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ABSTRACT

The purpose of thls study is thdetermine_the-cehf
siderations that are involved in locatisg end_delimitigg_
sound urban-renewal projects. In.additien; the conslder-
_ations'tngt_dictaté the"priorities assigngd.tq;tpe*prcqects_
finally Selected are'presezi‘ted° ,Asgusedfin this studfg.thei
term "urban renewal prodect“cdeﬁotes a preclse area'of'a :
eity that has been seleeteéfer:redeveleﬁmeﬁt_by'a]community-
and 1its 1ocal public sgescy;--

— A preperly selected-ﬁrbsn-renewal project can be an

-important 400l in community development?=w$ge:full'teﬁefits

of . urban renewal cannot be realized :_{the 1local publie
agency selects and redevelops its proJ_cts in accordance with
}a sound-selection policy. Thisuselecttcn policy must be |

:aupplemented by an equally sound method of assigning priorities

It wasfound*thata*scﬁﬁd_pr JeetfseiEctionxtciic& .
should take into account: (a)T£EE”5ommunitygopgeetieés thst’r
influence preject'selection; (o) the federal, stste-snd'leesl
legislative requirements for urban renewal projects; (c) the
_eommunity grosps thst have a direct influence on proJect

selectien, and (d) the effects of finances on project selectien.'

It 18 recommended that 1n assigning priorities to the
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pﬁo}edts selected consideration should be given to: (a) the

commnity's reasons for establishing an urban reénewal program;

(b) the attitudes of the local residents toward urban renewal;
(¢) the physical characteristics of the projegts;.and_(ﬂ) the

fin&nCial_problems presented by the different proJectS.




CHAPTER I

INTRODUCTION

.lThé'ﬁrﬁan;§§hewal project is the heart and'soul;of,any

community 8 program to eliminate slums and blight. If a citjfs

proJeets are carefully selected and planned, ‘the loecal urban-- '

renewal program;will run. smoothly and successfully. On the
other hand, a city that'ahodses_its‘projecta in‘a haphazard.
manner without thatbanefit 6f_sound planning will have nothing
| but'trauble. The purpose of this study was to determine the

conaiderations that are involved 1n 1oe ting and delimiting

sound. urban-renawal proJects.- In aidition, the. conaiderations
that dictate the priorities assigned to the proJects finally
gelected are presented.

As uaed in this study,kthé‘Earm:ﬂurban-réﬁéwaiiprojgat"

denotes a precise are
redevelopment by'a cdmmﬁﬂftw wnd its local public agency. For
the sake of brevity, the word "proJect“ hay be uaed in place

of the term "urbanhrenewal project."

Urban réneval as & planning tool.--When the Housing Act of 1949

was passed, the Declaration of National Housing Policy con-

tained in the Act stated that the purpose of the Act was:




s s o The. realization as soon.as feasible of the goal of _

a decent home and a suitable living environment for every

_American family thus contributing to the development and

redevelopment of communitles and ‘the advancement of the

growth, wealth and security of the Nation. (1)
Thetprineipie of providing "a decent home and a sultable
living environment for every Américan family" has been widely
recognized by the supporters of ufﬁaﬁrfenewal. Unfortunately,
| the,remeihder;ef-the statemeﬁt‘referning'to the ldea of dei
veloping and reﬁeveleping communities has been 1arge1y'dver§;
locked. As a result, many cltles have missed excellent
opportunities to coordimate their'1ong=réﬁée"developmept
plans and their urban-renewal programs.,

The full bemefits of an urban-renéwal program are
realized only when the,program‘ie used as-a plaﬁhing_tool. A
seetianﬂeSeribing the planning objeetives'that affect the
choosing or.ﬁrbanrrénewalrprojects is eontainedfin Chapter II.

The important fact to be kept in mind at this point is that

‘urban renewal is only one‘ofidi t;ﬁﬁiﬁgfteeie'

avallable to communities and it should beiutilized as such.

The development of federai”partidipaxibnfin,urbéﬂgreneﬁaiéf—
Prior to 1949, there was very little'urban;reﬁewal activity

in the Uﬁited Stetes, A few cities, sueh as Chicago, Illineis,

and 01eveland Ohio, were doing some. redevelopment work but




their efforts were slow énﬂ.spofadic. However, the year 1949
ushered 1n a tremendous surge 1in urban renewal which has
oontiﬁued'to the present time. |

| When Congress passed the Housing Act of'1949 (i),
federal ald to help locallitles cope with the'problem_qf;Siﬁmsn
anagblgght“became‘availablg for the first time. Unroftunagely;
this first program concentrated primerily on dlﬁafiﬁé and re-
Qggelgping”existigg.slum éfeastand dia 1little to‘heiﬁ_oitieg'
stopotho spigadﬁof urban.blight. ‘As a result} many-comtunitiét

found .that new slums were forming faster than the old ones were

'beingfgliminatod, This oversight was corrected by Congreas in.

1954. . _
Under the provisions of the Housing Act of 1954 (2),

communities may obtain aosistanoe-in:estébitahing_city-wideﬂ e

programs'to check the spread of slums and blight. Generally. . .

opmbat urban decay.

These programs~are'&smfo
1. Conservation and protection of soundgareas,
'}rfat Rehabilitation and conservation’ of areaa that can
be economically restored, and
‘;3 clearanoe and redevelopment of areas that oannot f _
__be saved,

Sinoe 1954, the scope of federal participation in loeal




urban;rgﬁewal brbgfam has 1ncfeased steédily.".Thejﬁbuéing
Acts o£'1956 and 1959, in particular, ha;e bfdadengd'the
seoph of federal participation. o

 The General Neighborhood Renewal Plam, established by
the Housing Act of 1956 (3), 1is designed to help communities

eliminate'slﬁms on a broad scale. The chief'advantage of a

General Neighborhood Renewal Plan 1s the fact that it permits

a‘local.publie agency to prepare comprehensive redéVelqpmént
plans for slum areas that are toc large tc be treated as a
single urban-renewal project. In turn, the eomprehensive'reé
development plans foster continuity im the agency's efforts
to fight'SJﬁms_on“a,wide front. | 7

The  Housing Act of 1959 (4) pﬁoy%dgdlcbﬁﬁﬁhiti@q:and:
their“reagvelgpmentfagenciqs'with the-c@mmgnityﬁenéwaii N

Program. This program is designed to comsider the-blight

conditions in the entire city i@§$g§@$9f.ﬁ§3951?81QRQ;P%PE?f -

cular section of the municipality. Thé basic product of a
community-ﬂenewgl-Prbgram is a cOmprehémsi%e‘?roéﬁam for

eliminating all the slums in the community.

Present status of urban-remewal programs.--As a.-result of the

asSistanceiprbvided by the-aforgméntioﬁéd Housing Acts, more

than 600 urban-renewal projeets‘have'bégn;initiaﬁed'in'ap-

proximately 200 eities im the United States. In order to




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 31,

1959, the federal government haaihisburséa7gpprox1matQIy o

'$34,000,000 1n planning advances, $571,000,000 in temporary

~lcamns, and $235,000,000 in capital grants to cemmunities

engaged in urban renewal. The tremendous importance of the -

‘urban-renewal movement 1is vividly illustrated by the fedepal

government's willingness to disburse these huge sums of -

moriey for the sole purpose of helping cities eliminate

‘their slums and blighted areas.

w%-"zit.would.seam{,w;tn all this mééeﬁééég;ablg:rogdsium,
ﬁggoval and prevpption, thattuﬁﬁanﬁbfﬁéhtiﬁnéﬁdeeéﬁJyould*bé
eiimin&ted@in-the'very-nqar,futurﬁl -U@fortuﬁétély, thiS;is
not the case. Despite the vast sums-of"ménéf'being-spent
for.urban renewal, many urban'nenewaiiéffieiéls.féal new.

slums are being oreated as rapidly as the old ones are .

bgigg%giiﬁinatqd; As a result, the-Slum situ&f1on,1s

almost.as bad today as it was forty years ago.
.~ »- .There are many reasons for this: oppoéition-of land
owners, difficulty in relocating displaced families, and

the. high prices_paid_fer slum'propertiQS'afe a few,. How-

ever, the chief reason is theggaet that the majority 6f




the cltles have nbt had time to esfablish and carry out
Generaijﬂeiéhborhobd-Rgnewal Plahs_and G?mmunity Héngyﬁl
Plans. As a'#esult, there has then timés been'aflack;Of
sound planning prior to the selectién of urban-renewal
groiects and, therefore, many of them have been poorly
selected, =

_ﬂﬁnp-aThé‘éxPEhsife delays and badapublicity'causadfbyF -

peohfprojeét_seleetion can be éveided 1f the officials of

thq-lo@al reﬂévelppméht'agency have formﬁlated'SOdnd policles .

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

renewal_pr@Jethgy The reméinder'of this stndy 1S given
over'to afq4scn§sionjgfftha elemgnts'th&t"3h6q1d:be‘ﬁgkeh

into. account in sound project selection.




CHAPTER 1II

COMMUNITY OBJECTIVES THAT INFLUENCE PROJECT SELECTION -

The first'queStions thaé the local officials and the
redevelopment agency shoﬁid ésk about an urban renewal projeét
are, “Why'ére'wé choosing this area. for redevelopment?.Whatj
are our objectives?" Of courée, the primary goal musf be .
the elimination;é{ 51ﬁms and blight. Howevér, urban reneéalr
ca'n,'aiso_".se‘z;v,e.'%:é,é&bhﬂafy.'purposﬂes such as stabilizing the .
éity's tax base or increasing available land for the central-
businegs-disﬁ#}ct; Asa many communities have discovered, it
1s these seconéary objectives ﬁhat make urbah'renewal the
valuable planning tool that 1t 1is,

Generally speaking, the community objéctiﬁes_wﬁich
1nflugnqq}th¢ selection of urban—rqnewal pfojeéts can'bg:
dividéa'iﬁfejthfee ééﬁegéfieﬁ:

1; Ho@éinngbjectivea, :

20 Economie objectives, and

3. Plaﬁﬁing objectives.
of eouﬂsg,-ail of these 6bjective3 are cloéely relatéd and
the'achievément'bf orie: will often permit the community to-
accomplish several others as.ﬁeli. For instance, when a

local publie agen&j demolishes the substandard structureé
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in 2 district and then redeVeiops the area, slums are elimi~
nated, the local %ax base is usually improved, and municipal
operaiithGQSts,are_usually reduced. Howeverg each of these ,

objectives influenices project selection in different ways.

Housing Objectives

There is little doubt that the lownineome housing

problem is a. prime reason that prompts many communities to

establish'ufban—raneWal-projects,' As of Jume 30, 1958, the

Housing and Home Fimance Agericy had approved 324 projects

- for advanced pianniné or execution. 'Out of these 324 projecﬁss

177 or 52 per oent will be redeveloped for predominantly resl-

dential purposesa fthe remaining 147

pPoJects will be redeveloped with‘residences as the secondary
reuse. (5)
As a rule, most of the improvement in the living

conditions of

s-iﬁ;6£-or:areas;of?thg;¢ity. 3

families in‘sﬁongggéi@wgﬁhrnéfﬁn,
Howover, the;sﬁaﬁistios presonted_in:thgipreoeding'paragraoh_
st1ll serve as an:indioation:that'providing better low-
income housinglin fofherrslum.greas-is one of:the main ob-

Jectives of most of the communities thq; are engaged in urban-

There are twod facﬁors responsible for this trend. The




first is the éﬁphasis’placed on lowuincome housing in. the
federal leglslation that provides federal aid for urban
renewal. .

' The second-factbr'responéiblé forfthe emphasis on
hoﬁSing is thplgroﬁing realization on thé-part of local
leaders and civic.groups_that‘slum'living.c0nditians are -
closely associated with human decay and disease. For in-
stance, é stgdy>made in Cincinnati,'Ohio, showed that the
folldwingiratios:existedﬁbetween'the'death rates of people

11iving in slum districts and families residing in standard

areas:
2. omi prneumonia; and

of cbursegrhousiﬁé'a;gné is,hét.ﬁesp055iﬁléTforrthesé”cohdi-
tions. Income, education, heredity, physical'donstitution

and many 0tp§r fag§Qg§“g1§y;én_iqurtaqt part in creating . ...

these_condifiggs%;

; iQLﬁe'fééi?féﬁaiﬁsftﬁéf$these‘_

Lo

conditions usuéllyipbéyéilfin areas of poor housing. Con-

sequently, the eliminﬁtion of slums faciiitates efforts to
reduce humgn suffering in the community.

A local public agency can select three different.éﬁpes
of proJeéts thaﬁ1W111;ulfim§te1y imprave'the low-income
housinginacﬁmmunit&t‘ Tﬁ; firét”type'is a proJeét‘that

contains asubstandard low-income housing. In a projeét of
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this sort, thé'oeteﬁioratod structures can be torh down and

‘réplacedtby'Stapgard_dwellinga for 10w+1noomoyfamilieoq The

Seconﬁftype_is_é'projeettin a non-residential area that 1s

sﬁitable‘for‘houoinga -The agency can cléar the area and re-

develop 1t_for;iow—income”housing; The third type is a project

1n;a'1ow;inoomefnoighborhoo§ that is begimning to agggy;.;mhe_
agonoy'oénfrehabilitate the area and thus improve the_city?s

supply of Iowainoqme housing.

Economic Objectives
That urban redevelopment 1s economically beneficial is

well known throughout the nation.‘ Statements ta: this effect

appear in numerous coJ unity reports publishedEb local publio

_ agenoies, The folloﬂﬂng;quotationwis*from a’ workable program

prepared for the District of COIumbia in 1955:

Thus,the District of Columhia but for a renewal program

As a fule;faiéoéoﬁnitjisteéoﬁomic objoctiVes are ésofollows:
1. to imprové the local tax bgse;
E;ftoirédﬁeo monicipai operating expenses;
3. to_encoofagéjcomﬁorcial, industrial and housingfo

development;
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4;.to'stimulate.the local egonoﬁy; and

5. to takeiadﬁantgge afi:gd&ril ﬁid;
Altnough these goals are sp”cisgeiy'reiated'tﬁat efforts to
‘accomplish ome will also lead to the attalnment of the others,
enough variations exist among these ecomomic factors to merit

an individual discussion of each one.

