renewal 

project is the race of its occupants. Catherine Bauer de

scribed the problem when she wrote: 

. . . and finally looming above all else in many local 
redevelopment difficulties is the race relations 
question, sharpening most of the housing Issues to a 
razor edge and forcing basic, community-wide decisions 
on the matter of discrimination and segregation.(29) 

As a result of this condition, an area that houses 

Negroes, Puerto Riearis, Mexicans* or members of some other 

minority group will present an extremely difficult relocations 

problem. The shortage of housing facilities for these people 

makes it very hard to find suitable living quarters for them. 

In addition, the residents of most communities usually object 

strenuously to any efforts to move members of a different race 

into neighborhoods in which they have not previously lived. 

Slums that house minority racial groups often force 

local public agencies to select initial projects in relatively 

undeveloped sectors of a city. These projects are then re

developed as housing areas for the families that will be 

displaced by future projects in the more densely populated 

areas of the city. 

The general interne level.--tafortunately* the income of the 
majority of families and indlvidiaals In slum areas is low. 
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In. some/'e'a\s:es/y,-.these „ people do a©t eaira e io igh to pay t i e 

minimum .rents I n .a . puhlic-hoBslmg; projeet. C ©nsequently ?; - • 

the l o c a l pub l ic agency i s hard pressed to f i n i decent 

l i v i n g quarters which these fami l ies can a f f o r d . 

When, the ' . inhabitants of a prospective pro jeet have 

extremely low incomes* the l o c a l pub l i c agency has to sub

s i d i z e the moving costs of the displaced f a m i l i e s * T h i s , Of 

course , increases the o v e r a l l cost- of. the-project and .sub

sequently . l i m i t s i t s s ize . . 

The educational background of the Inhabitants .—As a r u l e , a 

majority of the occupants of a slum have l i t t l e formal edu

c a t i o n . This fac t becomes s i g n i f i c a n t when considered I n the 

l i g h t of the r e s u l t s of an at t i tude survey conducted i n 

Milwaukee. These r e s u l t s indicated., that Ind iv idua ls .with;, 

l e s s than a high school education were l i k e l y to f e e l that 

the substandard area i n which they l i ved was completely 

s a t i s f a c t o r y . Consequently, these people were re luctant to 

move. 

In . addi t ion* i n d i v i d u a l s or ^families; that • have, l i t t l e :. 

education are/; general ly forced -Into the - lower paying. type's : 

of employment. As a r e s u l t * the agency f inds i t s e l f faced, 

with low-income problems. 
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The reluctance to tove oa the part of the poorly 

educated slum dweller usually increases the time required to 

remove all of the residents from a projeet. In turn, this 

time delay limits the size of the project since the federal 

government requires that urban^renewal projects he scheduled 

for completion w^Ithln five years. 

The /age: of the residents .—-The older the inhabitants of a 

blighted district are, the more likely they are to oppose 

any redevelopment plans and the harder it will be to relocate 

them. Of course, it Is possible that the age factor is 

simply a reflection of length of residence with Its resultant 

friendships and associations, £fte majority of the residents 

of an area who are over forty years of. age will generally 

resist any efforts to relocate them. Therefore, local public 

agencies usually consider the ages of the inhabitants when 

studying a possible project. 

A project that contains a large number of elderly 

residents presents the same size-limitation problem as a 

project that houses a poorly educated group. 

The religious affiliations .—Religion is undoubtedly one of 

the important factors to be considered when selecting a 

project. The role played by churches and religions in the 
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process of choosing urban-renewal areas is discussed later 

in this chapter. 

The owner-renter occupancy of the dwellings.—Almost without 

exception, the majority of the owner-oceupamts in a project 

will object to any efforts to clear or rehabilitate the area. 

This reaction is the result of a property owner's natural 

objection to his property's being classified as substandard 

and therefore, subject to demolition. In direct contrast to 

this situation, the tenant-oecupants In the same neighborhood 

will usually favor rebuilding the area if they are assured of 

being rehoused in decent quarters at reasonable rates. 

In addition to the two groups mentioned above, the 

local public agency must also consider the reaction of the 

Individuals who own buildings in the project but live else

where. Normally, these individuals will object to the area's 

being cleared even if they ar,e paid' a good price for their 

property. These objections are based; on the fact that slum 

properties generally yield a 12 to 20 per cent return on the 

owner's Investment. Furthermore, these owners usually do not 

want to bother with the effort required to reinvest their 

money, 

Undoubtedly, this problem of owners resisting the 

agency's efforts to acquire their property creates difficult 



66 

situaf ions that a local public agency will have to solve. 

