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A. l IdTRODUCTl ON -- 1 n  t he  two years  s i nce  the C I  t i  zens League issued the  1 a  tes  t 
o f  i t s  r e p o r t s  on m e t r o p o l i t a n  development and housing, severa l  developments have 
occur red  which prompted t he  C i  t i z e n s  League Board o f  ~i r e c t o r s  t o  i n s t r u c t  t he  
Housing Task Force t o  prepare t h i s  f o l  low-up statement.  

I n  January 1976, the  League issued i t s  r e p o r t  "Balancing the  New Use and Re-Use 
o f  Land." That r e p o r t  noted the connect ion between the  type o f  c o n s t r u c t i o n  o f  
new hous ing and the maintenance o f  the e x i s t i n g  s t ock  o f  housing. I n  t h a t  r e p o r t ,  
the League c a l  l e d  on the Metropol  i tan Counci 1 t o  r e v i s e  i t s  Development Guide t o  
cover  the f u t u r e  l o c a t i o n  and type  o f  new hous ing c o n s t r u c t i o n ,  i n  r e l a t i o n s h i p  t o  
the e x i s t i n g  s t ock .  

Two e a r l  i e r  r e p o r t s  o f  the  League a l s o  were r e l a t e d  t o  t h i s  issue.  I n  Apr I  1 1971, 
the r e p o r t  "Be t t e r  Use o f  Land and Housing' '  documented t he  under-occupancy o f  
thousands o f  s i n g l e - f a m i l y  d w e l l i n g s  i n  o l d e r  neighborhoods, obs tac l es  t o  t u rn -  
ove r  o f  these dwe l l  i ngs ,  and the  absence o f  the  ab i  1 i t y  t o  assemble parce l  s  o f  
l and  f o r  new c o n s t r u c t i o n  o f  hous ing i n  these neighborhoods. I n  June 1973, the  
r e p o r t  "Bui 1 d i n g  Conf idence i n  01 der  Neighborhoods" s t ressed  t he  importance o f  
m a i n t a i n i n g  e n t i r e  neighborhoods, n o t  j u s t  i n d i v i d u a l  houses. 

The Board o f  D i r e c t o r s  f e l t  t h a t  i t  i s  impor tan t ,  now, t o  r e s t a t e  some o f  the 
League's p o s i t i o n s  i n  a  more u n i f i e d  s ta tement ,  i n  o r d e r  t o  r e j a t e  these t o  develop- 
ments s i nce  o u r  l a s t  r e p o r t  was issued. For  example, the  M e t r o p o l i t a n  Land P lann ing  
Ac t  was passed i n  1976, w i t h  new d i r e c t i o n s  t o  m u n i c i p a l i t i e s  t o  prepare comprehen- 
s i v e  p lans  c o n s i s t e n t  w i t h  reg iona l  g u i d e l i n e s .  A lso,  the M e t r o p o l i t a n  Counc i l  
i t s e l f  i s  now wrest1 i ng  w i t h  i t s  own f u t u r e  r o l e  i n  housing. ,Should i t  remain 
i nvo l ved  e s s e n t i a l l y  i n  the  area o f  p r o v i d i n g  low-income and subs id ized  u n i t s ?  
O r  shou ld  i t  a l s o ,  i n  i t s  Development Framework Guide, pursue o v e r a l l  hous ing 
p o l i c i e s  designed t o  implement i t s  gu ide? 

5. SUMMARY - I F  an e s t a b l i s h e d  s i n g l e - f a m i l y  ~ e i g h b o r h o o d  i n  t h e  Twin C i t i e s  area 
i s  t o  s u s t a i n  i t s e l f  over  t h e  long  run,  then i t  i s  e s s e n t i a l  t h a t  (1)  young f am i l -  
i e s  w i t h  c h i l d r e n  have t h e  o p p o r t u n i t y  t o  move i n t o  t h e  neighborhood. and (2) 
longer - te rm r e s i d e n t s  whose c h i l d r e n  have grown and moved away have t he  o p p o r t u n i t y  
f o r  hous ing b e t t e r  s u i t e d  t o  t h e i r  c u r r e n t  needs, i n  f a m i l i a r  l o c a t i o n s  near t h e i r  
p resen t  homes. 