To improve the local tax base.--A critical lack of funds 1s

“one of the toughest prbblems fgcéd by many cities. The

situation has been fupther”compiicatgd‘in numerous muni--
eipalities by the decline of property values within their

boundaries. This developmént_begpmgsg9§§r§mgly,1mper§an§_,

in vivebf_the fact that the ad vaiﬁfé%ﬁfailén'real property
is the chiéf source of fevenue in most cities. consequehtly,__
the stabllizing eéffect that urbén renewal has.én & municipality's
tax rolls makes redevelopment populér.in a largernumber of
cities. | o RN
An exeellentreiampié 6rf%ﬁ5?;§£§%1fﬁf§:éfiurbanirénewal
to improve a municipality's tax base 1s contained in the
workable prOgranz prepamed for the District of columbia. A
section of thia report containa the following statement
Estimates. prepared by the RedeveIOpment Land Agency
indicate that after completion of the projected re-

development of Southwest Washington, the asgesased
values for tax purposes will increase to approximately
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$15790®0 000 fr®m $20,500,000 and annual real estate

" regelpts at current rates will increase to $3 430 000
from $h51 000 .prlor to redevelopment, or an anhual gain
of almost $3 000,000. (8)

‘Although the figures presented above ﬁayISeem-extreme, they

illustrate the effect that redeveloping a slum area can have

on a_épmmunityfs tax base.

Since the elimination ef almdst_any slum are#;will~';

improve the community's tax base, mbst'local public agencies

do not'bother.to study"a_proJect to determiae whether or not
it will lead to amy imprﬁvemgnt in the tax roclls. However,
in case there is any doubt, a eompariéén should be made of

the existing tax revenues from a project with the estiﬁ#ted.

revenues that the redevelopeq.1andeillryieIdo Of course, it

is possible to select proJects that will yield the maximum

increase in the tax base.

To reduee municipal eperating eosts”_mThe same shortage of

PEvenues that has prompted ‘cities to take steps to 1mprove :
the lccal tax situvation has also forced these_epmmunities to
try to redhcé—thei?.Operating costs. However, agfdemands ofr
cltizens fog.ﬁore'public Serviées coﬁtinﬁe to moﬁnt, many
luéalities have found that it is ﬁiﬁtgallylimpﬁséible,fe
reéuee expenditures;r Here again, u?bam renewal eﬁters the

picture.
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Slums, of coursé, cost money. It has been estimated
that blighted districts éccount for 45 per cent of a city's
total service ¢osts and yield only 6 per cent of thé.téx_
révenues. (9) _“JacksonVille; Florida, found that in one.of
1tg alum éreas, municipal service costs exceeded revenue by
$40,Qoo-per'year;“(10) As a result of the eonditions de-
scribed above, local public agencies have discovered tnét
eliminating the slums in a community will ultimately result
in redu¢eq£§pératingicosts. |

| In ordef to select projects thﬁt will reduce municipéi‘
operating costa, the local public'agency must first detérmine
what areas of the city are absorbing most of the opefating
budgetraﬁdfwhy‘ﬁheSe.areas are so exﬁensive to SQrviée.
The costs referredlto hefﬁ are sfreet maint;nahce expendi-
tﬁres, poiice-pfotection costs, fire—protectioh expenses,

welfare costs, and other similar city expenditures. After

'thg'agency has determined fﬁéfexistiﬁg'éﬁéréiing costs in a-

project; it can coﬁﬁéfé these costs with the estimated
future céétsifor the completed project to find out whether
or not the*projéét will actually lead to reduced. municipal.
operating costs. This pfocess may be_repeated'for'eaéh'
préject until one 1s found that will lower the c¢lty's

operating expenses as much as possible.
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-To_seéuré;additiqnaliéommercial, ind&sﬁﬁiéi and residential 7

giﬁgg,;-Thé rapid growth of many American cities has resulted
in a shortage of good commercial, industrial, and residential
lapd, This ig particularly true im the central areas of a
large'number of municipalities. Cpnseduently, a number of
communitigs_haﬁe resorted to urban renewal to pnovide‘ngw.
Sitesifqr.buSineSS, iﬁdﬁstry and homes.‘,THe.preceding secyion
discussed the role of hoﬁéing-objectives in urbén renewal.
The commercial and industrial trend is borne out by the fact
thatg as of. June 30, 1958 the Housing and Home Finance
Agency had accepted a total of 60 commercial and ¥7 industrial
projects. out of a total of 324 project -areas. approved fer
advanced planning or—exeeutionar_Of the'rEmainiagﬁle sites,
169 Were.redgﬁelbped wiﬁh Euéinesses as a éeconéary use;
wﬁile 65 areas contained industries as thelr secondary use.(1l)
If an'ﬁﬁbaﬁ renewal projecﬁ is to be used as a site_

for an industrys a residence or a buainesffr

ﬁﬁéﬁfédéﬁelbpmeht'
agency must be sure that the project selected has adequate
transportation facilitiesj In addition, the proJect must
also be provided with the proper utilities, nanely sewerage,
electricity, water and gas; Finally, the pr@Jectfmust be

selected in accordance with the eity's future land-use plan.

To stimulate the lcocal eeonomgn—QExperiéncefhas shown that
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the demolition and conétfuctiop actiViti;é assoc1at¢d with
urbanwréﬁgwal'pfojects generally-stimulaﬁé the economy of
the'éommﬁnity'inVOIVed; Furthermore, thoée prOJepts.thaﬁ
are redeveloped for commercialand industrial purposes will
provide additional empldymenﬁ'Opportunities for the local
residénts, In turn, the increased local employment will :
add to theéaies vblume{of the city's merchants , Fihélly;
some of this @dney fihds its way into the*tfeasupy‘gf the
1oca1fg§?éfnm§pt and epables the clty officlals to provide
betterwgnd.mpreréahied{community services. Thié effect of

urban redeveiopment on a locelity's economy 1s often a

stgéngfenoﬁgh motive 1n'itself to lead a mupic;pﬁlipy'info'_ -

an urban-renéwal_progréms
When a community initiates an urban-renewal program
fer the primary purpose of stimulating the local economy,

‘the redevelopment agency must select urban- al projects

‘that wililﬁréﬁiaﬁfa:gi
As a“rUIép:a eléﬁfaﬁéerfoJecﬁiiﬁ a built-up area will
_provide more empléﬁmeﬁt_than_ahY'cher typé of:urbah-reneWal
project. The,loeal,ecoﬁomy will be stimulated é&ven furthér,
1f the project is redeveioped for industry or business, or

both, If the project is being planned for these uses, it

will have t0 meet the reguirements set forth in the ﬁfecédiﬁg '

‘section for projects of this type.

s
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_Té'take advaﬁﬁage of:fedhrgi'aia;fiThefe‘héVé begh_instgnceé
iﬁ_?he‘hiét§ﬁj'of_mfbam_ﬁéé@wﬁ;:of'g;ﬁieg]egtablisning-ughgn-
renewal programs 31m91¥$t9§$§K?'§Q¥§@$§5§ﬁ°f the federal
assistance offered;-_Howeyer,iin;mostf¢ggeg_this quéctive
-beeamé secondary whem the real;benefits of élum cie&faacef
bécamé;appareﬁtg_ of COumseg,ﬁherefis reaily npthing wfpng
with this motive simce thgféommphiﬁywill aimdst'certainijJ
benefit,frbm urﬁan,renewal,\régahdiess of the reasons that
prompted ‘the. initiatien of . the programo

Projects that are being selected for thils purpose are
subject to no speeialﬂconsidefations, fAll the local publig
ageney'hgé_to do‘is-to m;ke-su$g thﬁt the ﬁrbjeét ﬁeets'all

the requlrements of the federal 1&Ws;

Planming Objectives
After considering their housing and economie obJectives

earerullyy local publie agencies often find that a number of

aceeptable projects will improve the city's housing and
economy. In order to decide which pnojeetftq undeptake first,
these agencies gemerally turn to their community's plamniag

goals. Quite ffeduenblyg the renewal officials’ final de-

'eisions are strangly influenced by the following planning

objectives

l. to changé ﬁhe=land'u55]in an area;

_”; :
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2. to‘improve:the_locél stfeet pattere}'and”

3. to provide needed community facilitiee,
Here again, 1% must‘be‘noted-Eheﬁ.all'tﬁree of these’
.:6bJeetivesrare 80 closely“related‘thax‘they-may all“be
attained in’the-same project, However, each ‘of the above
goals is impeortant enocugh to be studied aeparately There-_
fore the ensuing paragraphs are devoted to a discussion of

' the aforementioned planning_objectives.

To change ﬁhe;laﬂdause,in an area.-_The'opbortunity'ﬁo change

the 1ahd.useginia;secteg of the city is ohe_of:the‘oute
standing edvgggegesrbf'enurbaﬁ;reneyelfppojeéte' Through
urban remewal, a'doﬁmﬁnity can clear a blighﬁed;aree ahd~:'
redevelop it in accordance with the future 1and-uee plan._
The federal government will pay up to two- thirds of the met
costs. ?he'ceief fe@e?el ligitdﬁicn placed on-t?is type of
‘redevelopeeet 18 the prcvieibn5théta:markétfbﬁ;ﬁhefiandf
muef éxist within the eomeunity.- | | _

‘ The-Hoaeing and Home Finance Agency.basiapprévee_go
projecfs'inrﬁhich the predom;hant*use'will beichangeﬂ from

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

approximately one~third of the 281 blighted residential-areae )

that had been approved by the HHFA as of Jume 30, 1958. In
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addition, -158 of'the réﬁaining 191 projects that have been
accepted will be redeveloped for both nesidehtial and non-
residential purposes. These figures demonstrate that most

of the communities engaged In urban renewal are using it to .

change,either_part or all of the land uses in thelr proJeete. i

In'orﬂerﬂto select an'urben-renewal project that will

(ehange tﬁe-lend'uee in an area, the local public ageﬁey must
first determine where the areas are that do not comply with'
the eommunity future land-use plana. This can be done by
comparing the existing land-use map with tﬁe future land—ese
pian and thus identify areas in which laﬁd-use ehanges are
desired. After locating these areas, the agency must de-
termine whieh-ones eatisfy_the eligibility-requirements for

an urban-renewal pr?Ject as presented in Chapter ITI. The

eligible areas can then be selected as urban-renewalrprejecte._

To imprageﬂﬁhéik:e_d’j

land uses, lecal public ageneies have also used urban—renewal -

projects to 1mprove their community's street pattern. As a

rule, the improvements are obtained by clearing a site and

then redesigning the existing street system in accordance with

the eity?s thoroughfare plans. In the.paat this approach was

generally limited to the minor streets and non-limited access

i _;Latterné"ln addition te altering
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majbp”thehcughfares in the locality. .

Téday,a growing number of eommghities are.usiﬁg ﬁrban
fenewal to acquire rights-of-way for limited- or controlled-
access highways and then selling the land to the highway
depérfﬁénts@'Thisfmethpd_usually resulys in greatly de-
creaseé aéduisition éests because of the reduced‘cOndemnation
preceedi@gs., In addition, urban-renewal projects can be used
to supplement these highways by providing reaesigned4sﬁréé€
systems at the various access polnts tq‘facilitate the move- -
ment of ﬁraffic ontc and off of the highway. Furthermggg;
urban-renewal projects can be used to asgemble the re@nanﬁs

of land left over when the right—of§wany9ruthe 11m1tgggggéeaa,

~ highway was purchased. Thesé ?eﬁnéﬁfé‘cén ﬁhen be redeveloped

and put back 1n£o productive use.
- If a projeet 18 .being selected to 1mprove the locail.

street system, the redevelopmentfa'enc- must find areas 1n

the cOmmunity thét-h&verpoer‘strqe_‘gatteQQSrand are eligihle
for urban rehéﬁal.,'Ih éddiﬁion, the&city“STIOng;raége

thoroughfare plahs must be taken into conaiéeration.

To provideﬁngeded“community facilities.--The treméndoas-

growth that 1s taking place in many_dities is rapidly out-

stripping thelr existing community facilitiés and making
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them Obsolete'ahdrinadedﬁate. consequéntly, many local pabliq_

agencles select projects that will facilitate the.muniaipalityig'

effortﬁ to provide new facilities such as schools, fire statlions

énﬂ:governmemtél bulldings.  Quite frequently, a school or a
fire;houae site wlll comprise only a small section of ‘the
project and therefore, appear to be of miﬁoflimportance'in'thé
redeﬁeldpMent scheme. However, in ‘wany cases, the ﬁrue'faéts
are that #hé need for the school or other facility im that
particular section dictated the selection of the project..
.fwheﬁ'seleeting'projacts for this purpose, the local
public agency must consult the city's long-range community

facilities plan to determine where . new facilities-are needed.

'_rojects that
contain needed community facilities and that meet the other

requirements of an,urban-renewal proJeet.

Summafy'

When choosing urban renewa

officials and the local public agency must base their selections

on sound objectives. _These community:objectivqs inqlude

housing objectives, ecomomic objectives and planning objectives.

Housing objectives,-mﬁrban renewal 1s supported primarily by

federal funds supplied through legislation that 1s heavily
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slanted toward improving léﬁ-income housing. As a result,
many communities have adopted the improvememt of low-iﬁcome
housing as the clty's primary obJective in selecting urban-

renewal areas.

Egpnomib_obgécﬁiﬁes;é-ln addition to Simﬁly eliminatiﬁs slums
and.bliéht, many redevelopmeht agencies have diseovered,thatr'
urban renewal can be used to achleve @ wide varlety of |
ec0hom1c objectives, Coﬁsequentlyr.mbre and mdre local pﬁblic
ééénéies_aye baSihg'their-pfoJect seiéctions on ﬁhe econcm1e

objectives made possible by urban renewal.

Planning-QbJegﬁivé?;jv ?.:_ﬂ

agencies have f

munity that will economic objectives

of the program. When this happens, these agencles usually
furn to the1rpplapnip§»obge§t;ves asfguides for final

selections.

gonclusions.--All of these objectives must be worked out

ahead_br time. in'order-tO'do'this,‘many communities have

establiahéd a long-range plamning program to serve as a gulde

‘in determining the goals of the redevelopment program.