When selecting projects, the agency should seek the co

operation of o m by showing them the benefits that they 

will receive. In areas of extreme resistance, agencies may 

be forced to use evictions and the courts to acquire condemned 

properties. If the local, public agency is reluctant to resort 

to the law and Is unable to persuade the recalcitrant owners 

to sell their property, the project may have to be abandoned. 

If the cooperation of the property owners cannot be 

obtained, the local publie agency Is faced with the problems 

of delay and subsequent limitations on the size of a project. 

A project thait requires conderahation proceedings will cost 

25 to 35 per cent more than a pro 

owners sell voluntarily. The Increased costs may force the 

agency to reduce the size of the project. 

The average family size.—Since the redevelopment agency 

has the responsibility of rehousing every family in an 

ur*ban-renewal project, information on the size of the 

faijiilies must be obtained. This factor becomes particularly 

important In areas that contain asubstantial number of large 

families because it is difficult to obtain quarters for 

families containing more than five or six members. Further* 
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more, large f a m i l i e s i w i l l usua l ly prefer to remain i n la rger 

dwell ings that are substandard rather thas-moye.r imt©:a;;, 

standard ualt:.vthat, i s smaller:. F i n a l l y , I t . has been found ; 

that large fami l i es con y©umg ch i ld ren ©ften have low 

Incomes and ca.taot a f ford to move. 

The r e l o c a t i c n problems posed by large fami l i es w i l l 

general ly increase the time required to c l e a r a p ro jec t and 

w i l l a l s o Increase the met cost of the p r o j e c t . These two 

condit ions w i l l mormaliy force the l o c a l pub l ic agency to 

reduce the s ize of the p r o j e c t . 

Real Estate and Development Flrjns 

Real estate and development.companies play an important 

r o l e In urban renewal. These f i rms are the ones who w i l l be 

ca l l ed upon t© purchase and develop the pro jec t areas as we l l 

as to a s s i s t i n re loca t ing the displaced f a m i l i e s , eon-

sequent l y , the l o c a l pub l ic agencies must consider the 

react ions of the. c i t y ' s r e a l t o r s and• developers: when, se lec t ing 

urban renewal projects° 

As a ru le . , the l o c a l r e a l estate:'.and development 

. f i rms' oppose urban, renewal pro jec ts fo r two reasons. F i r s t 

©f a l l , p ro jec ts are used to el iminate the slum housing that 

y i e l d s very-hand some .commissions to. the real:-estatte .firms " 

that usua l ly manage these slum propert ies f o r the owners. 
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Seeoi^iy* the realtors ami developers are forced to provide 

standard dwelling units for the displaced familiesto keep 

the local public agency fronf rehouspnlg these families in 

public-housing projects. Unfortunately, most of these firms 

feel that standard* low-income housing is a poor investment 

and are reluctant to build housing of this type. 

In communities where the local real estate and develop

ment interests oppose urban renewal* the local public agehcy 

will have to select projects that will provide these firms 

with the maximum opportunity to make a fair profit off of 

the redevelopment work. Furthermore* the local public agency 

must make every effort to convince the realtors and developers 

that urban renewal is good for the community and consequently* 

it will eventually benefit them. 

Churches and Religious Groups 

Churches and religious groups pose a very special 

problem for the development agency. The Housing and Home 
• . ; ! r-h \ •• j j ; : - • ' • • • • • 

Finance Agency states that* " . . . churches located in the 

neighborhood can often play a key role in interpreting the 

program to neighborhood families with whom they have had 

long association."(30) However, the experience of most 

agencies has been that a church will usually oppose the 

relocation of a large percentage of its congregation in a 
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diff'ere^ Furthermore, local public agencies 

have eMeounterecl stiff dpposltion to plans calling for the 

demo'litiom of a church building when clearing a renewal site. 

In order to relieve the opposition presented by a 

church br religious group, the local public agency can delimit 

projects that will l^ye as little effect as possible oh a 

chur®& ^r religious group. On the other hand, the agency 

could ais© select aproject that would displace a church and 

a majority of its members and assist In relocating 

another sector cf the city^' 

Merchants 

In its booklet entitled, How. Local!ties Can Develop 

a Workable Program for JJrjban Renewal, the Housing and Home 

Finance Agency says s "The active support of the business 

community is a major asseto"(31) Unfortunately, It can also 

toe said that the active opposition of the business community 

Is a major liability,. In Bessemer, Alabama, for example, 

local merchants objected so strongly to plans to develop an 

tarban-renewal project as a commercial site that the entire 

project was dropped. Furthermore, the neighborhood merchants 

will usually object to having their customers relocated. 

In order to avoid reactions of this sort, a local 

public agency should sound out the feelings of the business-
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mam before seleeting a prdjeet for commercial redevelopment. 

This is particu^rly true if the area under consideration is 

not a part of the established business district of the 

community. 