These two f a c t o r s  a re  i n t i m a t e l y  r e l a t e d .  A s u f f i c i e n t  number o f  younger 
f a m i l i e s  w i t h  c h i l d r e n  w i l l  be a b l e  t o  move i n t o  the  neighborhood o n l y  i f  the  a l ' l -  
a d u l t  f a m i l i e s  a r e  g iven  the  chance t o  move i n t o  d i f f e r e n t  types o f  housing nearby, 
thereby vaca t i ng  a f f o r d a b l e  hous ing f o r  younger f a m i l i e s .  

Un fo r t una te l y ,  t he  system i s n '  t work ing t h i s  way now. The households wi  t hou t  
c h i l d r e n ,  p r i m a r i  l y  i n  t he  over-45-age range, a r e  n o t  moving, because t he re  i s  no 
p l ace  t o  go. Meanwhile the  younger f am i l  i e s  w i t h  c h i  l d r e n  a r e  a c q u i r i n g  new hous- 
i ng  i n  brand new subd i v i s i ons .  Such a  phenomenon accentuates the  problem o f  d e c l i n -  
i n g  enxroooments i n  some school d i s t r i c t s ,  w h i l e  a  few o t h e r s  a r e  growing r a p i d l y .  



Municipalities and school d i s t r i c t s  need a d i f f e r e n t  a t t i t u d e  toward :-.!u Ing  
i n  es tab l i shed  neighborhoods. To make i t  p o s s i b l e  f o r  more young f a m i l i e s  w i t h  
c h i l d r e n  t o  move i n t o  e x i s t i n g  housing, they need t o  encourage t h e  c o n s t r u c t i o n  o f  
new housing f o r  a l l - a d u l t  f a m i l i e s .  

C .  STATEMENT OF THE PROBLEM - Too much emphasis on encouraging t h e  c o n s t r u c t i o n  o f  
h i gh l y -popu la r  s i n g l e - f a m i l y  houses -- t o  t h e  exc lus ion  o f  o t h e r  types o f  housing 
u n i t s  -- i s  produc ing more l a r g e  u n i t s  than a c t u a l l y  a r e  needed, l i m i t i n g  o p t i o n s  
f o r  buyers o f  a1 1 ages and n e g a t i v e l y  a f f e c t i n g  t he  long- term h e a l t h  o f  ex is t i -ng  
neighborhoods. 

1 .  Most new housing i s  s i ng le - f am i l y .  Dur ing 1976, s i n g l e - f a m i l y  housing 
u n i t s  accounted f o r  67 per  cen t  o f  new b u i l d i n g  permi ts  i n  t he  seven-county metro- 
p o l i t a n  area. Surveys o f  housing preferences i n d i c a t e  cont inued,  susta ined demand 
f o r  s i n g l e - f a m i l y  housing. 

2. Demand f o r  new housing u n i t s  i s  l i k e l y  t o  con t i nue  t o  be s u b s t a n t i a l .  
Dur ing t h e  1965-76 pe r i od ,  annual b u i l d i n g  permi ts  f o r  housing i n  t he  Twin C i t i e s  
area averaged about '  18,000 un i t s  , accord ing  t o  t h e  Met ropo l  i tan  Counci 1 . One 
Counci l  es t ima te  pu t s  t h e  demand as h i g h  as 22,000 u n i t s  a year  f o r  t h e  nex t  decade. 