After determining the obJjectives involved, local public.
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dgéﬁeieé canjseledt*projééts which will‘pérmit the attainmen#_

of the maximum number of the community's goals.
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CHAPTER III
LEGAL Amb'PH?SIGAL.REQUIREMENTS THAT_AFFECTJ
THE SELECTION OF PROJECTS

When selecting urban renewal areas, the loégl‘public‘
agency must glve full consideration to all the 1ega1'aspeéts
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, Staté,'and Local Requirements
According témﬁlthn"ﬁqmundsof the Reglon IIT Office
of.thé‘Hoﬁsing anéiﬂamélginance-kgency in Atlanta, Georgia,
urban renewal has developed to a degree similar to the de-

velopment of zoning in 1920. In other Words, urban renewal

18 generally reebén;zed?aﬂdgécé: qgﬁiﬁﬁmo;f pﬁf%he,sfétés;

However, there are still a few whi¢h ido not!permit the wide

variety of u:banfrenéwal aetivftiésytha#'afg_allowed'by the
federal goVernmgnt. This'problem is diScushed in detall in
the étate legislation section of this ehéptér.

At the present time, both federal and state laws afe_
concerned primérily with the physical characteriatics of

slum and blighted neighborhoods. In order to qualify as an
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acceptebleeurban-renewai project ah'area must have certaln
deficienoies,:suoh.as deterioratediresidences, wilthin its'
bousdaries, As a result of this requirement, the physical
cOmpoaitiOn‘of a slum is of paramount_importahce_ip seleotiﬁg
urbsn—reneﬁal projeets for either clearance_or rehabllitation.
A portion of'fhis chapter 1s devoted to s‘stsdy of the physical
requirements of federal, atate, and loeal iegislation with

respect to the blighted and deterlorated sections of a c¢lity.

Federal Requirements

If a community wishes to recelve assistance from the
federal govefnmentrfor'urbas_renewal, 1t sust select=projeots
whieh satisfy the‘nrban-renewa;nprovisions of Title I-of the
Housing Act of 1949, asramended. These qan be divideo'into
two categorieseu general provisions‘applieable to all projects
and speeific provisions applicable to the different types of
clearance projeets. These provisions are discussed in detail

in the following paragraphs

Generaigpio;isionsounThe following genersl provisiohs Pust

be met; :

In order to qualify for urban renewal, an area must

meet all the state and local as well as the federal require-

ments for an urban renewal project. A review of state and




25

local requirements 1s presented in the followlng sections
of this chapter.

A proposed project must satisfy the definition set

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

definition states that an urban-renewal project 1s a slum
area which the Adminisfrator approves as approprlate for
ﬁrb&n-renewal.(lB) The "Administrator" mentioned here is
the Commissioner of the Housihgiand“Hcme Finance Agency.or
HHFA. Although the preceding definition 1s general in 1ts
phrésing, numeroﬁs other eligibility requirements sefve to
parrow its scope.

Before the HHFA Will approv& a: project for Title I

10!'8.1.78(3 to such an

assistance (14) the _;gian'.ea mis

extent that public action 1s:necess§ry to halt any further

degeneration of_the area itself and to prevenrt the spread of

blight into the surrounding neighborhoods. -

An area is eligiﬁie for clearance activities if 50 per
cent Qr-more of the structures, not including acecessory . |
bulldings, within the ﬁroject are substandard because of the
building-deficiencies listed below:

1. Need for major repairs or extensive minor repalirs.
2. Inadequate original constructien or alterations.

3. Inadequate or unsafe plumbing, heating or elec-
trical facllities.

4, Other equally significant bullding deficiencles.(15)

-
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‘A slum may-be'clearéd if more tham 20 per cent of the
bulldings are substandard and the area also contains two or
more of the following environmental deficiencies:

1. OVercromding or improper locatién of structures on
the land.

2, Excessive dwelling unit density.

3. Conversions to incompatible types of uses, sﬁch as
rooming houses among-family dwellings.

4. Obsolete bullding types, such as large residences
- or other bulldings which through lack of use or main-
tenance have a blighting influence. :

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

6. Unsafe, congesﬁed,3poon1y designed, or otherwise"
deflcient streets

T Inadequate publi :ft, ities or - community facilities
contributing to unsatisractory living conditions or
ecqnomic decline.

8. Other equally significant environmental deficlencies.(15)

A slum or blighted néighborhdod which does not meet

the 'gqualifieations for cledrance may still be eligible for

rehabilitation, as provided for in ﬁhe Urban Renewal Manual

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

may be im the form of.eomprehensive'réhabilitation or limited

rebabilitation.
An area may be rehabillitated comprehensively if 1t 1is

still basically sound and can be restored to good équition‘:
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for an extended period of time. In addition, the present
land-use pattern must agree with the city's long-term blans
with‘reepeet to structures and streets. Fihally, the
density of the existing development must comply with the
community's standards. '

On thefother hand, limited rehabilitation may be.

applied to residential areas which are bullt-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 tem years.

The mere_ fact that, def'“ien_if jto exist in a section

- of. the community is nof enough to satisfy the eligibllity

conditions for federal asaistance. The factors which ereate'

;blight in a neighborhood must be. distributed throughout the

area. Any part of a proposed proj %t""

these features will not be approved unleas it constitutea a
reiatively minor_portion‘of the area; However, a sizable.
section of a project that lacks the appropriate deflciencles
may be included if-it is necessary to achieve the urban-
renewal objectives of the community or 1f 1t 1s needed to

establish a sound preject boundary.‘
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When selecting an urban—renewal area with a specific

reuse of the land in mind, the loeal publie ageney must be

careful to consider the federal provisions concerning reli-

dential lanmd uses, Seetion 110(¢) of the'Housing Act of 1949,

as aménﬂed, states:
Financial assistance’ shall not be extended under this
title with respect to urban renewal area which 1s not
predominantly residential in charaeter and_which,_under'
the urban renewal plan therefor, is not to be redeveloped
for predominantly residential uses. (17)
In other words, an urban renewal projéct mast either start
with housing or end with it, This condition is a'resu;t'of _
the basic fact the act authopizing-urban-renewal 1s, of courae,
a Housing Act and therefore 1s concerned primarily with the
problem of providing acceptable living quarters for the
American people.
Fortunaﬁelyg an exception has beem provided to allow
communities to use urban renewal for non-residential purposes

where neusing-was not ;mpnovedg Under the terms of a“non-

residential exception project” a~non—req;dqntial area may be

redevéloped for predominantly nonwresidential use if the loeal

officials canm show that such an undertaking is essential to
the proper development of the community. The-detailed'ﬁe-
quirements for this type of project are descripgg in the
section emtitled; "Specific Provisions-Applicabie to Different

Types of Urban Renew&l“Perects,“‘f
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Sectlion 105(c) of the Housing Act of 1949, as amended

contains the following pertaining to rélocation:

There be a feasible method for the temporary releccation
of families displaced from the urban renewal area, and
that there are or are belng provided, in the urban
renewal area. . . decent, safe, and sanitary dwellings
equal in number to the number of and avallable to such
displaced families and reasonably accessible to their'
places of employment. (18)

‘Tnerefore, when selecting an urban renewal project, the local
publie'aggncy'must consider the problems 1t wlll face when it
tries to rehouse the famllies displaced by the project.

Chapter II deals with this topic in detail.

Speeific provisions.--The federal government has-establiahéﬂf

six different types of projects whiéh-communities can clear
and redevelop, as follows:

1. Predominantly Residential Project;

2. Not Predominantly Residential ProJect-

3. College and University Project; |

4, Nonresidéential Exception Project;

5. Predominantly Open Land Project; and

6. Open Land Project.
Each of these projects 1s governed by 1ts own peculiar re-
quirements; These provisions, which wiil be set forth In
the ensuling paraéfaphs, are based primarily on the present
character of the area, the extent of its present development

and the reuses proposed.
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'Iﬁ 6ﬁq§f £q eliminate any question concerning the
meanings of the térms used 1n the ensulng paragraphs, their:
characteristics are presented here. These terms are as
foilows:

An area is conslidered to be "predominantly residential"
'froﬁ the standpoint of the exlsting situation if 55 per. cent
or moreuor'tﬁe land within its bomdaries 1s used for dwellings
énd neighborhood facilities. A structure 1s classifled as a
residence 1f m?re than 55 per cent of its floor space 1s used
‘for residéntial purposes. In addition, vacant lots may be
considered residential if they are in primarily residentlal

areas and are bounded by residences; or 1f they are used for

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

A project is considered "ﬁredbminaﬁtlyjresidential"_
from the standpoint of proposed reuse if 50 ﬁer eeﬁt.of the
land is to be devoted to the. uses deseribed above -

Any part of the community which does not satisfy the
preceding definition must be classiried as "nonresidential"

An area 1s classified as "built—up" if 50 per cent
or more of the land is occupled by pgrmanent afruetures
including paved streets and ungggga streéfs which aré
absolutely necessary to furnish access to the area.

A sector. of the eity 1is defined as "predominangly

open land" if it fails to satisfy the "bullt-up" criteria
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stated above, but 1s sﬁiil more thaﬁ'lO ﬁer'cent developed.

A tract of land ésﬁgé&%}dﬁrﬁ?ﬁ&?}%% "open land" 1f;1t'
contains no man-made 1m§rovement§?with tﬁé possible exception
of a few incidental strﬁbﬁubés.aéd.ﬁuiidiggs occupyling not
more than 10 per cent of the area. _

Although six types of*ﬁrojects‘are;ﬂiscussed in the
ensuing paragraphs, only the "pfedoﬁinahflyxresidential
projects” which may be redeveloped for any use and the "not
predéminantly residential proJects“ that are developed for
residential purposes have been utillzed extensively. The
"non-residential exception projects", the "predomlnantly open
land projects”, and the "open land projects" have been 1gﬁored

by most munieipalitiea*bééause-of the'legal, fininclal, and

political problems which these projects generate. The "college

and university projects" were established by the Housing Act
of 1959. conséqgently; the varilous cit;es thfﬁughout the .
country that are engaged in ﬁrbaﬁ-renewal activities have not
had_time:to take advantage of the new project'provisions.
Because of the éceeptability of projJects which benefit
educatienal 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 resldemtial

-

project an ares must, of course, be predominantly residential.
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After meeting this requiremeht, theiarea may fall into one of
three classes. These-three classes muStzmget the fequirements
get forth above. Furthermore, eaeh of'théﬁe'claséés must meet
the additional requilrements presented below.
Built-up areas have no additiomal requirements.
Predominantly open-land areas are subject to a number

of additional requirements., These are presented later in this

‘chapter..

An oﬁen-land aﬁéa can qualify as a predominantly resl-
dential project if 1t also qualifies as an'openjland;project.
The c¢riteria for open-land projects are sef forth in a later
section of this chapter. | |
Finally, it should be noted that there are'nbffestrictions
on the reuses of 1and in predominantly residehtial projeeté
except that there must be a market for the redeveloped land.

A project is a not predominantly. residential project 1f

it 1s not predominantly

‘ter and the local

public agency intends o use, federal funds te pay part of the

redeveloPment cpsts, Projeets in this elassifieation must
meet the following requirements before they cam be approved
by the HHFA:

The areas selected must safisfy the respective cendi-
tions set forth in the preceding section for builtéup; pre-

dominantly opem-land or open-land areas.




33

The project must be redeveloped for predominantly
residential use. P ¥

Whén'selectihg a college and ﬁnivefsity project, the

‘local public agency mﬁst_sée to 1% that the'site chdsenf

meets the followlng standards:

The area chosen must include the principal_buildings

of the 1nstitut1én'itse1f'or of one of 1ts branches.

If the project does not 1n§1ude 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 1nstltutlon involved. |

Before an arearmay be éStéblished as a “"ponresidential

~ ‘exeeption project, it must be nonresidential in character and

the renewal plans must call for nonresidential-rédevelopment;

: Inlédditiqg,-these projects are suqucp'to‘the following condi-

tions and limitations:

_Théjlocal 6f§icials.m;st beiﬁblé te'Justify‘a reso-
iution that the area must be redeveloped for nonresidential
uses 1n order to permit the clty to develop properly.

Projects in this category are not1elig1ble for capltal

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 predominantly open land  or open land,
1t must satisfy the standards established for such areas.

_In order to qualify as a predominantly open-land

project, an area must be predominantly open land as defined

previously. In addition, the area must be holding up the
deveIOpmeﬁt of the community and there must be no possibility
of the site being redeveloped by private'iﬁterests. Therrbdn
Renewal Manual suggests the following items or characteristics
of such areas:
1. Substandard bulldings occupylng a considerable
portion of the area.
2. Imﬁ%ﬁﬁerwsize and shape of lc?t'.‘_;s’._f
3.'Poé§iy.desigaed;-obadleée; orﬁinadequate stréet
patterns.

4. Obsolete utilities.

5. ‘tion of site improvements.

cPfdfn%itié.

6. depleiitiééQondﬁigrg;m
7. Seriocus tax deiinquency.
8. Lack{@: adequate and,convenient access to thé area.

9. Serious topographical difficulties, (19)

" An'area may be elassified as an open-land project if

1t meets the definition of an open area as described earlier

in this chapter. Pfojééts of this type are subject to the
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following restrictions:

An open-land proJect must - be developed as housing for
families displaced by the community's urban-renewal aetiVities.h

'The erea muet be sultable for safe, decent and_senitary
homes.

‘The property values of the slte selected muSt_be.wiﬁhih'
the financial means of the displaced .slum dwellers and it must
be convenient to their places of employment.

Capltal grant funds are not availeble'fbr_open-land
pfojeots;

Loang and advances for projects of thia tjpe are_

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

-he loeal public agency

under other contracts for rederal aesistance.

_ State’Requiremente

a careful anelysie éﬁ%ﬁg1;wSyoff¥hegteteﬁi5'e necessary
- part of any urban renewhl program.

Unfortunately, the mere_fact that 8 state has adepted
an Urbaﬁfnenewal Law does not meaﬁ_that:alcommunity_may es-
tablish eh urban-renewal program without considering tﬁe

legal implieations'involved. Indeed, a number of citiea




36

have found that their state enabling acts were unconstitutional
when they attempted to carry out urban-renewal projects.