Many renewal agencies have found it best to restrict 

their plans for commercial urban-renewal projects to existing 

business areas. This policy is usually followed until the 

local merchants can be convinced of the need for commercial 

redevelopment in other parts of the city. The most common 

method employed to eliminate the merchants1 objections to 

relocating customers is to simply include the protesting 

merchants In the project. 

Neighborhood ©roups 

Neighborhood-protection groups or "choose-your-neigh-

borM groups are one of the biggest obstacles to relocation 

that renewal agencies have encountered. Many times these . 

groups are formed in order to keep the local public agency 

from housing displaced families in their neighborhood. Quite 

frequently, these organizations have been able to cripple 

the redevelopment program by bringing pressure to bear on 

their representatives in the^local government. In Milwaukee, 

this opposition became so strong in one case that the urban 

renewal project was dropped completely. 
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Many r e ^ to eliminate this 

©ijpos it ioniby re loeating displaced families in areas whose 

residents l^ve suhstantlally the same characteristics as the 

families feeing rehoiised. Furthermore\, the agencies informed 

"the inhabitants of the^affected neighbor hoods about the re

location plans well in advance of any attempts to actually 

plapefamilies In the vielil|.ty> As a rule, this was done 

through local leaders and civic groups. Besides keeping the 

affected people Informed, this approach also gave the agencies 

time to revise their plans If necessary 

Unfortunately, it is not always possible to follow the 

procedure described above because of the shortage of housing 

available to low-income and minority-group families. When 

tads happens, a renewal ageney has no choice but to try to 

relocate the displaced slum families In areas not previously 

inhabitated by families of this sort. Naturally, any efforts 

t©> do this will bring out the neighborhood-protection groups 

In full f©ree> 

In dealing with these ^oups, the lo 

should try to sell the program to thê  ©rganizatlbn as a whole 

and to the stropgest dissented This can be 

do^e through local leaders and group meetings and through 

television, radio and the newspapers. These people must be 

shown that they will not be asked to live with thieves, cut-
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tferoats and other mmdesirables. Ins teat they must be con

vinced that their new neighbors will be honest, hard-w|prlcing 

people who deserve a chance to live in clean and decent homes. 

Of course, this approach will force the agency to 

choose the families very carefully when it comes to placing 

them in these neighborhoods. It is unfortunate that human 

nature fo^eWs this approach upon redevelopment agencies. 

However, the situation does exist and must be dealt with. 

The influence of neighborhood groups frequently prompts 

lOvCal public agemoles to seleet projects that can be planned 

to rehouse the original inhabitants. If this is impossible, 

the agency can try to select projects whose residents are 

generally acceptable In the ^reas that have been chosen as 

sites for relocation. 

General Community Attitudes 

^ Before selecting^ the local 

public agency should considerL the 

ooinmunity toward government undertakings of this sort. If 

Idie majority of the residents have a liberal viewpoint, the 

agency may feel free to select a rather ambitious project. 

On* the other hand, If the inhabitants are conservative, the 

agency; may be compelled to choose projects that are limited 

in scope. 
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Besides the general attitudes'"discussed above, the' 

renewal agency should consider the community feeling toward 

public housing. This is important because of the large 

number of displaced slum dwellers that normally have to be 

relocated in public housing. If the citizens oppose public 

housing, as they do in Charlotte, Morth Carolina, the re

development agency will have to select projects that will 

require a minimum of family relocation. 

Summary 

Local public agencies in many cities have found that 

the various community groups can delay an unpopular urban-

renewal project for extended periods of time. The possibility 

of a project being delayed becomes critical in light of the 

Housing and Home Finance Agency's policy of approving only 

projects that can be carried out in five years or less. 

In some cases, the resistance of the local community 

groups to a project may become so strong that the entire 

project may have to be abandoned. When this happens, the 

urban-renewal project frequently becomes a political Issue 

that may affect the entire governmental organization of the 

community. 

If the characteristics and reactions of the local 

community groups are considered, the local public agency can 

generally select projects that are acceptable to the majority 
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©#-the residents of the copaiiiilty. ©n the othei* hand, if the 
«B(i'eV/ei©jp[mejKi. agency unlerestimate s the iiipcptance of these 
groups when selecting a project, the agency may he eo^ponted 

with seplous delays and, possibly* the complete aba^OMent 

of the project. 
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CHAPTER V 
EFFECT OF FINANCES ON THE SELECTION OF URBAN RENEWAL PROJECTS 

In urban renewal, as In every municipal function, 
money is a critical factor. All of the principles estab
lished in the preceding chapters are useless if the com
munity is unable to finance its urban-renewal program. . Con
sequently ̂ local public agencies have found it .wise to treat 
their city's financial status as one of the most Important 
factors to be considered when selecting areas for urban re
development. This chapter is devoted to a study of the effect 
that finances have on the selection of urbanrrenewal projects. 