3. Region 's  households cou ld  be housed i f  most new u n i t s  were much sma l l e r .  
Almost one -ha l f  o f  a l l  d w e l l i n g  u n i t s  i n  t h e  me t ropo l i t an  area (bo th  renter -occupied 
and owner-occupied) have a t  l e a s t  t h r e e  bedrooms. But o n l y  about o n e - t h i r d  o f  a l l  
households have a t  l e a s t  f o u r  occupants, accord ing  t o  t h e  Bureau o f  t he  Census. 
Taking Me t ropo l i t an  Counci l  p r o j e c t i o n s  o f  household s i z e ,  i t  conce ivab ly  ~ ! o u l d  
be p o s s i b l e  t o  s a t i s f y  t h e  need f o r  t he  nex t  decade by b u i l d i n g  two-bedroom o r  
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dropped from 3.4 persons pe r  u n i t  i t ?  1950 t o  2 .8  persons per   nit i n  1977, accord- 
i n g  t o  the  M e t r o p o l i t a n  Counci l .  Yet l a r g e  u n i t s  con t inue  t o  be b u i l t .  Between 
1970 and 1974, accord ing  t o  t he  Bureau o f  the  Census, t h ree - fou r t hs  o f  a1 1 new 
owner-occupied housing u n i t s  i n  t he  Twin C i t i e s  me t ropo l i t an  area had a t  l e a s t  
t h ree  bed rooms. 

4. But t h e  pool  o f  p o t e n t i a l  buyers o f  new housing i s  t o o  narrow. Buyers o f  
new housing u n i t s  a r e  predominant ly  40-and-under households w i t h  c h i l d r e n  o r  w i t h  
c h i l d r e n  contemplated. N a t i o n a l l y ,  t h e  median age o f  buyers o f  new homes has drop- 
ped f rom 38 i n  1965 t o  33 i n  1975, accord ing  t o  the  Urban I n s t i t u t e ,  a Washington, 
D.C., s tudy group. Almost two - th i r ds  o f  buyers o f  new owner-occupied housing i n  the  
Twin C i t i e s  area from 1970-1974 were under 35 years o f  age, accord ing  t o  the  U. S. 
Bureau o f  the  Census. By way o f  c o n t r a s t ,  about 72 per  cent  o f  t h e  owners o f  a l l  
housing u n i t s  i n  t h e  me t ropo l i t an  area a r e  over  35, accord ing  t o  the  Census. 

An i l l u s t r a t i o n  o f  the  f a c t  t h a t  o l d e r  households a r e  n o t  buyers o f  new h o u s i ~ q  
i s  t h e i r  l eng th  o f  tenure i n  t h e i r  present  dwe l l i ngs .  Approximately 60 per  cent  o f  
Twin C i t i e s  area owner-occupied households i n  the  age group 45-64 had been 1 i v i n g  i n  
t h e i r  present  homes f o r  more than 20 years,  as o f  t he  1970 Census. I n  t he  65-and- 
over  age group, 78 per  cen t  had been l i v i n g  i n  t h e i r  present  homes f o r  more than 20 
years. 

5. The c u r r e n t  pool  o f  p o t e n t i a l  buyers doesn ' t  i nc lude  those households which 
now a r e  more than adequately housed. Current  housing c o n s t r u c t i o n  p r a c t i c e  focuses 
on households which have been inadequately housed. That i s ,  these households a r e  
growing i n  s i z e  and need more space, o r  they  a r e  growing i n  income and d e s i r e  more 
amenity. But l i t t l e  a t t e n t i o n  seems t o  be devoted t o  marke t ing  s p e c i f i c a l l y  t o  
households which now a r e  more than adequately housed. That i s ,  these households no 
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when c h i l d r e n  were present.  I n  1974, according t o  the  Bureau o f  the  Census, almost 
37 per cent o f  a l l  owner-occupied dwe l l i ng  u n i t s  i n  t he  met ropo l i tan  area had - r l  

more than two occupants, and almost 55 per cent had no more than th ree  occupants. 

6. Housing opt ions  fo r  occupants o f  a1 1 ages i s  1 i m i  ted by cu r ren t  p rac t i ce .  
To the ex ten t  households where ch i  l d r e n  no longer a re  present  d o n ' t  move from the i  r 
more-than-adequate housing, p o t e n t i a l  younger buyers o f  such housing are forced more 
i n t o  the new housing market, where minimum p r i c e s  may be more than those o f  e x i s t i n g  
u n i t s .  And, o f  course, these young buyers a r e  thereby denied s u f f i c i e n t  opportunr- 
t i e s  t o  acqui re housing i n  the b u i l t - u p  po r t i ons  o f  the met ropo l i tan  area, wh;ch a l -  
ready have pub1 i c  serv ices i n  p lace f o r  these buyers and t h e i r  fami l ies .  