If the constitutioenallty of a state's urban renewal
enabling legislation has mot been proven,. the communitieé in

that state must try to select projects that will result in

‘1ittle or no legal action. The following paragraphs_deseribe

the status of urban-renewal enabling leglislation in the

" various states and the bistrict of Columbia.

: Appendix-A summarizes the legal status of urbén renewal

in the fifty states, thé Dlstrict of Columbla and Puerto
Rleco as of September, 1957. The data 1in Appendlx A 1s taken
from a report published by the Housing and Home Finance.
Agency. (20) | |

When this 1nform£tion was compileﬁ; fertysone gtétes
had urban renéwal enabling legislation whiié nine did not.
Of thé nine states withqﬁt‘rgngwéi laws, Florida and South

T

Carolina had had statutes

oot titions1

by thelr Pespective'é%ateg&qpnemgchgrd_ Logxg;aﬁaééiéﬁatute
was found to be 1nadequate by that sﬁaté's-Suﬂreﬁe.Courts,

The rémaining six'séates; Idahb;'Mississippi, Montana; New.
Mexice, Utah and'Wyoming have had ne speecifiec legislat10n
permitting urban renewal aetivities. .Mississippi, hoﬁever,

passed an urban renewal enabling act in 1959.
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In the states that have not tested the legality of
their urban renewél‘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'commuhities that are contemplating

extenslve urban-renewal programs in order to avold costly
law sults 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 orrieials.must follow thejprocedures
set up in the-stateiiegislation. |
'For example, consider theiéaéé of-Ailénigﬁ;gg.fversﬁs
City Council of Augusta et al. (21) In this ;ca"se_,-'the |
residents of an area that had been designated‘as'an urban-
renewsal’ project protested the Council's action on the
grounds that the area was not a slum and that the Couneil had
acted illegally in classifying it as.such.
In”anawéring this charge, Chlef Justice Duckworth
sald:
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 1ts 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 rehabllitation,
conservation or redevelopment, or a coibination ‘thereof,

_ of such area or areas, is neeessary in the interest of the
public health, safety, morals or welfare of the residents
of such municiplaity. It must be noted that 1t 1s not

required that any evidence or proof be taken or com-
sidered but simply that a resclution be adopted so ‘
finding. This could only mean that the offlclals con-
cerned exercise thelr own Judgment based upon what they
know or belleve and make thelr findings. The very nature
of matters required to be found by the resolution shows
them not capable of being brought under Judicial deter-
mination. (21)

In brief, Justice Duckworth isfsﬁying that the clty has carried
out all the formalities of the Urban Redevelopment Law of
Georgia and therefore; the matter is not within the Jjuris-
diction of the court.
On thé other hand, the Supreme Court of Viﬁgihia tbék'
Just the opposite view in 1956. In the case of the Bristol

Redevelopment and Housing Authority versus Dentom, Justice

Eggleston said:

has the right "t determine whether’ the
"blighted or deteriorated"'as defined in-the statute. (22)

In other words, Justlce Eggleston 1s saying that the
mere fact that the city has made 2 finding that a slum exists
in an area does not:necessafiiy‘mean that the area'actgally

1s a slum., Besides going through the formalitieérpre5q§1bed
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by the law, the city must also have a set ©f sultable

st&nﬂérds with which to evaluate prospeetive urban ranewai
projects.

The_widé varlation in thesé.two opinions-is a prime
exﬁmple'of the differences which exist among the states. As.
a result, the local public agency must consider not only the
state legislation but also 1ts interpretation in the state
co@rfs;

In'deciﬂ}hg;thét thaicéu:t had the ﬁightfto'review

the findings of the local government, the Supreme Court of

Virginia also assumed the authority to judge the standards

used by the local public agency to classify the stiﬁctﬁres
in a proposed projJect. Justice Eggleston pointedﬁtﬁis'pgtn
when he said: "The mere lack of private baths, private

tollets, hot water, or central heat, does not bring the area

withih the -terms of the;st&pntei é:po;ﬁt‘wms

made In'Kéﬁé&s_in@19§; h?ﬁ?t“w_ ‘Wﬁﬂufrengwél'lhw¥

was declared unébnstifﬁtional because of 1ts arbitrary -

classification system. (24)

As a result of these decisions the local officisals and
the redevelopment agency must be able to justify their findinéé.
The best way to do this 1s to show that the area being studied
is substandard because 1t.fails to meet the minimum require-

ments of the local codes and ordinances. In the event that
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the community lacks a complete set of codes and ordinanees,
the various model laws, such as the Sduthern St&nddfd Bullding
Code, may be used. Thegysgapf;tﬁgae;pbdesgis discussed later
in the Physical Determinants see#ion'of this Chapter.

Despite the tremendous dissimilarities among the state
laws, there are three sections which usﬁally appear in urban
ré&gvelopment enabling acts that have a direct bearing on the
'selection of project areas. These three sectlions are normally
entitled

1. Preparatiqn and Approval of Urban ReneWal Projects

and Urban Renewal Plans;

2. Gondemnation and Sale o Private Individuals; and

3. Definltions. ' |
The relationship between these provisiops and the proceSs of
ehoosing sites for urbaﬁ-rqnewal-projeéts is'diécussed in the

following paragraphs.

- Preparation and approval of ﬁﬁbéh;ﬁdﬁewal prbgeets»and urban

renewal plans.--Provisions in' this category normally require

the officilals of a cilty td-adapt a resolution stating that
the site selected is a slum or blighted.area and therefore
is appropriate for an ﬁrban renewal project. In order to
justify this agtioﬁ, the officlals must be able to show that

the site 1s indeed a slum accecording to reasonable standards.
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Ordinarily, these critéria are set forth in the definitions
section of the state ehabling legislatioh.i

In addition, there is usually a regtirement'that the
mﬁnicipal;ﬁy be able thféhﬁﬁéééiliJBf"ﬁﬁgpersons displaced
by the renewal program. A requirément 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 ovéf a éoﬁmunityis using eminent
domain to acquire land in an urban-renewal area and then
selling it to private individuals for private use.,_Becagsé
of thié conflict, the loeal.publipjagency mugt check the
eminent domain sectlon of the stéfe'urban—renewal law to be
sure. that 1¢ has the agthority_to<sell the land in a project
to private individuals. If this power has not bggn_gr&ﬁtgd;
the agency must bé-eé&éfﬁl fbiéélect 6ﬁ1j*aréas;wﬁiah'are
suitable for traditiqnal public uses-such_as parks, schools,

and public housing.

Definitions.--State urban-renewal acts always contain a section

composed entirely of definitions. These definiﬁions.déscribe_

in detail the characteristics thdt an area must exhibit‘be—

fore it can be classified as an urban-renewal project. When
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'considering.a se§th of the city for redevelopment, the
'lloca'l_.age'n_c.zy_. musf be sure that it fits the de‘finiti_dns
established by the state.

As a rule, only three of these definiﬁions have a
direct béaring on the process of choosing urban renewal
projecfs. These are the definitions of: ah"81um Area™, a
“B;ightedlnréd",'and_én "Urban Renewal Area."

The follpwiﬁg'definitIOns are typical of those 1n-
cludéd“inrmany'gtate~urban-renewal laws. These_parfigular:
definitidns are'takén‘from,a_draft'bill_prepared.by the
Housing and Home Finance Agency as 2 model'fér the various
states. Since a number of them'have baséthpeir 1§Ws upon
this model, these definitions are ﬁsed-éiﬁehstVeiy.

"Slum Area” s‘hallrmean an area in which there is a
ﬁredominanee of bulldings or 1mproVemenﬁs, whether resi—
dential or nonresidential, which by reason of dilapidation,
deterioration, age or obsolescence, 1nadequate pravision for
‘Ventilation, light, air, sanitatlon; or opep spaces, high
density of population and over-crowding, or the existeneé of
conditions ?hich endanger life or property‘by fire and other
causes, or any combination of such factors 1is conducive to
111 health, transmission of disease, infant mortality,
Juvénile delinquency, or crime, and is detrimental to the

public health, safety, morals or welfare. (25)
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Tﬁe key to this definition lies in the interpretation
given t§ the'word "predominance"” by the state courts. As a
rule, "predominance" means that 50 per cent of the buildings
or Improvements in a project must be substandard before the
area can be classified as a slum area, However, some states
requlre a higher percentage of deterioration before a
section of a c¢ity can be designated as a slum area. An
example of this can be féund in the State of North Carolina's
Urban Rede%elopment Law which requires "that at least two-
thifds of the number of buildings within the area are of the
character described 1in this subsection.,;",(26)

ﬂﬁlighted Afea“'shall mean an_aréa which by reﬁson
of the presence oféQSubsﬁantialﬂnumber'of1slum, deteriorated
or deteriorating structures, predominance of defective or
1nadgqﬁate-street layout, faulty lot layout in relation to
size, aqggugcy,'ﬁdpgssibility or usefulness, insanitary or
unsafe conditions,-deteriofation éﬁsite oﬁ cther improve-
ments, diveféity of ownership, tai ﬁr.special assessment
delinquency exceeding the féir value of thé land, defective
or unusual conditions of title, 6? the,exiétence of condl-
tions which endanger 1ife or property by fire, and other
eauses, Or any combination of such factoy;; sdbstantially
impalrs or arrests the sound:growthrof a municipality, re;

tards the provisiocm of housing accommodations or constitutes
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an economic or social liability and is a menace to the

pUbliq health, safety, morals, or welfare in its present
condition-and use. (27). . . ey

The word "predominance™ plays the éame role in this
definition as it did in the preceding one. In addition the
word ”substéﬁtial" must also be considered here. This word
is usualiy 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 Area'" means a slum area or a blighted
area or a combimatioﬁ thereof which the loeal'governing body 7

designates as appropriate for an urban-renewal project; (27)

Local;RéQﬁiréﬁéntsﬁ

Local legislation plays an'important-role in the -
selection of urban-renewal areas in communities that have
home rule charters or special enabling acts. ngever, the.
laws adopted under thesecircumsténqes are usually qrawﬁ up
along the same -lines as a state aéf ahd 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 seléetedbés an urban-fenewal.ppeject. lsubsequently,~fhie
section iS'Gévoted to a‘detailed_discussion of how the |
physical characteristics can be utilized to delimit both
the general and the precise iocation of a project.
In,addition, this section suggests to cemmunities'é-.
method that can be used to Justify design&ting a sector of
the city as a slum area. The best way to prove that a
‘sector of a'city 1s a slum 18 to show that the builldings,
streete, and utilities within the area do not meet the
standards estab;ished.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 ﬁ_eai 1th Assgedation and the
APHA report entitled "Piéhning the'Neighbenhood",-to_analyze
- a possiblefﬁfbén=rehewal Site. Of course, the clty will.have.
to adopt the model codes before they can be used to legally
designate a;ums. A complete list of these laws, plus the
references to the Amezican Pub;ic‘Healta Aesqeiqtion-publié
cations, ;s includedlin Appendi# B.

As stated above, the phydtcal characterietics of a

- slum or blighted area may be used to select the gene:al and
precise lgcation of a project. These characteristics may be

divided inte two categories, (1) characteristics that establish
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general location, and (2) characteristies that establish,
precisé locétion. '$his section 18 devoted to a study of
these characteristlcs and the role they play in the selection

‘of urban renewal projects.

Characteristics that Establish General Location

This category l1s composed of the followiné items:

1. Condition of structures

2. Adequacy of streets and lots

3. Adeguacy of utilities

4, Overcrowded housing

5. Detrimental land uses or conditioms
Each of these features»capjhéfa;dgregt contributor to the
deterioration ef'a'neighbérhoda;ffﬁérefqre,tﬁeiﬁpresenee
18 a factor to be cdnsidéfed_ﬁhen urban renewal.projects are
éstablished. The ensping_pggggrapps,a:e‘given over to a
s tudy of_each ertheée fﬁéf;éé:ahééitS'paét'iﬁ selecting

a1 . _

sites for redevelopmentfi

Condltion of structures,—QPer@aps the first indication of the

existence of a slum is the substandard‘cohditien of the
bulldings in the neighborhood, These structurea generally
exhiblt weak foundations, sagging doors, broken windows and

broken steps on the outside. Inside, they have no running
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‘water, no flush tollets and 1hadequate light and ventilation.

The legal criteris for determining the condition of the
strictures in an area may be drawn from the local building

and hqﬁsing'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, uﬂpaved_and often t;mes too steép

"greatly decrease the values of abutting properties. Access

to the neighborhood and circulaﬁiog_within it be¢omé'extréﬁelj
¢1fricu1t. consequentlyfﬁhé area 1s-unsultable for business,
industry or homes.

Lots which are pbo s@ail also contribute té urbﬁn.deeay.
Subdividingﬂiand into sﬁall parcelé encourages:§Verérowding
and a.resultantpdécline in 1£?ing standards. Vmﬁny slums are
composed of lots.léss_than 3d feet in width and 50 feet in -
depth. In order to build a house, the owner is forced to |
cOVer'mostjefthe.lot.iAsfa;reﬁu;t; hbmes in these areas .

are too close together to permit adequate ventilation and

‘light.

- A municipality or a redeﬁelapmeﬁt“ageney can legally
judge the adequacy of the streets and lots in arpréposed 
project by using ﬁhq_lo@al 20ning ordinance and subdivision

regulations as a foundation for its findings.
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Adequacy of utilities.--Slums and blightéd areas are almost

always served by inadequate public utilities, 1f they are
served at all.  As a'reoult, many of thé‘homes in the'area-
are withoﬂt water during périods_or 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 electriclty. This condition results in

dwellings which are poorly heated and lighted.

- The American Public Health Association's report entitled

"Planhing the Nei‘e:hbo'z;gnood.!f%-grpyidés lef‘xéénent saja_;aaams.m
a city to use in demonstrating that the utilities in an area

are substandard. -

: teristic of a slum

-,1 l

neighborhood is the overcrowded[oonﬁition inside the homes
‘: " !; H

in the area. 1In many cases there may be as many as two or

more persons per ropm and quite frequently the entire dwelling

'»o

unit may be a single room.ﬁ
Dwelling -unit overcrowding 48 often found in areas
where - large homes ‘have been abandoned by wealthy cltizens

in their flight to the suburbs. These-structures are fre-
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éteﬁtly_convetted to rooming and boaréing-houses'ofvthe
worst type.