Normally, finances will have two basic effects on an 
urban-renewal project. First of all, a lack of funds fre
quently limits the size of the area that the city can afford 
to rtenew. Secondly, a market must exist for the redeveloped 
land before the Housing and Home Finance Agency will approve 
the project for federal aid. Therefore, the size of a project 
may also be limited by the local market, since the city 
cannot afford to redevelop more land than the market can 
absorb. 

In order to study the problemsmentioned in the pre-
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ceding paragraphs, this chapter is divided into the fol
lowing sections: 

1. Sources of revenue available to the community; and 
2. Effect of the local market on project selection. 

Each of these topics and its effect on project selection is 
d is eussed in de ta11 in the remaining page s of this chapter• 

Sources of Revenue Available to the Oommunlty 
As stated previously*i a lack of funds can seriously 

restrict the size of an urban-remewai project. Consequently, 
the financial condition of the city becomes highly important 
because the amount of money that the city 1$ able to provide 
determines the amount that will be contributed by the federal 
government. 

Although some financial assistance may be available 
through state programs, the role of the states in urban 
renewal is generally insignificant. At the present time, 
©Mly the states of New York and Pennsylvania provide monetary 
assistance. In these states, loans from a revolving fund are 
available to cities for use in urban-renewal programs. How
ever, as the need for urban renewal becomes more apparent 
throughout the country, more state aid will undoubtedly be 
provided. Consequently, it is advisable for local public 
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agencies to check into the situation in their respective 
states to see if any finapclal help is av|lfLable parti
cularly with reference to non-cash local grants-in-aid such 
as street construction by the state highway department* 

The local budget.--A first step normally taken in the 
selection of an urban-renewal project is the preparation of 
an estimate of what it will cost to redevelop the project. 
Mextj the amount that the city has available for redevelop-
ment is determined. Many cities with limited budgets co
ordinate their urban-renewal projects with the local eapitai-
improyements budget In Order to take advantage of non^eash 
local grants-in-aid provisions. A detailed explanation of 
jion-eash local grants-in-aid is presented latter in this 
chapter. # 

After working out the non-cash local grants-in-aid, 
the agency then adds the city|s contribution and can thus 
determine the amoujit that will be provided fro^ 
sources. The total of the funds available is compared with 
the estimated project cost to determine whether the project 
is financially feasible. If the estiiftated costsexceed the 
available funds, the local public agency then reduces the size 
of the projeet to the point where the city can afford to re
develop the site. 



78 

The cost estimate for the proposed project should he 

prepared as accurately as possible. If the estimate Is too 

low, the city may find itself saddled with an urban-renewal 
project that is too expensive. As a rule, the total cost of 

a project can be broken down as follows: 
I, land acquisition costs - 65 per cent 
2 o site improvement costs - 27 per cent 
3. administration and planning costs - 8 per cent 

Although these estimates represent the average break down 
of the costs of a project, it must be remembered that urban 
renewal projects are subject to large eost variations. For 

instance, a small project that is located directly adjacent 
to a city's central business district will generally be 
extremely expensive to acquire. As a result, the acquisition 
costs may comprise 80 or 96 per cent of the gross project 
cost. 

In determining how much the city will pay as its share 
of the renewal expenses, the local public agency has to 
decide which federal. assistanee''forpula.;to' use*. At the 
present time, there are two in use. The first Is the two-
thirds formula under which the federal government pays two-
thirds of the net project cost. As used in this case the net 
project cost is the difference between the cost of the project 
and the amount realized from the sale of the redeveloped land>' 
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The advantages and disadvantages of the two formulae are 

presented in the ensuing section of this chapter entitled, 

"The federal assistance program". The methods available to 

the community for paying its share of the expenses are also 

described in the following section• 

Perhaps the most important point to be re 

about the local budget is that the amount that the community 

can provide for the project will determine how mu0h the 

federal government to the city. The sum of 

these two amounts e^u4Is the total that the local public 

agency will have to spend. This total, of course, determines 

the ultimate size of the urban-renewal project. 

The federal assistance •pr4gi^lo^"^der:;:the terms of''the-; 

present federal assistance program, as administered by the 

Housing and Home Finance Agency, a community may pay its one-

third or one-fourth share of the net project cost in cash or 

in the form of non-cash local grants-in-aid, a non-cash local 

grant-in-aid can be roughly defined as an expenditure made 

by a community in planning or carry ing; out a project. The 

amount of the expenditure is then credited to the city's 

portion,of/the••net •project cost,*''' 

Naturally, the majority of the municipalities prefer 

to pay their share of the expenses^through non-cash iocai 
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grants-in-aid because they give the city an opportunity to 

receive credit for money that would probably have to be spent 

anywayv For example,, if a slum neighborhood needed a school* 

the city would be forced to build one there sooner or later. 