Lack o f  turnover  o f  an e x i s t i n g  h o u s ~ n g  ~ ~ n i i -  can impede the  development o f  
5 e t t e ~  housing oppor tun i t i es  f o r  many households. When one u n i t  s e i l s ,  a whole 
chqin o f  vacancies i s  l i k e l y  t o  occur.  The lon3cr  the vacancy cha;n, the more house- 
holds t h a t  can improve t h e i r  housing s ta tus .  A U n i v e r s i t y  o f  Minnesota study indica-  
ted recen t l y  t h a t  a vacancy chain i s  l i k e l y  t o  be longer when a middle-income hous- 
ing  u n i t  i s  vacated t o  begin the  chain. 

The absence o f  a l t e r n a t i v e  housing oppor tun i t i es  f o r  a l l - a d u l t  households 
means these households may be requi red t o  consume more housing than they want t o  
o r  i s  appropr ia te  fo r  t h e i r  cu r ren t  needs. Consequently, they may be requ i red  t o  
pay h igher  u t i l i t y  b i l l s  than necessary o r  a f fo rdab le ,  o r  they may have pressures t o  
make maintenance o r  r e h a b i l i t a t i o n  improvements which they are  n e i t h e r  p h y s i c a l i y  o r  
psycho log ica l l y  mot ivated t o  undertake. 

7. 
o r  r e h a b i l i t a t i o n .  Occupants are  most l i k e l y  t o  make improvements i n  t h e i r  dwe l l ings  
du r ing  t h e  f i r s t  seven years o f  occupancy, according t o  surveys o f  four  Twin C i + - i p ~  
neighborhoods conducted by Pub1 i c  Serv ice Options, a j o i n t  venture o f  the  C i t i zens  
League and the  Upper Midwest Counci l .  The surveys a l s o  ind ica ted  t h a t  persons who 
have l i v e d  i n  t h e i r  homes f o r  several years a re  less l i k e l y  t o  recognize needed i v -  
provements, p a r t i c u l a r l y  on the  e x t e r i o r  o f  t he  dwel l ings ,  than a re  new occupants. 

8. Target ing  new housing t o  a1 1-adul t households i s  1 i k e l y  t o  requ i re  d i f f e r -  
ent  cons t ruc t i on  prac t ices .  New housing u n i t s  f o r  these households probably w i l l  
have t o  requ i re  less  maintenance, g i ve  greater  promise o f  personal safety and be 
more ene rgy -e f f i c i en t  than the u n i t s  these households c u r r e n t l y  occupy. The house- 
holds are.much less  l i k e l y  t o  i n s i s t  on convent ional detached dwel l ings  on i n d i v i -  
dual l o t s .  Many may p r e f e r  townhouses, p a t i c  homes, o r  condoq-iniums A l t h o u w  
some o f  these househo'ds may be w i l l i n q  t o  re loca te  a t  some d:stance from t h e i -  
present homes, many are  l i k e l y  t o  want l oca t i ons  which are  i n  o r  near t h e i r  present 
neighborhoods, b e c a u s ~  they 1 i ke fami 1 i a  r surround i ngs and want t o  te rn  i n c lose  t o  
f r i e n d s  and churches. 

D .  CONCLUSIONS - The p r i v a t e  and p u b l i c  housing organ iza t ions  have not  pa id  ade- 
quate at:.en;ion t o   he problems o f  a narrow market f o r  new housing nor  t o  the  poten- 
t i a l  o f  broadening t h i s  market t o  households w i thou t  ch i ld ren .  

1 .  The b u i l d e r s  o f  new housing u n i t s  i n  the  Twin C i t i e s  area may be over look-  
i n g  an oppor tun i t y  t o  expand the  pool o f  buyers. The i ndus t r y  i s  highly-fragmented, 
w i t h  few l a r g e  bu i l de rs .  For example, o f  t h e  221 members o f  t he  Minneapolis Bu i l d -  
e rs  Associat ion,  139 o f  them b u i l t  fewer than 10 housing u n i t s  each i n  i976. Another 
82 bui  1 t between 1 1  and 50 u n i t s  each, and 10 bui  lders  bu i  1 t more than 50 u n i t s  each. 
Smaller bui lders  have been very successful  w i t h  s ingle- fami  l y  cons t ruc t ion  i n  c e r t a i n  
loca t ions .  They a r . .  f a m i l i a r  w i t h  the loca '  government o f f i c i a l s  and the l oca l  
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2 more compl icated p u b l i c  approval process. 