A community can utilize itsjzoﬁing'ordinance, and 1ts
building, housing'gnd health codes to show that the ovega:_.
crowding of dwelling_units in a section of the city 1s rér
too great to meet'existing lggalfstandards. Therefore the
area may be classified as an urban-renewal project and

treated accordingly.

Detrimental land uses or conditions.--Slums often develop

because'of the proximity of unﬂesiﬁable_industrial and
commercial activitiégggpph as slaughter houses, steél mills

and railroad yards. In ses, the district that feels

.the effects of Bmoke, noil‘ w‘odors ereated by these
activities will be blighted to a degree dilrectly proportioned

to thelr nearness to the installatiOn.

:fa city can uae 1ts zoning
ﬁ, R |
las the | basi fpr a legal de-

NN

lﬁnd'use iq either a non-
ko _iw .

In areas or this type

b
4

ordinance or 1ts 1and-use pl

termination that the detrimentg

?lt

[aS i

conforming use or is not in keeping with the‘long-range plans'

of the community.

In order to use these five criteria to select poasible

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

inspection of the city and find out where these situations

——
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exist. Of'céufse, the aéeﬁcy need not extend its survey into
seétors of the city that are obviously in standard conditioﬁ.
Locations of substandard conditions with reference to each
of these éritEria should then be plotted on a base map.of

the eity-and a line drawn around each area which is sub-
standard,_ Almost withoﬁt exceptioﬁ, the boundary lines

drawn in this mapner for each factor will coincide with those

drawn for the others. As a result, the redevelopment agengy
will have uncovered the general 1limits of 1ts urban-renewal

projects.

Features that Establlish Preclse Location
The characterlstics that cah:be used as fools to
decide'thgp%eéige location of a project are as follows:
l. Fé;sible-Physieal Size of the Project

2. Boundaries

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

of a slum or blighted section of the city must be considered
in laying out the bhoundaries of an urban-renewal project.

In many cases the area may be sQ large thgt ghe clty 1s unﬁble
to fedevelop;it at one time. Iﬁsuffieien% Eﬁnds, a Bhoftage

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 seleétidn
process. An area must be chosen that the ¢ity can sudcess-

fu11y redeveIop wifhin & period of five years. This faect will

auBually force the community to split its slums into small

projects.

Once the. feasible size of the project has been de-,

‘termined the redevelopment agency can turn to the problém'of

selecting definite boundaries for the area. °

‘Bqundaries;r—When determining the precise boundaries for an

urban—renewai projJect, the local public agency.must remember
that any boundaries chdsen must be so located as to make the
finished'urbanerengﬁal project a stable area in itself; For
example,'consider 3 51um neighborhoad that has develéped on
both sides of a river.. The river, because of 1ts wldth,
wlll serve aslan effectiye barrier between the two blighted
sectors of the city. Therefore, despi%e theffqpt‘that the
entire nelghborhood could qualify as a alum pfbject, fhe
loeallpublie ageﬁey can redevelop the two areas sgpar&tely
and at different times without fear that the detriﬁental
effects of the still ﬁntreﬁfed sectoﬁ will harﬁ the prgjeot;
Every effort should be made to_take advantége of
strong natural‘or artificial boundaries when selecting an

urban-renewal project. These boundaries can be any
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prominent feature such as a river, raVineg'a major-ﬁighway |
or a park. G e e g |
. 2 BT R BERCIR TF 4 . . |

Unfortunately, ggogpgctiveiprp;ecgg'are seldom

bounded by more than one prominent feature. Consequently,

the local pﬂbiie agency normaily finds 1tself with two
alternatives.ﬁé follow infselecting‘the projeét-houndaries;_ j
The line can either be drawn down'the center of a street or
it can be drawn to colncide with lot lines. Both alterna-

tives have their own unigue problems.

The-ceﬁter line of a street can be determined with a
minimum of effort and is easily arawp,' On the other hand,
su@ﬁ a boundary dces not permit the'redevelbpment_authoripy | ' :
to exercise any control over the opposite slde 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 condi-
tion Willﬁﬁnd@ubﬁedly haﬁéfén:aGQQEBe effecﬁﬁéﬁthéédéépletéd_
project énd may eventﬁhlly’lead to the érea‘aVreturn,to 1ts.
original decayed comdition. Furthermore, the federal govern-
ment will recognize only 50 per cent of the iﬁprovements
on such streets as eligible for fimanclal asﬁistance; These
econditions, as a rule, n;ake boundaries of this sort un-

desirable.
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Project boundaries that are drawn along lot lines

superior to the center line of a street for several'reasons.
Pirst of all, rear lot lines permlt, the project to back
rather ﬁhan face undesirable adjacent areas. Séqondiy, such
a boundary puts all the.sérEets within the project and-
renders any lmprovements made on them.eligible ror_fedéral
assistance. Finally, a lot line boundary can be used to

pick up remnants of land which may have been left by some 7 .

major construction work, 5u¢h as an expressway, that 1s
being carried out as part of the project plan.

The lot lines referred to here are usually the rear

Let'lings efrthe property involved. However, this creafes
no partiCﬁlar:problem since rear lot lines can be used as
boundaries on all sides of a project., The only two places
ﬁ@egq*a s8lde lot line might serve as a boundary weulé'be-

at the corner of a project or in the middle of & bloeck of

land that 1s only partially within the project.
When laying out a proJect boundary on lot lines fhe
redevelopment agency must be careful to take in aﬁfricient

1§nd'tolpenmit efficient utilization of the property acquired.

_ The amount necessary should be determined by the reuse pro-

posed, For‘instanée, a strip of land to be used for resi-
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‘dential purposes should be at least 100 feet deep.. On the

ether hé@@;ﬂdﬁ'indpgtrféﬁ operation q@ul§'§GQuire‘moﬁévdep%h;
-Tﬁe'oﬁe fact that should be kept in mind by the 1ecai'
public agensy 1s that the boundary selected must be able to
maké the'urbanﬁrenéwg;project a stable area in 1tself. This
iﬁ'p&:ticaiariy true of projects that are not part of a |
ngefal.uéighborhocd Renewal Plan. Since-this stability 1s.
also afcharaétegistié of a good zoning boundary, the basic.
pfinciplgé uée@,in eétablishing the boundaries of zoning

districts may be used here.

'SUMMARY

A slum avea mudt mqet a11 the "qflféments of the -

appropriate fad. al,'Btate and local urban~renewa1 1egis-
latien be?ore the area can be selected as an urban—renewal;

project Consequently, the local public ageney must be fully

Eamiliar with these requ{jements 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 loeal public agéncy must analyze the physical
composition of a blighted area to determine whether or not the
area can qualify as an urban-remewal project. The local public

agency can useé the standards set forth inm the local codes and
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ordinances te _Juéti_-fy_ﬁiae_ designation of a sector of the
city as a slum area that should be redeveloped through
urban renewal.

The locai puﬁlic agency can also use the_physicél
charaeteristics of a slum to select the general and precise
location of a p:j.o:j_ect.y The' boux;xﬂa'i*ies of the projects se- -
leeted.in'thia-mannerﬂmust be so located és to make the

finished urban-renewal project a stable area in itself.
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CHAPTER IV

COMMUNITY GROUPS THAT INFLUENCE PROJECT SELECTION

 Amidst?the‘cogfusion‘or physical chafacter1st1c§,
fina@cial problems and reuse decisions, & community and 1ts
local public-égeﬁcy may underestimatelthe 1mp0r§anqe_of '
community groups that should,be_cqnsidered when urban-remewal
projects are beimg selected. This error 1is generally'bgoﬁghg
to 1ight when the urban-renewal projJect begins to run int_o._
oppolsr;itﬂ_,o_n from the citizens of the 'c'omimunity'.-_' Ag a rule:;_
these objeptiohs_ére aimed at either ﬁhe family reloc&tidn

plans or.the reuse proposals.

These facts Peintto one ) ccon lsiigif#?n--" The ;'-loéa'l'
pub11c agenqy muét;eifherﬁsgie§$ ufﬁaxirQ§§wai-projectslthat
hre-éccepfablé tohﬁhe lecalicitizens or be facéd_with the
problem of overcoming the opposition of the residents “of the
community. | - “ o .
This chapter 1s dev’lc}ﬁed;; tfd":at'”_ study Ofthe community
groups ﬁhat‘mustwbe_QOnsidereﬁ when_aelectihg-an'urbgn—

renewal area. Ip.senefa}, there are eight groups of‘peeple'l

‘whose wishes must be considered. Thege groups afe,as.fqliows{

1. the local pewgf structure;

2. minority groups;

— = imes
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. the project inhabitants;

3
4. real estate firms;

5. ehurehes and religious groups;

6.,mepehants;

7. seighbefhodd grpsps; and

8. the communityfes a whole.
'_The inflsence'of'each of these groups will vary.from'

ose'eommunity to'anethef end.will also change with the
diffefent projects proposed by the redeVelopment agency. This
fact, coupled with the absence of an adequate reporting service
devoted to the human problems of project selection, makes 1t
difficult to document‘the_cqmmunity groups encountered in, |
chobsisg.urban-renesqaggtegs. Consequently, the'stateEEnts
;made'here_can_be SupsOrted by examples but not by coserete
stetiStics.

In spite»oftthe diversity exhibited by these groups,

they have ene‘thingrin “meon.' These groups must be dealt
with in the early stages of the projeet selection process.

So doing, of course, enables the . redevelopment ageney to avaid
spendisg time and.mpneyeonfurbanérepemal prejects thst are
not acceptablelto7the eitizens of the community. With this
thought in mind . the fellowing paragraphs are devoted to a .

disucasion of the attitudes and reactions of the people




58

Meffected by a project. In addition, some?eolutions to the

diffieulties_preéented-thereby'ﬁill-be presented.

The Local.Power Structure

Without the support of the eommunity's leading citizena;
thejlocal pub11c~agency'has_J1tt1e chance of carrying out an
urban—renewel.projecf. Therefore,'most agencles try to as-
certain the attltudes of the local leaders towards the_ufban—
renewal program beforejproceeding with the seleetlon of
projeets; |

After discussing the program with the community leeders,

. the local publilc agency usually selects the preJects that meet

with the approval of these prominent ciﬁizens, fThis approach
permits the agency to avold most of the high-level opposition
to urban renewal that may exist in the'eommunity. In additien,

this approach gives the renewal agency a chance -to enlist the

suppert of the community's leading citgzens for the urban-

renewal program.

‘Minority Groups

The problems presented by minority groups are just as
1mportant_andrfar more complex'than the situations encountered-
in dealing with the local power structure. The impertagce“off

this subject 1s demonstrated by this statement of the Housing
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and Home FinenceeAgency, "Special emphasis'ehould be placed.
upon minority group participation.”(28) Unfortunately,
minority~-group participation alone is not enough. Lecel

public agencies have found that it pays to determine the

outlook of the rest of the community with regard to minoqity_‘

groupse

Experienee has shown that reléeation'1e'the;ﬂiggeetr
urbén-reaewal probleém encounfered in'deaiing with minOrity
‘greups. This 1s tfue 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 familiee are to be rehousedfmay_Oppose the renewa;:
agency's plans. |

In addition to relocation, there 1sﬁahbthefjﬁiﬁpﬁity-
group problem that merits discussion here. In sdme of the

gstates in the southeastern sector of the Uneted States, x:wgr-ej

Vgroups are frequently reluctant to expree themeelves. ceq—.

sequently, renewal agencies may fail to realﬁze Juet how
difficu;t it-iento reloeate‘these people unt}%,xsuddenly,
they are almost eompletely'bverwhelmed by the;virtﬁallyfin-
eurmountable problems caused by the low incomee, 1gnorance

and diseriminatien that are the lot ef the eouthern negro.

Urban-renewal officiels have diseovered,that ‘the best.
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ﬁeﬁ'tb golve theee'minorityegroup-prebleme'is to hold
meetiﬁgs with these people and to get to know them. ordi-
narilﬁgqthere are seven gemeral facts about the involved
minority groups that the agency should study. Theseiiteme

are discussed in the following section entitled, "Chara-

¢teristics of the Project Inhabitants".

- As a rule, the difficulty encountered in rehouaing'f'

miﬂbrity-group families forces local public agencies tquimit

the slize of projects that are located in the minoritjhgroup'
‘sectors of a eity. Furtheﬁmore,—the.agency has to take more
time to redevelop a prolect that houses minority groups

because of the prejudice and discrimination that must be over-

comé when working with these people. Of courge?.this_adﬂitidnal

time increases the cost of projects in these areas.

Characteristics of the ProJect Inhabitants

Loeal public agencies havi I‘that reloca}ion R

y greups, Indeed, it

is often just as hard to remove white families from slum

difficulties are not 1imited to'mwno_;

areas as 1t is to remove negroees. The problem 18 made even

more difficult by the fact that white slum dwgllera,are often

successful 1n their efforts to avoid‘being displaced because .

of their ability and willingness to bring political pressure
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to bear on the'reg;velgpment agency,- Of course, there may
also be some resistance from gg;ghborhoods chosen as re-
housing areas fof the displaced famiiiéé. However, this
problem is not as Qritigai“iﬁ;%higfiﬁgékgg‘1t is when minority-
group families are bei@g relocated. |

In order to.miniﬁize the relocation probleﬁ, renewal
dgéncies have found‘thaf-the éharaéteristics of the 1h-
habitants of a project area must beféﬁﬁdied_carefully. This
15 particularly important if the‘ﬁépplé involved happéh to
belong to a minorityrgroup, BaSically,‘the following seven
1tems should be considered:

1, the raclal composition of the grpﬁp;

2. the general income level; ° " ”A

3. the educational background of the inhabifanﬁs;.'