In this case, the local public agency could establish an 

urban-renewal project in the area and build the school a,s 

part of the renewal plan. As a result, the 0@st ;or at least 

a part of the cost of the school can be designated as a non

cash local grant-in-aid and used to pay part of the community1 

share of the net projeet cost. However, not everything that 

the city does in a project is eligible as a non-cash local 

grant-in-aid.' At the present time, the federal government 

will approve onlythe foliowinjg items as non-cash local 

grants-in-aid? 

1. Donations, at cash value, of land or other real 

property in the project areaj 

2. Demolition and removal work, at cost, in the project 

area-; \- -

3. Eligible project improvements; 

4. Public buildings or other public facilitiesj 

5. Under the provisions of Section 112 of Title I, 

certain expenditures by a college or university; 

6c The local contribution, Inthe form of tax exemption 
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ortax remission w ^ ^ 

project on land acquired as part of. the project,(32) 

Complete details concerning non-cash local grants^ 

In-ald may he obtained from the urban Renewal Manual published 

by the HHFA.(33) 

The costs that may be included in the gross project 

cost differ under the two capital grant formulae. Under the 

provisions of the three-fourths capital-grants formula, the 

federal government will accept as the gross project cost the 

total amount spent by the community for the following items: 

1. acquisition of property; 

2. demolition and removal of buildings and Improve-

•' ments; -

3. site preparation and improvements; 

4. expenses incidental to disposition of acquired 

land; and 

5. carrying charges related to the previous expendi

tures, . 

On the other hind, under the terms of the two-thirds 

capital-grant formula the federal government will accept as 

the gross project cost the total amount spent by the community 

for the following items; 

1. all the items permitted under the three-fourths 

formula; and, in addition, 
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2. all the administrative, planning, overhead and 
legal costs incurred. 
The three-fourths capital-grant formula is preferable 

only for projects in which the administrative, planning, 
overhead and legal costs are low as compared to the gross 
cost of the entire project. 

Effect of the Local Market on Project Selection 
The local market normally has two effects upon the 

local public agency!s efforts to select urban-renewal 
projects. It limits the projects to those that can be re
developed for uses that are in demand on the local market 
and in an amount that the local market caniabsorb. 

The needs of the local market may be determined by 
hiring a local real estate operator or a professional economic 
analyst to conduct either a limited study of the marketability 
of land in a proposed proJect or a complete study of the local 
economy and market. As a rule, the latter'is the better course 
of action. 

The critical point to be considered here is that the 
redevelopment agency must select projects that can be re
developed and sold on the local market. If there is no 
demand for the land in the project, the federal government 
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will ..apt provide finanelai assistance for the project and It 

will probablyhaveto be abandoned since few communities 

can afford to carry out an urban-renewal project without 

federal aid. 

Summary 

Available local finances frequently determine the 

size of a project. In addition, the marketability of the 

land, after redevelopment> is also a critical factor in 

determining the location and size of a project. 

The federal government will contribute either two-

thirds or three-fourths of the net project cost, depending 

on which captial grant fbri^la the city decides to utilize. 

The three-fourths formula is preferable only if the adminis

trative, overhead^ and legal costs of a projeet are a small 

proportion of the totai cost. 

Most cities prefer to pay as large a part as possible 

of their share of the cost of a ^ro;ject in the form of non

cash local grants-In-ald. Consequently, these communities 

select projects in which the city is able to make Improvements 

that qualify as non-cash local grants-in-aid. 
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CHAPTER TI 
ASSIGNING PRIORITIES TO URBAN RENEWAL PROJECTS 

Experience has shown that there are usually several 
areas in a city that earn qualify as urban-renewal projects. 
As a result, the local public agency is faced with the 
difficult task of working out the sequence in which the 
projects will be carried out. The problem of assigning 
priorities can be a difficult one, particularly where strong 

Justification exists for redeveloping a number of projects. 
There are almost as many approaches to the problem of 

priorities as there are local publie agencies in the Inited 
States. Furthermore, most of these approaches are based on 
sound reasons and can be strongly defended. For example, 
consider a small, rural community whose economy Is declining 
and consequently, the city:*s population is decreasing. A 
local public agency in such a community would give top 
priority to any project that would stimulate the local economy 
and halt the emigration of the local citizens. On the other 
hand, a community that is expanding rapidly may find that 
its central business district is being restricted by the 
slums in the center of town. In such a community, the local 



85 

public might very well assign the number one priority to a 
project that would provide room for the growth of the central 
business'district• 