Regional and s t a t e  b u i l d i n g  assoc ia t ions  do no t  appear t o  be s t i m u l a t i n g  t h e i r  
members t o  exp lo re  new markets. For example, t he  assoc ia t ions  d o n ' t  recommend t o  
t h e i r  members t he  type and l o c a t i o n  o f  new housing u n i t s  i n  t he  me t ropo l i t an  area. 
Even the  assoc ia t ions  a re  fragmented. One assoc ia t i on  represents t h e  s i n g l e - f a m i l y  
c o n s t r u c t i o n  i ndus t r y ;  another  represents m u l t i - f a m i l y  cons t ruc t i on  and management, 
which inc ludes  townhouses and condominiums as w e l l  as r e n t a l  apartments. 

2. Related businesses which l i k e l y  would b e n e f i t  f rom a new group o f  buyers y 
urged a change i n  p o l i c y .  Obvious b e n e f i t s  would accrue t o  r e a l t o r s ,  who depend 
on tu rnover  f o r  t h e i r  business. So f a r ,  r e a l t o r s  have bene f i t ed  by turnover  caused 
by business re loca t i ons ,  increase i n  f a m i l y  s i ze ,  d e s i r e  t o  buy-up, and, I n  a s i g -  
n i f i c a n t  number o f  cases, d i s s o l u t i o n  o f  a f a m i l y  hy d ivorce .  But r e a l t o r s  have 
no t  seen the  p o t e n t i a l  b e n e f i t  o f  tu rnover  o f  housing t h a t  would come about as 
a l l - a d u l t  households acqu i re  u n i t s  more s u i t e d  t o  t h e i r  cu r ren t  needs. More t u rn -  
over  would a l s o  h e l p  t he  home movers, decorators ,  and o thers .  

The organized housing u n i t  maintenance i ndus t r y ,  now s t i l l  i n  i t s  infancy, 
would have a major increase i n  p o t e n t i a l  business i f  more u n i t s  were b u i l t  i n  which 
the  maintenance i s  done co rpo ra te l y  by the owners o f  the u n i t s .  

3. Munic ipa l  and school governments, anxious t o  ma in ta in  and increase t h e i r  
f a m i l y  popu la t ions ,  have f a i l e d  t o  sense t h a t  t o  a t t r a c t  more f a m i l i e s  w i t h  c h i l d -  
ren w i t h i n  t h e i r  borders,  i t  i s  i n  t h e i r  own bes t  i n t e r e s t s  t o  make i t  poss ib le  
to. C i t y  governments and t h e i r  
r es iden ts  cont inue t o  work t o  preserve s ing le - fami  l y  neighborhoods, by r e s t r i c t i n g  
o t h e r  k i nds  o f  housing i n  o r  near such neighborhoods. Nevertheless, new housing 
o p p o r t u n i t i e s  f o r  a l l - a d u l t  households may a t t r a c t  such households t o  move, there-  
by making more s i ng le - f am i l y  housing a v a i l a b l e .  I n  e f f e c t ,  p reserv ing  s i n g l e -  
fami ly  neighborhoods means b u i l d i n g  more housing f o r  f a m i l i e s  w i t h o u t  ch i l d ren .  

The " recyc l  ing" o f  r es iden ts  i n  s ing le- fami  l y  housing i s  key t o  e f f e c t i v e  
u t i l i z a t i o n  o f  the s t r e e t s ,  schools,  parks, and publ i c  u t i  1 i t i e s  which were i n s t a l -  
l ed  t he re  t o  serve the neighborhood i n  the  f i r s t  place. 