4, the age of the residents;

5. the ré%igibus affiliations;

6. the ownerfrenter-occupéﬁcj_of7thé qWelliﬁgé;_aﬁd

7. the average family size.
Each of these items will have a airect affect on the manner
1n“whiehrthe residents of a cqmmunity#will réact t9 an
urban-renewal préjécto The folloﬁing paragréphs diécuaa the

characteristics memtioned above.
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The facial combdsition of the group.--The most impOrtant

feature to be considered when choosing an urban renewal
project 1s the race of 1ts occupants. Catherine Bauer de-
seribed the prbblem‘when'she wrote:
« +.+ and finally looming above all else in many local
redevelopment difficulties is the race relations
question, sharpening most of the housing igsues. to a -
razor edge and forcing basiec, community-wide deeisions
on the matter of discrimination and segregation (29)

As a result of this condition, an a:ea that_houses,
Negroes,_Puerto Ricans, Mexicans; or members of some other:
minority group wiil“present_an extremely difficult reloeatIOnr
problem, The shortage of housing.faeilities for theaeﬁpeeple
makes 1t very hard to find suitable living quarters for them.,
In addition, the residents of most communities usually obJect
Vetrenuously-to'any.efforts_to move members of a different race

.intorneighborhoods~in which they have not previouely 1lived.

Slums that house minority racial groups often foree

local public. agencles. to select init roJects in relatively

‘undeveloped sectors or a;city; -Thee nojegto areythen_re—‘
‘developed as housing areas £or the families that will be
‘disbl&ﬁed‘by“fntnre projeets in tﬁeunore-densely populated

areas.of the'eity.

The_‘ _,gener’fe;i. fin'e'_ome 1eve'lQ--Unfozgt’un;ately, the income of the |

majority of families and individuals in slum areas is low.
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Inm some cases, these people do mot earn emough to pay the

minimum_rents in a publie-housing project. GonsQQuent;y,;

the local public.agéncy 1s hard pressed to find decent

living quarters which these families can afford.

When the_inhabitants of a prospectiVe_proJECt‘have

-extremely 1ow_i@éomes; the local public agency has to sube'

sildize the moving costs of the displaced families. This, of
course, increases the overall cost of the project and sub-

gequently limlts its size.

The educational background of the 1ﬁnab1tantsf—fﬁs a ruig, a

maJority of the occupants of a slum have little formal edu-

-eation, - Thislfagtsbeqqmgg,gign;ficq@y:wpgnjébnsiaérégfin'the

11ght of the results of an attifude survey conducted in
Milwaukee. These results indicated that individuals with

less'than a high sehoél education were likely to feel that

_theréubétandard_afea in whgghggzthliveq_was completely

satisfactory. GonseQﬁentlﬁﬁfth%ﬁe?ﬁebpie‘Were~reihétant,to—

move.,

In addition, individuals or families thét—haVe.little
eduegtiqn are.géneraliy forced'into_theWIqwer paying typés
of employment. As arresﬁltf the ageﬁcy_finds itself faced.

with low-1income problems,
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The_rqlucﬁagée to move on the part of the pGOrly
educated slum dweller usually increases the time requirEd_ﬁd
‘rémove'all of the residents’frcm'a projeeﬁ. In_turn; this
time delay,limitﬁ'the'siée_@f the projecf since the federal
govefnméﬁtfréquires that_urbah-rehewal projects be scheduled

for completion within five years.

The agg of ‘the residents.--The older the inhabitants of a
b;ighﬁed district ére, fhé'more.likely fhey.arertoleppese
any r_ed-éﬁe--loﬁment plans and the harder it will be to relocate
them. Of course, 1t 1s possible that the age factor 1s
simply a reflecti?ﬂ of leggth'of.residencé_with 1ts-resﬁ1tant'
friendﬂhips'and;éésoqiaﬁibﬁs,'gﬁggggquity.of the residenté
of an area‘whqfanérover fértyféafs'Of‘ége-wiil-generally
réSisﬁ.aay éfforté to relocate them, Therefore,llocal-public_
agencies usually consider the ages of the inhabitants when
studying a possib1§ pr§j§cﬁ§.

A project that ébﬁtains ajiarge,ghmbef_of'elderly
residents presents: the saﬁe size-limitation problem as a‘

project that houses a poorly educated group.

The religious'affiliations;m—ﬂeiigion 18 undoubtedly one of

the 1mportant 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 1s.discussed later

in thils chapter.

The owner-renter occupancy of the~dwellinggu-—ﬂlmost without

exception, the majority of the'owner-occupants in a project
willl obJject to any efforts'to clear or rehabilitate_thé area,
This reaction is the result of a property owher's natural

objection to his property's being classified as subs tandard

and therefore, subject to demolitiOn;, In direct contrast to

this situation, the tenmant-occupants in the éame neighborhobd
will usually favor rebullding the area if they,are assured of
beiﬁggrehoused in decent quarters at reaSonable-rates.z

| In addltion to the two grOups=mentioned'abeve, the
local public agency must alsé consider theiréaction.of the
individuéls who own buildings in the project but live else-

where, Normally, these individuals will obJeet to the area'

being cleared even if they anﬂw ?argood price for their
property. These objections are based on the fact that slum
properties generally yield a l2 to 20 per cent return on the
owner's investment. Furthermore,'these.owgers_usually do not
want to bother with the effort‘réqﬁirédéto'reihvest their
meney.

Undoubtedly, this problem of owners resisting the

agency's efforts to acquire thelir property creates diﬁficulf
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.situaﬁions that a local pﬁblie agency‘will_pave to solve.
Whenxselectihg projects, the agency should seek the co-
operation of owners by showing them the bemefits that they

willfreceive, In areas of extreme resistance, agencles may

be forced to use evictions and the courts to acqulre ¢ondemned
properties. If the local public agency is reluctant to resort
to the law and is umable to perSuade_ﬁhe recalcitrant owners

to sell their property, the project may have to be—abahﬁoﬁed,

If the cooperation of'the'property owners cannot peﬂ:
obtainéd, thﬁ lcgal public agency is faced with‘the_prébleﬁs
of delay and'subéequent limitations on the size of a project.
A proJect th&t requires condémhatibn proceedings will cost
25 to 35 pef,ceht more thean a project i@:ﬁhigﬁrmbst_of'fhe
oﬁners seliiVoluntarily. The iﬁcreQSed coéts mﬁy_fofdg the

agency fd‘reduce the slze of the project.

The ayerage family size.--Since the redevelopient agenéy

has the responsibilitjﬂéf ﬁeﬁoqslﬁg'éfefy“faéily inia§ 
urban;renewal=proJEct; information on the‘aiég of the

faﬁilies must be'obtainéd; This factor‘be¢oﬁe$}ﬁérti¢nlar1y

impbftant 1nrareaa that contain,a-substantial number of large

families becausé 1t 1s difficult to obtailn quarters for

families containing more than five or six members. Further-
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more,‘large familiés}wiil_usually Qrefér_to remain 1n_1afgér
dwellings;thgtfafe»Sﬁbstandard-rgther'than'move‘iﬁtO]a
stanﬁard anit that is smaller. Finally, it has been found
that iarge'families containing young children“often-have low.
incomes and cannot afford- to move,

The relocation problems posed by large families will
genErally'ihcféase the time required to clear a project and
will'al@q increase the net cost of the project. 'Thege'ﬁwd
conditibﬁs ﬁill normally foree the local pﬁblic agency.to

reduce the size of the project.

Real Estate and Development Firms
Real estate andﬁdevglqpmeptgggmpapies play an important

role in urban_fenewal; Thése fifﬁéféie?the;onés'who will-be

called-upon_t§ purchaéL'and-devéiép fhé-projeét-afeas as well
as to assist in relocating the displaced,families. Con-
sequeé#iy, the lbcél pﬁblic agencies must consider the
reactions of;the'eity?s realtors dﬁdldevelbpers when selecting
urban.reneﬁalrprojectsn : |

As a rule, the 1oca1.real estate and development
firms oppose urban_renEWél'projéctskfér two reasons; First.
of all, projects are used to eliminate the slum housing that
yiéids very handéome'commiSSions to the real estate fiﬁms; |

that usually manage these slum properties for the owneﬁS,
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SeeOndly,'the realtors and developers arewforced_io provide
standard dwélling units for the displaceq=f§ﬁilies to.kﬁep'
the loeal public agencfkfiﬁﬁi¥35buﬁiﬁ§“fﬁése_families in
pubiic;heusing'prOJects; Unfortunately, most of these firmsl
feel that'standard, 1ow-income housing is a‘poor investment-.

and are reluctant to bulld housing of this type.

In communities where the local real estate and develop-

ment interests oppbse'uibap’renewal, the 16ea1 public agency
will have to select brojects that will provide these firms
wlth the maximum opportunity to make a falr profit off of

the redevelopment work. Furthé#pore, the 1Qca1-pubiic agency

must make every effort to convince the realtors and developers

that urban renewsl 1s good for the community and'éOnseQuently;"

1t will eventually benefit them.

Churches and Religious Groups

Churches and religious gﬁoupslpose a very special
‘ prpblem for the development;agegcy._=The Heusing and Home
Finance Agency states"that, “. ;.. churches ioéated in the
nelghborhood can often play a key rele in interpreting the
program_tp neighborhood families with whom they have hagd
long assoclation."(30) However, the experilence oflmost

agencles has been that a church willl usually oppose the

relocation of a large percentage of 1ts cengregation in a
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diffefent-paft of the city. Furthermore, local public agencies

have encountered stiff opposition to plams calling for the

demolition of a church buildin@ when clearing a renewal site.

In order to relieve the'opposition'presented by'a

church or religious gréup,fthe'lodal public agency can delimit

projects that will have as little effect as possible on a
ehqrdh OP'réligioﬁs group. On the other hand, the éQEncy _
could also seleet a projeét that would displace a qhurch and
a8 majority of its members and assist in rélocating them in

another sector of the city.

Merbhénts

In 1ts booklet entitled, How Localitles Can Develop

a Workable Program for Urban Reéngwdl, ' ‘the Housing and Home

Finance-Agéney %aﬁs# '?fhé'aetive éﬁﬁport'of thé_business
community 13'4-majar asset."(31) Unfortunately, 1t can also
be sald that the active opposition of the business cbﬁmupiiy
;sa'major.11531;1ty,aﬁinlsésséﬁér, Alabama, for example,
loeal merchants'obqgctea so strongly %o plans tb'develép an
urban-renewal project as a cgmméreial,éité'that tﬁé entire- .
project was dropped. Fufthermofeg'thé?neighbbrhoed merchants
.wilz.ﬁsuaily object to having theip cuéﬁomérs'félbdateé;

In order to anidireaCtiong of this sort, a*lqcal

public agency should sound out the feelings of the business-
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man befdré_Séiectihg'aIpfOJedt fofICOmme?c1al fedevelogment}
‘This 1s ﬁapficuiariy true if the area Uhdér‘éoﬁSidératiénfis
not a part of the established business district of the

co@mﬁnity.

Mﬁay.régéﬁai_ag§n¢ies have rdund 1t best te;fésﬁriet,

theiprlaﬁs £6§ coﬁmérei£1 urban-renewal projects to éxi3£1ng

busiﬁéﬁs Ebeas. This policy 1s usually followed until the
local merchants één be”cdnﬁiﬁcea”or the need for commercial
rédévélbpmeﬁt in other parts of the cilty. The.mOBt'cémﬁdﬁ
method employed to eliminate the merchants® objections to
relocating cﬁStémebs is to simply include the protesting

merchants in the project.

Neighborhood Groups

Neighborhood-protection groups or "choose;yourihéigh— 

bor¥ groups are one of the biggest obstacles to relocation
that renewal égénéiés'hEVe'eﬁboﬁhtéreﬁ}-,Mﬁﬁywtiﬁés-theéé,

groups'are-férmédrin'brdér.to'kéép th§ Io¢a1fpub1}c,agénqy*

from housing displaced families in their nelghborhood. Quite

fréquénﬁiy,:ﬁheSe”QfganiZatidns hsvé.beénJﬁbiéftO'éripple

thﬁbredevélppméﬁt“prograﬁ_by‘brihgihg pressure to bear on

gheir representatives in thefloééi-QOVérnment, Ihrﬂilwaakée,_-

,thismopposiﬁién became so.Strong in,onefdése“thaf.ﬁha urban

renewal project was dropped completely.
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Many réqéVéiopment*agenéies-haveTtriedgtq eliminate this

dppositidn by réioéaﬁing displqéed families in_éreas whoéé_.

'rédidents_péve substantially the same characteristics as the

families being rehoused. Furthermore, the agencies informed

the inhabitants of the affected meighborhoods about the re-
lae&ﬁibh'pléns:Well.in advance of any attémpts‘to'adtuéliy
plage families in the vieidity. As a rule, this was done

through local leaders and clvic groups. Besides keeping the

affected people informed, this approach also gave the agencles

time to revise their plans 1f neééssary;

,,Unfértunatély,_it is not always possible to fOilow the
procédurg_qéscribed'abﬁve bedéusé of the shOrfggg of housing
available to low-income and minority-group families. When
this happens, a renewal éééncy'has no choice but to try to’
relocate the qisplaeed slum families in areas not previously
| inhébifgtéd_by familiesgf fhis'sdftg“Nhfufﬁliygjany‘éffbrté
%o do this ﬁiil.brihg oﬁt'theneiéhb@rhOOG-pfoteetion grgups
in'fﬁil fér#e;  ! | |

. In dpaii@ngith thése_grouﬁs,~the_lo¢él'pubiid agency
Shoﬁid tfy to éeilrthé'program“tq the organ1zati6ﬁ1as a'whele
'aga Eb the strongest dissenters as individuals. This can be
done through local 1éédérs_ahajgr6up meetiﬁgs'andgfhrbﬁgh‘
'ﬁeleVisidhglfédio and the newspapers. These:people;must be

shown that they will not be asked to 1live with thieves, cut-
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throats and othef,undesirables. Ihstead-they must be con-
vinced that their new meighbors will be honest, hard-working
people who deserve a chance to live in clean and decent homes.
| ‘Gf course,'this approach will force the agency to
éﬂobée the families very carefuily when it comes to placing_
them 1nﬁ£he§e nelghborhoods. . It 1s unfortunate that humaﬁ
natdre-fdfCés this #pproaéh'upOn redevelopment agencies.
However, the situatlon does'exist'and must.be dealt with.
Thé—influénce of néighbbrhOOG.grOUps frequently prompts
lecal publie a'genq:,i_és.._,__;:p, select projects that can be planned
te:rénouse the ariginai 1nhﬁﬁitéh%s. If this is 1mposs;b1e,
the agency can try to SQIéct ppojécts whose residents are
generallyacceptableain.thé'areas;thﬁt have been chosen as

sites for relocation.
Gemeral Communlty Attitudes
- ; Befére'éeiecting én‘urbanffEneﬁél projeet, the loecal

public'agencj-éhbgldﬂéoﬁsiqér;the”géneral attitudE'of the

* community toward government undértakings of this sort. If

the maJOrity.@f the_residenté have a liberal viewpoint, the

agency may feel free to select a rather ambitious project.