However, there are agencies that use very little logic 
Is determining priorities. In the words of one official of 
the Housing and Home Pinanee Agency; "Some local public 
agencies just flip a coin to see which project they will 
carry out first»" Of course, this practice should be elimi
nated as quickly as possible e 

Since the relative Importance of the elements that 
should be considered when assigning priorities to urban-
renewal projects must be determined at the local level, no 
attempt is made in this chapter to evaluate the relative 
importance of these items; Instead, this chapter simply 
presents the elements that a majority of the local public 
agencies utilize to determine priorities for the projects In 
their• ;own̂ .eommumities.0: These elements;;

 :ai:f-f/%s. #@li#ws.;: 
theitcomm̂ ity'8 s objectives in establishing an 

urban renewal program; 
2. the attitudes of the local residents toward urban 
renewal j 
3. the physical characteristics of the projectsj and 
4o the financial problems presented by the various 
projects. 
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Tfrese elements ape similar to the project-seleotlon oriteria 
that have already heien dlseiassedi Howevej% there are a 
number of diftierenees between project-priority considerations 
and project-selection crIteria. These differences are pre
sented in the following sections of this chapter. 

The community's objectives in establishing an urban renewal 
program.—As a rule, there are three basic objectives behind 
a community's decision to establish an urban-renewal program. 
The first/ objective is a desire to improve the housing of the 
low-income groups in the city. The secondobjective is the 
economic benefits that can be derived from the program. The 
third objective*is the desire to use urban renewal as a tool 
to implement the conimunity's long-rang'e plans. 

Chapter II contains a detailed explanation of these 
community objectives and may be referred to for further study. 
The point that must be made here is that these objectives 
should always be considered when assigning priorities to 
projects. In order to do this, the local public agency first 
determines which of the three objectives is considered the 
most important by the city* ©nee this is determined, the 
redevelopment agency can give first priority to the project 
which comes the closest to achieving the city's primary 
objective. 
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The attitudes of the local residents toward urban renewal.— 
Experience has shown that the local public agency has to take 
into account the attitudes of the local residents whenever 
decisions concerning urban-renewal projects are being made. 
In cities where this has not been done, the opposition of 
special-interest and citizens groups has greatly delayed 
efforts to redevelop the projects selected by the redevelop
ment agency. A thorough discussion of the problems created 
by the attitudes of local groups is set forth in Chapter IV. 

In order to avoid these problems, most local public 
agencies give top priority to the projects that are most 
acceptable to the residents of the community. This is parti
cularly important In cities that are just beginning their 
urban renewal programs. If a city is just getting into urban 
renewal* the local public agency may establish the first 
project in an area where all the physical benefits of urban 
renewal are readily apparent to the citizens of the muni
cipality. With this example as a selling point, the agency % 
can then go on to less glamorous projects with the full 
support of the local residents. Of course, the local public 
agency still has to consider the attitudes of the people 
when redeveloping the ensuing projects. 

The physical characteristics of theg projects.—Quite fre-
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queatly, the local public agency determines its project 
priorities by starting with the worst slum area. Undoubtedly, 
this approach has some Justification. The worst slums are 
eliminated immediately and the projects can he redeveloped 
as standard areas. Unfortunately, experience has shown 
that this approach does not eradicate the slums in a com
munity because new, slum^ are formed faster than the old ones 
can be eleared. Consequently, more and more local public 
agencies are concentrating their efforts on trying to stop 
the spread of blight first and then turning to the elimination 
of the existing slums in their respective communities. 

The physical characteristics of urban-renewal projects,; 
that are described in Chapter III can be used to assign 
priorities to projects from two different standpoints. First 
of all, the local public agency can select the projects that 
are in the poorest condition and redevelop them first. On 
the other hand, the agency can attempt to check the formation 
of slums by giving top priority to projects that are just 
beginning to decay. After stopping the growth of slums in 
the community, the redevelopment agency can concentrate on 
the projects that comprise the worst slums in the city. 

The financial aspects of the various projects.—The fourth 
element that most local public agencies consider when as-
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signimg priorities to projects is composed of two items: 
1. thenet project cost; and 
2. the demand for the land in each project. 

Chapter ¥ contains a detailed study of the relation between 
these twoelenients and an urban-̂ -renewal project. This 
section is devoted to an explanation of the role these 
financial aspects play in determining priorities. 

If the community wishes to keep its initial expendi
tures to a minimum, the local publie agency can give top 
priority t© the project with the lowest net cost. This 
approach also permits the city to get its money back in a 
shorter period of time because of the small amount invested. 
Of course, the type of reuse proposed and the marketability 
of these reuses will also determine how long it takes for the 
city to realize a return on the money invested. Finally, a 
quick return results In the city's having money on hand for 
more urban renewal. On the other hand, the municipality may 
have a large sum earmarked for urban renewal and the local 
public agency may redevelop the most expensive project first. 