S i t e s  are,  o f  course, a very major problem. However, the problem o f  s i t e s  
can be over-emphasized. E n t i  r e  b locks  o r  even ha l f - b l ocks  may n o t  be needed. Two 
o r  th ree  l o t s  may be a l l  t h a t  i s  needed t o  p rov ide  a s i t e  t h a t  cou ld  be used f o r  con- 
s t r u c t  i on  o f  adul t housing, say a 3 -s to ry  condomin i um o r  a few townhouses. 01 d com- 
merc ia l  corners i n  r e s i d e n t i a l  neighborhoods, such as abandoned s e r v i c e  s t a t i o n s ,  
may be good p o s s i b i l i t i e s .  Abandoned school s i t e s ,  i n e v i t a b l y ,  a r e  i n  r e s i d e n t i a l  
neighborhoods. However, pressure may be present  t o  b u i  l d  s ing le - fami  l y  un i  t s  on 
such s i t e s  as a " so lu t i on "  t o  the problem o f  d e c l i n i n g  school-age populat ion.  
Actual  l y ,  a b e t t e r  approach might  be t o  use the s i  t e  f o r  a d u l t  housing, thereby 
freeing-up more e x i s t i n g  housing u n i t s  i n  the neighborhood f o r  f a m i l i e s  w i t h  c h i l d -  
ren. 

Munic ipa l  governments cannot expect b u i l d e r s  t o  show a g rea t  deal o f  i n t e r e s t  i n  
such cons t ruc t i on  i f  the  b u i l d e r s  a r e  requi  red t o  spend excess t ime defending t h e i r  
p r o j e c t s  t o  the neighborhoods and p o l i t i c a l  u n i t s .  To a t t r a c t  b u i l d e r s ,  publ i c  
f i nanc ing  may he lp  by w r i  ting-down the  cos t  o f  land, o r  publ i c  a u t h o r i t y  may he lp  
i n  assembling a parce l  o f  s u f f i c i e n t  s i ze .  



- 4. The Metrnnnlii 

i n  t he  urbanized and urban iz ing  p o r t i o n  o f  t he  Twin C i t i e s  metropol i t a n  area. 
The Council a l s o  has devoted considerable e f f o r t  t o  encourage the d ispersa l  o f  
newly-constructed low- and moderate-income housing around the  region. The Council, 
however, has not  addressed the  quest ion o f  what k ind  o f  new housing u n i t s  should 
be b u i l t  i n  what proport ion.  

5. The s t a t e ' s  pub l i c l y -ass i s ted  housing f inance i n s t i t u t i o n s  appear t o  be 
reac t i ng  t o  proposals made by others,  ra ther  than tak ing  the i n i t i a t i v e  on what 
kind. By remaining n e u t r a l . i n  terms o f  type and loca 
t i o n ' o f  housing w i t h i n  the  met ropo l i tan  area. the  Minnesota Housina Finance Aaen 

d i s ,  i n  e f f e c t ,  re-enforc ing the  i t a t u s  quo. . ~ o c a l  HRAs g i ve  prime4emphasis t o  
making land avai  l a b l e  f o r  new housing fo r  low- and moderate-income households, 
and seemingly l ess  emphasis on f i nd ing  more housing oppor tun i t i es  f o r  such house 
holds i n  the  e x i s t i n g  housing stock. 

E. RECOMMENDATIONS - To create  a l i f e  cyc le  o f  housing oppor tun i t i es  i n  and near c- 
p o l i c i e s  on const ruc t ion  o f  new housing u n i t s  w i t h  u t i l i z a t i o n  and maintenance of 
the e x i s t i n g  housing stock. 

What needs t o  be done - A new e f f o r t  would be undertaken t o  t a r g e t  a speci f i c  seg- 
ment o f  new, owner-occupied housing const ruc t ion  i n  the Twin C i t i e s  area s p e c i f i -  
ca l  l y  t o  the over-45 age group and others who pre fer  dwel l  ings designed f o r  a1 l- 
a d u l t  households. 