On- the other hand, if the inhabltants are conservative, the

- agency may be compelled to choose projects that‘ére limlted

in scope.
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Besides the gemeral attitudes discussed above, the

renewal agency should consider thé"cdﬁmunity feéling.towérd

‘public¢ housing. This 1s important because of the large

number of displaced slum dwellers that normally have to be

relocated in publle housing, If the citizens oppose_public

.hou31ng, as they do 1in Chariotté, North 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 varibu;.community,groups-can deiay_an unpopular urban-

renewal project for extended periods of time. The possibility

of a prdaeétjbeing'delayed becomes critiecal in light of the
Hoﬁsing and Home Finance Agency's poliecy of épproving only
projects that_can be eargig@‘putiin fivg years or 1933“,

In some caséé, fﬁerésiéﬁggéefof the local community
groups_to a‘project-may bee@mg'ééféﬁrongrﬁhat tﬁe entife
pfoject-may have to be abandoned. When this happens, the
urban-feneﬁal project‘frequently.becemes a political issue
that may affect the entire governmehtal organizatien of the
communify. | |

If the characteristics and reactions of the local
community groups are’considered;,the local public agency can

generally seleet projects that aré acceptable to'thefmajorityi
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d&ﬁthe residents of the community. On the other hand, ir'fhei

redevelopment .agency underestimates the importance Of”fheﬁe-
groups when sélecting a project, the agency may be confronted
with serious delays and, possibly, the complete abandonment .

of the project.
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CHAPTER V-

EFFECT OF FINANCES ON THE SELECTION OF URBAN RENEWAL PROJECTS

In urban renewal, as‘in evéfy‘muniqipal‘function,
money is a critical factor. All of'the princip1es estab-
lished in the precgding chapters ére useless i1f the com-
munity 1s unable to finance its‘urban-renewai program. . Con-
sequently; locai public_aéencies'haﬁe found it wise to ﬁreat
tﬁeir city's finaﬁcial status as one_of the most important
factors to be‘consideréd WEenlsélecfihglareas for urban re-

development. This chapter 1s-devoted to a study of the effect

that finances have on the selection of urbani-renewal projects.

Normally, finances will have two baslic effeets on an
urban—renewai-project. First of all, a lack of funds fre-

quently limits the size pf_theiarea.thgt%thq-city can afford
to renew. Secondly, a market must eiistAfég the redeveloped

1

land before the Housing'and Hbﬁefﬂiﬁéﬁgéja%énbﬁ;will approve

the broject"for federal aid. rTherefore;"thefSiZé of & 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 probléems mentioned in the pre-
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ceding paragraphs, this chapter 1s divided into the fol-
lowing sections:
'1. Sources'of.revénue available to-thé_community;'agd
2. Effect of the.ldcal market on projectselecéion,'
Each of these toples and 1ts effeect on project seiéction 18

disdusaed in_detail.iﬁ the femaining pages of this chapter, .

Sources of Revenue Available to the Community
As stated previously, a lack of funds can geriously

restrict the size of an'urban—rengwai prbject.j Gonsequent1y,

the financial conditlon of the clty becomes highly_important'

because the émount of money that the;city is able to provide

detenmines_the:amdunt ﬁhat”w1;1;bgidoﬁﬁfihﬁtedfby*theﬁfederal'

government.

Although some financial ﬁsSistance ﬁay.be évailable:'
through state programs, the role of_the_states.ip_ﬁpbapwﬂ
renewal is generally-insignificght.At'tbe-pfésenttime@
only the states of New York_agd;Péﬁhsylvénia;providé ménetéry

assistance. In these states, loans from a.revolving fund are

available to citles for use in urban-renewal programs. How-

ever, as the need for urban renewal becomés more apparent
thrbughoht'the country, more state aid will-undoubtedlyrbe'

provided. _Consequently,'1t'1s‘adv13able for local public
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agencles to check into thE'Situation in theii respective

_ gtates'to see 1f any fipépcial help is'avaiﬂéble pafti_

cularly'with*referénce.to non-cash local grants-in-ald such -

as street construction by the state highway department.

The local budget.--A first step normally taken in the
sele:ctio‘n.o_f an urban-renewal project 1s the preparation of '.
'azi__estimate ‘of what 1t will cost to red_e'v,_e,l‘op' the project.
Next, the amount that the clty haSENailable for redevelop-
ment is de‘-teifmine'd; Many citles with 1imited budgets léo’-,
ordinate-their urbén-renewal_prgjecté with the 16¢al'éap1tal-.
improveﬁents budget 1in order to take advantagelof non-cash
,local_graﬂtg-ineaid'provisiong. g.agtéiledngxplanatioh of
non-cash local grants-in-aid is presented later in this

chapter. | .

 After working out tﬁe néﬁ-cashiiécéiwg¥;h$;:ijfﬁiagfu
the agency then_adds-the_city's"eontfibntéqq_ggd,cah_thug
determine the.ambuht.that'wiiljbe-péovi&ed;f&pm:fedé;&l- '
sources. The total of the funds available_iscbmparéd with

the estimated perect.cost-to'determihg‘whéther the prqject

is financ;ally feasible. If the eéﬁim&pad~eoaté exceéd the

available funds, the local public agency then,réduces the size
of the project to the point where the city can afford to re-

develop the site.
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_The cost estimate for the'proposed.prOJeét should be
prepaged_as accurately_as possible, If the estimate 1s too
low;-the city may find itself saddled with an urban-renewal
project that 1s too expensive, As a rule, the total qostfof‘
a project can be 5roken down as follows:

1. land acquisition costs - 65'ber-cent
2, site improvement costs - 27 per cenﬁ
-3. administrapion'and planning costs - 8 per-cent 

Although these.estimates represent the average break down

'of the_cdﬁts of a project, 1t must be remembered that urban

renewal prpjecté are subject to large cost variations. For
instance? a small.prpject that 1is locateé directly aﬁJﬁcent
to a e1tyis central businéss district will generally be |
extremely eﬁpﬁnaive to.acqﬁire. As a result, the acquisition
costs may_compriséZBO or 90 per'cent of the.gross project-
cost. o |

‘In détermining how muchnthe city will pay_as_its,shgré
of_fhe'renewél expensés, the local public agency has to
decide which federal assistance formula to use. At the
present'time,fthére afe two in'use; The first is the two-
thirds formulé_unde: which the fede?al'goverhment\pays two-

thirds of the met project cost. As used in this case_ﬁhe_net

project cost is'the differénce‘betweenithe cost of the project

andlthe=amqunt'realized:from'thé sale of the redeveloped land.
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The_advahtages and disadvantages of the two formulae are
presenfed in the ensuing'section of this Chaﬁtgr‘entitlgﬁé_
"The federal assistance program”. The methods available to
the c@mmﬁnity_for paying its share.of_the-expensea are also
described in the felquing sectign. |
Perhaps the most important point to be remembered

about the local budget is that the amount that the community

‘can provide for the projJect will determine how much the

federal government will contribute to the city. The sum of

‘these two amounts equals the total that the local public

ageney‘will-héve;to spend. This total, of course, determines

the ultimate size of the urban-renewal project.

The federal assistance ﬁjég?am;;,uh&en_thé'terma of the

present federal assistgmce program, as adm;ﬁiﬁteredlby the

Housing and Home Finance Agency, & community may pay 1its one- .

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

;.w.‘d:‘:. A ;

in the form of mon-cash local gt |

grantein;aidgcan'be'rouéhiy‘defineﬁ'as dh?expenéiﬁqré made
by'a;commﬁnity-inAplanning'or earry1ng Qut_a prgJect,' Thei

amount of the egpenditure'is then ecredited to the city's

portion of the met project cost.-

Naturally, the majority of the municipalities prefer

_tq_pay their share of the expemses through non-cash local

non=cash local .
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grants-in-aid because they give the eity'an-oprrfuhitj to

receive cfe@;t for money that would probably have to be spent:

anyway. For example, if a slum neighbbrhbpd needed a school,
the city would be forced %o build1one there sooner or later.
In this ease, the local public agency eould'éstabliSh‘qﬁ .
tn?-ba.n-.r?é:newa; project in the area and bulld the school as
part of the_renewal_plan. Asfé result, the ccsttor‘at_least
a parf'of-thé_cest of thelschbol can be designated as ﬁjﬁon;
cash loecal grant-iﬁyaid and used to pay part of the cOmmhnity?b
share of the_net"prqject cost. However, not everything that 
the city does in a project is eligible as a non-cash local
grant-in-aild. At the_prgseﬁt time, ﬁhé fegerg;_government,:
will approve only fhe_foii@ﬂing itéhéfﬁé nénfﬁégh'local
gréﬁtsnin-aid:

1. Donatioris, at cash value, of land cr:ofher real

prdpérty 1n_fhe_project areé; |

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

.area; | * .. N

3. Eligiblé_préject improvementSj-

4,7Public bulldings or other public facilities;

5. Under the provisions of Sec.t_ion 112 of Title I,

cerfain eipend1tures&by_a_college‘or univeréity;_

6. The-local-contributioh,.in_the fdrm:or_tax exemption -
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or tax remission with respect to & low-rent housing
_Erodect_bn land acquired as paft'°f“th@ proJecgi(32) |
Complete details concerning nom-cash local grants-
tn-a1d may be obtained from the Urban Renewal‘manﬁal published
by the HHFA’G33). : _ |

‘The costs that may be included in the gross project

cost differ under the two capital grant formulae. Under the.

provisions of the threerfoufths_capité;egfants fo;ﬂula, the
fedara;fgpverqment:will accept.as the gross project cost the
total amountrapegt'by-the commﬁnity for the folioﬁing items:

1. acquisition of  properiy;

é. démdlition'and removal of buildings and iﬁprove-

.'ments; | -

3, site preﬁarafion and improyeménts;

4, expenses incidental to disposition of -acquired

-iand} andi |

VSQ.Cafrying éharges related to the‘previqus expendi; -

tures, . | ﬂ

on the otﬁéf hiné, under thé térms of‘the~two-thi}ds
capital-grant formu1a the federal government will accépt as.
the gross project cost the total amount spent ﬁy‘the coﬁhuﬁity.
for the following 1tems: | |

lQ'ﬁll tﬁe'itpms permitted under the three-fourths

formula; and, 1in addition,
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2. all the administrative, plaﬁnihg, overhead and

legal costs incurred.

The three-fourths capital-grant formula 1s préferable
only for projJects in which the administrative, planning, |
overhead and legal costs are low as compared tp the grbss

cost of the entire project.

Effect of the Local_Market on Project Selection

The local mafket-normally has two effects upon the
1ocal'pubiic agency's efforts to select urban-reneﬁal |
projects. It 1imits the projects to those that can be re-
devéloped for uses that are 1in demand on the local market
and in an amount thet the local market can absorb.

The needs of the local market may be determined by

hiring a local real estate operator or a professional economic

analyst to ¢onduct-éither a limited study of the marketability

of land 1n_a proposed project or a complete study of“the_lecalr

economy and market. As a rule, the“latter is the better course

of aetion.

The eritical point to be considered here is that the
redevelopmenf agency must select projects that can be re-
deveiopedhaﬁd sold on the local market. If théré is no

demaﬁd for the land in the project, the federal government
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will not provide financial assistance for the project and 1t
will-probably-haﬁe to be.ébandoned since feﬁ_communities
can afford to carry out an urban-renewal project without

federal aid.

Summary

Avallable local finances frequently determine the
siée'of a project. In addition, the marketabllity of the
land, after reﬂeveldpment, is also,a.cfiticél factor 1n
determining the 1§cat10n‘and size of a project.

The federal government will contribute either two-
thirds or threeefaurths 6f'the-net project cost, depending
on which captial grahqrformulaiﬁpé'city decidés to utilize.
The fhree,fQurths ferﬁula 1s preferable only if the aqminis-
trativg, overhead; Shd.légal costs of a project are a small
prop0rtion Qf.thEJtQta1:cos§.

.Most.cities prefer.éo pa&ﬁagﬁlérge.é part as ﬁossible
of their share. of the'€05t)of a.projeét in the form of non-
cash loéal grants—in-aﬂd. Gonsequéntly, these communities
select projects in which the clty is ablé_to maké'improvements

that Qualify as nqneeash local grants-in-aid.
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GHAPTER VI

ASSIGNING PRIORITIES TO URBAN RENEWAL PROJECTS

Experience has shéwn that_there are usually several
areas in a city that can qualify as urban-renewal projects.
As a result, the loealrpubiic agency 1s faced with the
difficult task of working out the sequence in which the

prodécts will be cafried_but. The problem of assigning

pricrities can be a difficult one, particularly .wh_e_re strong

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

priorities as there ars local public agencies in the United

States. Furthermofe, moétlof'these:appreaches are baﬁed.on

sound reasons and can be strongly defended. For example,

consider a small, rural community whose gconomyzi§ dec1iniﬁg

and épﬁseqqent1y,'the clty's popgiation 1s decreasing. A

loecal public agency in such 2 community would give top

priority to any project that would stimulate the local economy

and halt the.emiération of the local cltlzens. ©On the other
hand, a-cOmmunity that is expanding rapidly may find that
1ts central business district 1s being restricted by the

slums in the center of town. In such a community, the local
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publicsmight very well assign the number one priority to-a
‘project that ﬁould provide room for the gfdwth of the central
business district.

However, there are agencies that use very little logle -

in deteﬁmining.pbiorit;es, . In the words of one officlal of
the Housing and Home Fiﬁanee Agency: "Some local fublic
agencies just flip a coln to see which project they will %
carry out first." Of course, this practice‘should be elimi- |
nated as quickly as possible.