The demand for the land In the redeveloped projects 
also plays an important role in determining the sequence in 
which the projects will be planned and executedi As a rule, 
the local public agency will proceed with those projects that 
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contain land that will have the greatest loqal market demand 
after redevelopment. This principle is Applicable to both 
residential and non-residential projects. 

Sumimpy.--After selecting a series of urban-renewal projects, 
the local public agency has to decide on a definite time 
sequence to follow in carrying out the projects chosen. Since 
the order in which the projects are planned and executed Is 
important to the success of overall urban renewal programs, 
the redevelopment agency must be able to justify the priorities 
that are assigned to the various projects. 

The majority of the local public agencies consider 
each project with respect to the community's objectives and 
the general attitudes of the citizens toward urban renewal. 
In addition, the physical characteristics and the financial 
aspects of each project are taken into account. Each of 
these considerations is weighed In proportion to its Im
portance in the community. The projects are then studied in 
the light of these weighed eonsiderations and the project 
that scores highest in the overall picture is assigned the 
first priority. 
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CHAPTER ¥11 
GONCLUSIONS AND RECOMMENDATIONS 

Urban renewal is one of the most versatile tools that 
today's cities can utilize to implement their long-range 
development plans. Through urban renewal, a community can 
eliminate ita slums, improve the local tax base, correct 
weaknesses in the existing street pattern and provide sites 
for public purposes and for business, housing, and industry. 
Indeed, urban renewal can be used to carry out an almost 
limitless number of community improvements. 

Howiê vei», thefull benefits of an urban-renewal project 
cannot be obtained unless the local public agency selects 
and redevelops its urban-renewal projects in accordance with 
a sound selection policy and an equally sound policy of 
assigning priorities to the projects selected. The purpose 
of this thesis is to determine the elements that comprise 
such policies and to present these elements in the form of a 
recommended program for selecting projects. 

Coneluslons.--As a result of the research carried out in 
this thesis, the following conclusions are drawn: 

1. Wrbam renewal should not be carried out as a 
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separate municipal program. Instead, the urban-renewal pro
gram should be coordinated with the community's long-range 
development plans. 

2. A poor project-selection policy will usually lead 
to costly revisions, delays and possible abandonment of a 
project. 

3 •"• The most common objeetives that prompt cities to 
initiate an!-.'W.ban̂ .'ê e;i«i. program are : 

a. the improvement of low^lnc©me housing; 
b> the economic benefits afforded; and 
c« the opportunity to implement planning objectives 

4.Prospective urban-renewal projects must satisfy all 
the requirements of the appropriate federal, state and local 
urban-reiiewal legislation. 

5. The physical characteristics ©f a slum area can be 
useH to determine both the general and the precise location 
of an urban-renewal project. 

6, Experience In several cities has shown that the 
opposition of the following groups can seriously hamper or 
even stop a projects 

a. the local power structure; 
b. minority groups; 
e> the project inhabitants; 
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d. real estate firms; 
e. churches and religious groups; 
f. merchants; and 
g. neighborhood groups. 

7. The amount of money that the city has available 
for urban remejwaX will usually dictate the size of the 
projects finally selected, 

8. The local market fof land Is a cr11lea1 factor in 
determining the ultimate size and general location of the 
city's urban-renewal projects. 

9. Quite frequently, the local public agency finds that 
it has several slum areas in the community that can be selected 
as urban-renewal projects. Consequently/ the agency has to 
decide on a method of determining priorities that can be 
applied to the projects to determine the order in which they 
will be carried out. In many communities the sequence in 
which the projects are redeveloped may spell the difference 
between the success or failure of the local urban-renewal 
program. 

Recommendations for selecting and assigning priorities to 
urban renewal projects.—The urban-renewal project is the 
edrnerstone of a sound urban-renewal program. Consequently, 
the local public agency must take pains to select projects 
that will yield the full benefits Of urban renewal to the 
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community. This -cam be accomplished by establishimg a sound 
method for selecting projects amd them wofklmg out ait equally 
s©umd method for assIgmlmg priorities to the projects ehosem. 
Based :©m the eoielusiCiis presented in the preceding section 

amd the other research conducted for this thesis, the fol-
1©wing reeommemda t ions are made: 

1. A local public agency that is initiating am urban*-
renewal program in a community should establish a project-
selection policy based on the following elements: 

a, the commumity ©bjeetlyes that Influence project 
selection* with emphasis on the eity's long-range 
plans; 

bo the federal, ;statue and local legislative Require
ments for urban renewal projects; 

c. the community groups that Influence project 
selection; and 

d o the effects of finances on project selection. 
2. After setting up a project-selection policy, the 

local public agency should devise a system for assigning 
priorities to the projects selected. This system should 
consider the items listed below: 

a. the community's reasons for establishing an 
urban-renewal program; 
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b. the attitudes of the local residents towards 
urban renewal; 

c. the physical characteristics of the projects; 
and 

d. the financial problems presented by the various 
projects,. 