This would represent a change from cur rent  p rac t ice ,  i n  which the owner-occupied 
const ruc t ion  market i s  thought t o  be almost exc lus i ve l y  made up o f  younger fami 1 ies 
w i t h  ch i  ldren.  h here is ,  o f  course, another k ind  o f  market, not  addressed i n  t h i s  
report ,  which i s  the market f o r  new renta l  uni ts ,  made up o f  such groups as young 
s ing les  and the e lde r l y . )  - 
Bui 1 d ing f o r  the over-45 age group means such const ruc t ion  probably would no t  be 
o f  the rambler-spl i t  leve l - co lon ia l  v a r i e t y  which character izes the bu lk  o f  the 
new const ruc t ion  f o r  growing fami l ies .  Instead, the u n i t s  probably would be 
smaller,  bu t  more qua1 i t y  per  square foot.  They would 1 i k e l y  be located i n  fami- 
l i a r  locat ions,  probably f a i r l y  near t o  the former residences o f  the buyers. The 
uni t s  would 1 i k e l y  be more energy-eff i c i e n t ,  provide b e t t e r  securi  ty ,  and requi re  
less maintenance. They might w e l l  have common wal ls .  'They need no t  extend above 
the treetops, nor  would there l i k e l y  be more than f i v e  o r  ten u n i t s  on a g iven p l o t  
o f  land. Pa t io  homes, condominiums and townhouses probably best  charac ter ize  t h i s  
type of housing. 

As a r e s u l t  o f  t h i s  new const ruc t ion  prac t ice ,  growing fam i l i es  w i l l  be given more 
o f  a chance t o  buy e x i s t i n g  s ing le- fami ly  homes which become a v a i l a b l e  when the new 
housing u n i t s  a re  b u i l t .  By rece iv ing  broader opt ions, growing fam i l i es  w i  11  f i n d  
t h e i r  needs s a t i s f i e d  i n  the fu l ly-developed po r t i ons  o f  the metropol i tan area, 
no t  j u s t  on the suburban f r i nge .  This means b e t t e r  u t i l i z a t i o n  o f  the e x i s t i n g  
stock o f  housing and p u b l i c  investments, such as schools, w i t h i n  the ful ly-developed 
area. And i t  even i s  poss ib le  t h a t  a growing family, w i t h  very l i m i t e d  d o l l a r s  a v a i l -  
able, might ge t  more house per d o l l a r  invested from the e x i s t i n g  stock than by buying 
a brand new u n i t .  



A f u r t h e r  b e n e f i t  o f  g rea ter  turnover of  the e x i s t i n g  housing stock i s  t h a t  i t  
might s t imu la te  more e x t e r i o r  improvements t o  homes, which can he lp  upgrade the . 
o v e r a l l  qua1 i t y  o f  s ingle- fami  l y  neighborhoods. Persons are  more 1 i k e l y  t o  make 
subs tan t i a l  improvements i n  the f i r s  t years o f  occupancy. 

These po in t s  re-enforce and e labora te  upon the C i t i  zens League recornmenda t i o n  -- 
i n  i t s  repor t ,  "Balancing the New Use and Re-Use o f  Land," January 1976 -- t h a t  the 
stock of  l a rge r ,  fami ly -s ized housing i s  a p u b l i c  asset t h a t  must be maintained and 
t h a t  p o l i c i e s  on new cons t ruc t i on  should be designed t o  he lp  preserve the e x i s t i n g  
stock.  

Implementation: Respons ib i l i t y  o f  bo th  the p u b l i c  and p r i v a t e  sectors.  

The p r i v a t e  market sec tor  - We urge p r i v a t e  bu i l de rs ,  rea l  e s t a t e  f i rms and o thers  
involved i n  housing i n  the Twin C i t i e s  area t o  review our proposal and examine the . . 
p o t e n t i a l  market for an expansion o f  new cons t ruc t i on  f o r  a1 1-adul t households. 
We encourage bu i  l de rs  o f  new housing and the brokers o f  e x i s t i n g  housing t o  con- 
s i d e r  developing c lose r  r e l a t i o n s h i p s  because o f  t h e i r  common i n t e r e s t .  