~Slnce the reiative impertance of the elements that
shOUIGHbe considered when assigning priorities to urban~ |
renewal prOchts must be determined at‘the local level, no
attempt i1s made in %his chapter to eVaiuate ﬁhe relétive
importance of these items. Instead, thils chapter simply
presents the elements that a;majeritj of the loeal publig
-agencies utilize to determine priorities for the projects in
theii own_éommﬁn1;1ESp These elementé are as followsé_]

1. ‘tﬁe;s;'é'ommuni_ty-'s objectives in establishing an

_urban Penewai program;

2. the atfifudes of the local residents toward urban

rqﬁeﬁal;

3; the physical characteristics of the préqegts; éﬁd-

4. the financial problems présented by the various

projects.
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These elements are simllar to the project-selection criteria

that have alréady been'discuSSed. However; there-arg a

'numher.of différences'between project-priority conslderations

and'preject-selection criteria. These differences are pre-

sented In the followihg sections of this chapter.

The dammﬁnity*s;gggectivea_in_establishing an urban-#enewal

Qrogram.Q-As“a_rule;~there are three basile obJectives hehind-

a community's decisiéﬁ_to'eatabliSh_anzurban-regewal_progrgm.

The firsﬁ'dobjective is a. deslire to improve the housing of the

low-income groups in the oity. The second objective 1s the
éean9m§c beﬁef1tS1thgt can be derived from the program. The
%hird'Obdegﬁiﬁggig_the de§1:e to use urban rénewal as a tool
to implgmént the éommuhity'Sqlong-ranéé plans.

Chapter II ¢ontains a detalled explanation of these

community objeotives and may be reéferred to for further study.

The point ‘that must-be;maag-heremigqphat thggg_gpgect;ves

should always be considered
projects, In order ﬁo_do£ﬁ3s,
determines which of_the_three“objegtiveé is cqnsidéred the
most important by thé.cifyﬁl_ﬁneé this 1s determined, the.
redevelopment agency can glve first'prio?ity tq‘thg_projéct1
whiéh comes the closest to achleving the city's primary

objeetive.

fﬁe_Iﬁéal?Puﬁlié agency first
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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 acecount the attlitudes of the lbcal residents whenever
declsions concerhing urban-renewal projecté are belng made,
In cities where this has not been done,.the opposition of
speciél—interest a:'nd-,c:;i;ti'zens gr‘o'gps has. greatly delayed
efforts to redevelop"the projécts.selected by the redevelop-
ment agency. A thorough discussion of the problems created
by the attitudes of local groups 1s set forth in Chapter IV,
In order to avoid these problems, most local publie |
agencles give top priority ﬁo'the prejegts that are most
acceptable to the residénfs ozIthe community. This is parti-
cularly important in citiles that are Juat beginning their

urban renewal programs. If a city 1s Just getting into urbgn

. renewal, the local public agency may establish the first

project in an area where all the physical benefits of.urbapl
renewal are readlly apparent to the ciltizens éf the mux.'d._-’-,f,‘_'..z_:&‘rT
cipality. With this examplé as a éelling peint, 1';he.:5tgen_cy'-*‘-’V?=
can then go on to less glamorous projects with the full
support of the local residents. Of ¢ourse, the local public
agency sfill has to consider fthe attituﬂes of the people

when redeveloping the ensuing projects.

The physieal.aharacterigtics“bf'thejpfojects.u-Quite'fre-




quently, the local public agency determines its prejec@
priorities by starting with the worst slum area. Undoubtedly,

this approach has some Justification. The worst slums are

- eliminated immediately and the proJects can be redeveloped

as standard areas. Unfortunately, experlence has shown

that this approach does not eradicate the slums in a com-
munity becauée new slums are formed faster than the old ones
can be cleared. Consequently, more and more local public-
agenciles are concentrating their efforts on trying to stop :
the spréad-of blight first and then turning to the elimlnation
of the existing slums in thelr reapective communities.

The physlcal characteristics of urban-renewal projectg%f:
that are descfibed'in chapter III can be used to assign
priorities to projects from fwo éirferent standpoints. Flrst
of all, the local public agency can select the prejecté that
are in ﬁhe-poorest condition and redevelop them first. On

the other hand, the agency can attempt to check the'formation

| of slums by glving 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 financiallaSPects of the various prqlgcts.a-The'fourth

element that most local publlc agencies conslder when as-
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signing'pfiorities to projects 15 composed of two items:

1. the net projeét cost; and

o. the demand for the lamd in each project.

Chapter V contains a detailed.study of the relation,betweeﬁ'
these twofelements.aﬁd'an'urbanq-renewﬁl proJect.'.This
section is devoted to an explanation of the role these
financial asbects play in defermining priorities.

If the community wishes to keep 1ts initial expendi-
tures té a minimﬁm, the lecal public agency can gilve top
prierity to the project wlth the lowest net cost. This
approach also permits the city to get 1ts monej back in a
shorter period of time because of the small amo@nt_inVéSﬁedt_
Of course, the type 6freuse"broposéﬁféhq'the-markétébility
of these reﬁses wililalso_detérmine.ﬁoﬁ.long'ittakeé f§r~the
clty to_realizé a return on”the.money 1nves¥ed. Finally, a
quick réturn3resu1ts in the ecity's having money om hand for
more urban renewal. On. the other hand, the municipa;ity'may ,
have a large Sﬁm earﬁ%rked for ﬁ?bhn renewal and the loecal
public agency may redévelop the ;ost expensive proJject flrst.

The demand for the land in the ﬁedeveloped_projects
also plays an important role 1n_determ1ning the.ééquenﬁe in
which the projects will be planned ané executed. As a rule,

the local public agency will proceed with those projects that
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contain land “that will have the greéatest .local market demand.
after redevelopment. This prineiple 1s applicable to both

residential and non-residential projects.

Snmmary.a-After selecting a seriés of urban-renewal projects,
the loeal public égency has to declde om a definite time
seduencé to follow in carrying out the projects chosen, Since
the ofder-in'whiqh the projects are planned and executed is |
important to the success of overall urban renewal programs,
the redevelopment agéncy must be able to Justify the prioritiés
that are asslgned to the various projects.

The majority of the local public agencles coﬁsider
each projéct with respect to the com@un;ty'aﬂpbjecfives and
the .general aftitﬁdes-of'the ciﬁizenS’tgﬁérd u§ﬁéﬁfrenewal;

In addition, the physical characteristiés{and-fhe,fin&ncial

aspects of each project are taken into account. Each of

‘these considerations is weighed in proportion to its im-

portance in the community. The prbdects are thenhstudied'in

‘the light of these weighed considerations and the project

that scores highest in the ovefall plcture 1s assigned the

first‘priority.
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CHAPTER VII

CONCLUSIONS AND RECOMMENDATIONS

Urban remewal is one of the most versatile tools that

today's cltles can utilize to implement thelr long-range

deVelqpment~plans. Through urban renewal, a community can
eliminate 1ts slums, improve the local tax base, correct
weaknesses in the existing stréet;pattenn and provide sites
£Or-pubiic putposés and for businegs,'hqusing, and industry.
Indeed, urban remewal can be used to carry out an almost
limitless number of community improvements.

Howéygr,-thq full benefits of inurbagrgégswal_ﬁrOJéct,
cannot be obtained unless the local public ageﬁég selects
and redevelops its urban-renewal projects in accordance with
a sound selection policy and an equally sound policy of
asﬁigningrpriorities'to the projJects selected. The purpose:
of this thesis 1s to determine the elements that comprise
such policies and to present these elements in the form of a

recommended'prbgram for selecting projects,

Conclusions.--As a result of the research carried out in

this thesis, the following conclusions are drawn:

1, Urban renewal should'not be carﬁied-out as a
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sepaéate_municipallprogrgm. Ingtead,_the'urbap-nengal‘pro-.
gram sheuld be codrdinated-wifh“the;community's long-rang§:
development plans.

2. A poor ﬁrojeqtfselectien policy will usually Iéaa_
to eost1y neViaidmg, delays and ppssible abéﬁdonment of a
pﬁo;ect.

3. The most qommOQ'obJectives that prompt éifiés to .
initiate &n urban-renewal program are:

aj'the iﬁﬁfdvement‘of low-income housing;
b. the econgmie benefits afforded; and
. the op§Ortunity_to 1mp1emen£ planming'oé;ectives.
4,_Prp§pectiVe_urban—renewal proJjects mugt sétiéfy all
the requirements of the appropriate federal,isfatg and local

urban-renewal legislation.

5. The physical characteristics of a slum‘éﬁea{egn be .

&
A

used to determine both the general and the precise location

of an urban-renewal project.

6. Experience in several cities has shown that thé
QppOSitiaﬁjcf_thé'folicwing groups can serlously hémper'or
even stop a project:

a. the local power struéture;
b. minority groups;

¢. the project 1nhabitaﬁts;




93

d. real estate firms;

e. churches and religious groups}
f. merchants; and

. neighborhood groups.

7. The amount of money that the city has availlable
for-urban'rénewahwiil usually dictate fhe'size of the_
projects flnally selected. |

8. The local market for land is a critical factor in
détermining the ultimate size and general location of the
city's urban-renewal projects.

9. Quife frequently, thé local publie agency flnds that
1¢ h&é several slum areas in the community that cah'be selected.
as_urban—renewél 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. 1In many'commuﬁities the seqﬁgncé in
which the projects are redeveloped may spell the difrerénce
between the success or fallure of the local urban-renewal

program,

Recommendations for selecting and assigning priorities to

urban renewal projects.--The urban-renewal project 1s 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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" communlty., Thils can be-accompllished by establishing a souﬁa:

method for selecting projects and then working out an equally

-gound method f@r'assigning priorities to the prOJeets.chosen.

Based on the conclusions presented in the_preéediﬁg seétion

and the other research conducted for this thesis, the fol-

léﬁiﬁgﬁrecomméndatians are made:

1. A local public agency that 1is initiatiﬁgan‘urbane
renewal program in a community should establish a project-
sélection_pqlicylbasgg-on the following elements:

a., the community objectives that influen¢e projegt
selectlon, with emphasis on the city's long-range

Plané;

b, theefeQeral;;statﬁ'and'1oca1”1egislat1ve?ieqﬁ1re;
ments for urban réﬁewallprojects;

e. the community groups that influence project
selecectlon; and

d. the effects of finances on project selection.

2. After setting up a proJect—éeleetioﬂ'policy, the
loecal public agency ahould devise a system for assigning
priorities to the projects selected. Thils syatem Should
consider the items listed below: |

a. the community's reasons for establishing an

urban-renewal program;

R
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b. the attitudes of the local residenta towards
urban renewal;
¢. the physical characteristlics 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 studiled in the 1light of these
| welighted elements. Naturally, the project- that rates the

‘highest in the overall plcture is assigned the fir;t priority.
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APPENDIX "a"

Summary of Legal Status of Urban Renewal

I. Jurisdictions having enabling legislation or specific
constitutional provisions (or voth) authorizing public
agencies to undertake slum cledrance 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
Gcorgia ' ‘Oklahoma
Hawail _Oregon
Illincis Pennsylva
Indiana
Iowa
Kansas uth Dakot:
Kentucky ' Tenneaaee
Maine(Portland & Bangor)Texas
Maryland Vermont
Massachusetts Virginia )
Michigan Virgin lslands
Minnesota Washington
West Virginia

Missouri

‘Wisconsin

IT, Jurisdicticns having no enabling legislaticn or Specific
constituticnal prcvisionc authorizing public agencles to
undertake slum clearance and urban redevelopment proJectc._

JFlorida**
Idaho _
Louisiana*##
”Misaissippi
Montana

Rew Mexico
Seuth Carolina**
Utah

Wyoming
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* Separate- independent agency empowered to exercise re-

_habilitation and conservation powers

**  Statute declared unconstitutibnal for"éxgrdise'of
eminent domain power for redevelopment for private use.

*%%  Statute inadequate.

III. Jurisdictions in which courts of last resort have up-
held constitutionallity of slum elearance and urban redevelop-

-ment enabling legislation:

- Alabama
-Arkansas
California
Connectlicut
Dist. of Columbia
Illinois '
Kansas

Maine.

- Maryland
Massachusetts
Michigan

Missouri
New Hampshire

New Jersey

New York

Ohio (home ruls)
Oregon
Pennsylvania
Rhode Island
Tennegsee
Virginia

~Wisconsin

Iv. Jufisdictibns in which courts of last resort‘haéé de-
termined slum clearance and urban redevelopment legislation

is unconstitutional:

Florida
South Carolina
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'APPENDIX "B"

CODES AND ORDINANCES REFERENCE LIST

rIa'B&ildiﬁg'Code:

| a, Southern Standard Building Code

Southern Building Code Congress
Brown-marx Building, Birmingham, Alabama

b. National Building Code
Nationzl Board of Fire Underwriters
85 John Street, New York 31, New York

ard Safety Code for Building Con-

American Standards Asaociation
-7@ East 45th Street, New York 17, New York

d. Uniform Building Code
Internaticonal Conference of Building Officials
610 South Broadway, Los Angeles 14, California

e. Basle Building Code
Building 0fficials Conference of America, Inc.
110 East 42nd Street, New York 17, New York

II. Plambing GOde-

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

Ako, 8-1955
The American Soclety of Mechanieal Engineera

c._Southern Standard Building Code, Part ITT, Plumbing |

Southern Building Code Congress
Brown-Marx Building, Birmingham, ‘Alabama
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III. Electrical Code:

a-._

National Eleetrical Code
National Board of Fire Underwriters
85 John Street, New York 31, New York

IV._Housing C@de:

a, A Broposed Housing Ordinance
Ameriean Public Health Association
-1790 Broadway, New York 19, New York
b. Minimum Housing Ordinance
Tennesgeée State Planning Commission
Nashville, Tennessee '
G, Uniform Housing Code
International Conference of Bullding Officlals
610 South Broadway, Los Angeles 14, California
4. Minimum Housing 00de
Alabama State Planning and Industrial Development
Board:
Montgomery, Alabama
V. gas Code=
a. Gas Piping and Gas Appliances 1n Buildings, NBFU
No, 54
National Board of Fire Underwriters
85 John Street, New York 31, New York
b. Southern Standard Building Code, Part II, (Gas)
Scuthern’ Building code Conference
Brown-Marx Building, Birmingham, Alabama
C. Ameriean Standard Gas Code

American Stamdards Association

70 East 45th Street, New York 17, New York
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