These elements should be weighted according to local conditions 
and each project should then be studied in the light of these 
weighted elements. Naturally, the projectthat rates the 
highest in the overall picture is assigned the first priority. 
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APPENDIX "A" 
Summary ©if Legal Status of urban Renewal 

I. Jurisdictions having enabling legislation or specific 
constitutional provisions (or both) authorizing public 
agencies to undertake slum clearance and urban redevelop-
ment projects: 

Alabama Nebraska 
Alaska Nevada 
Arizona New Hampshire 
Arkansas New Jersey 
California New York 
Colorado North Carolina 
Delaware North Dakota 
Dist, of Columbia Ohio 
Georgia Oklahoma 
Hawaii Oregon 
Illinois Pennsylvania 
Indiana Puerto Rico 
Iowa Rhode Islakd 
Kansas South Dakota 
Kentucky Tennessee 
Maine (Port land & Bangor) Texas 
Maryland Vermont 
Massachusetts Virginia 
Michigan Virgin Islands 
Minnesota Washington 
Missouri West Virginia 

Wisconsin 
II, Jurisdictions having no enabling legislation or specific 
constitutional provisions authorizing public agencies to 
undertake slum clearance and urban redevelopment projects: 

il?lpa?Ida** New Mexico 
Idaho South Carolina** 
Louisiana*** Utah 
Mississippi Wyoming 
Montana 



* Separate independent agency empowered to exercise re
habilitation and conservation powers. 

** Statute declared unconstitutional for exe^l&s; ©f 
eminent domain power for redevelopment for private use• 

*** Statute inadequate. 

III. Jurisdictlcms in which courts of last resort have up
held constitutionality of slum clearance and urban redevelop* 
ment enabling legislations 

Alabama 
Arkansas 
California 
Connecticut 
Dist. of Columbia 
Illinois 
Kansas 
Maine, 
Maryland; 
Massachusetts 
Michigan 

Missouri 
New Hampshire 
New Jersey 
New York 
©hi© (home rule) 

Rhode island 
Tennessee 
Virginia 
Wisconsin 

IVo Jurisdictions in which courts of last resort have de
termined slum clearance and urban redevelopment legislation 
is unconstitutional. 

Pli»rida 
South Carolina 
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A|PEHBIX "B" 

CODES AND ORDINANCES REFERENCE LIST 

X. Building Code: 
a. Southern Standard Building Code 

Southern Building Code Congress 
Brown-Marx Building, Birmingham, Alabama 

b. National Building Code 
National Board of Fire Underwriters 
85 John Street, New York 31* New York 

c. American Standard Safety Code for Building Con
struction 
American Standards Association 
70 East 45th Street, New York 17, New York 

d. Uniform Building Code 
International Conference of Building Officials 
610 South Broadway, Los Angeles 14, California 

e. Basic Building Code 
Building Officials Conference of America, Inc. 
110 East 42nd Street, New York 17* New York 

II. Plumbing Code: 
a. Report of the Coordinating Committee for a National 

Plumbing Code 
U.S. Department of Commerce 
National Production Authority 
Washington 25* D. C. 

b. American Standard National Plumbing Code, ASA 
A40.8-1955 
The American Society of Mechanical Engineers 

Co Southern Standard Building Code, Part III, Plumbing 
Southern Building Code Congress 
Brown-Marx Building, Birmingham, Alabama 
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III. Electrical Code t 

a. National Electrical Code 
National Board of Plre Underwriters 
85 John Street, New York 31, New York 

IV. Housing Code; 
a. A proposed Housing Ordinance 

American Public Health Association 
1790 Broadway, New York I9, New York 

b. Minimum Housing Ordinance 
Tennessee State Planning Commission 
Nashville, Tennessee 

c Uniform Housing Code 
International Conference of Building Officials 
610 South Broadway, Los Angeles 14, California 

d. Minimum Housing Code 
Alabama State Planning and Industrial Development 
Board 
Montgomery, Alabama 

V. Gas Codes 
a. Gas Piping and Gas Appliances in Buildings, NEFU 

NO. 54 
National Board of Fire Underwriters 
85 John Street, New York 31, New York 

b. Southern Standard Building Code, Part II, (Gas) 
Southern Building Code Conference 
Brown-Marx Building, Birmingham, Alabama 

c. American Standard Gas Code 
American Standards Association 70 East 45th Street, New York 17* New York 
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