City - As c i t y  governments 
rev ise  t h e i r  comprehensive p lans (now occur r ing  as requi red by the Met ropo l i tan  
Land Planning Act ) ,  we urge t h a t  they examine whether t h e i r  own housing pol  i c i e s  
a re  ca lcu la ted  t o  prov ide a reasonable mix o f  housing types, so tha t ,  as desi red, 
persons may move i n t o  housing s u i t e d  t o  t h e i  r cu r ren t  needs w i  thout  having t o  move 
t o  unfami 1 i a r  l oca t i ons .  

We urge t h a t  c i t y  governments look, i n  t h e i r  own s e l f  i n t e r e s t s ,  t o  the impact 
which a new p o l i c y  of  cons t ruc t ion  o f  a d u l t  housing would have on accomplish- 
i ng  long- term "recycl  ing" and ma i n  tenance o f  the i  r s i ngle-fami 1 y neighborhoods 
and on u t i l i z a t i o n  o f  t h e i r  schools, parks and o the r  p u b l i c  f a c i l i t i e s .  

We urge c i t y  governments and housing and redevelopment au tho r i  t i e s  t o  a s s i s t  pro- 
spec t ive  b u i l d e r s  i n  cons ider ing  t h e i r  communities by: 

-- Taking inventory  o f  a l l  vacant b u i l d i n g s  and l o t s  i n  and near s ing le - fami ly  
neighborhoods t o  determine (a) cu r ren t  ownership, (b) l i k e l y  plans i n  the fu -  
ture,  (c )  ask ing  p r i c e ,  i f  f o r  sa le,  (d) zoning, and (e) s i z e  o f  parcels .  

-- Dete.rmini ng the ex ten t  t o  which municipal ass is tance might be desi rab le  i n  
a s s i s t i n g  assembly o f  land, whether f i nanc ia l  a i d  o r  use o f  municipal powers 
t o  acqui re  proper ty .  

-- Making i t  c l e a r  t o  b u i l d e r s  i n  advance p rec i se l y  what the l o c a l i t y  i s  w i l l i n g  
t o  do and what w i l l  be expected o f  the bu i l de rs .  I n  a d d i t i o n ,  the l o c a l i t y  
should i n d i c a t e  the number o f  a v a i l a b l e  s i t e s ,  type and number o f  u n i t s  t h a t  
could be accommodated, poss ib le  land p r i c e ,  and zoning. 

School boards - We urge t h a t  school boards examine c r i t i c a l l y  t h e i r  p o l i c i e s  on 
d isposal  o f  school s i t e s  t o  determine what can be done, i n  t h e i r  own best  i n te res ts ,  
t o  make i t  poss ib le  f o r  f a m i l i e s  w i t h  c h i l d r e n  t o  loca te  i n  t h e i r  borders, thereby 
easing the  problems o f  dec l i n ing -en ro l lmen t .  They should look most c a r e f u l l y  a t  
whether abandoned school s i t e s  should be used f o r  a d u l t  housing. I f  used 
f o r  a d u l t  housing, i t  i s  l i k e l y  hany more u n i t s  could be b u i l t  on a s i t e ,  which, 
i n  turn,  would s t imu la te  more turnover  o f  e x i s t i n g  s ingle- fami  l y  dwel l  ings which 
could be occupied by young f a m i l i e s  w i t h  ch i l d ren .  



We f u r t h e r  urge school boards t o  m6ni t o r  the land use plans of  t h e i r  respect ive  
m u n i ~ i p q l  i t i ,es and, as needed, encourage the .appropripte munici pal counci 1 s t o  
adopt housing p o l i c i e s  ca lcu la ted  t o  g ive  maxi;mum assurance t h a t  housing w i l l  
be avai  l a b l e  f o r  young fami 1 ies  w i  t h  school-age ch i  1 dren. 

The Metropol i tan Counci 1 - We urge t h a t  the Metropol i tan Counci 1 r ev i se  i t s  De- 
velopment Framework Guide t o  inc lude s p e c i f i c  p o l i c i e s  designed t o  make more hous- 
ing  o p p o r t u n i t i e s  a v a i l a b l e  f o r  fami 1 ies  w i t h  c h i l d r e n  i n  what the Council c a l l s  
the " f u l l  y-developed area ,I1 which i n c l  udes. many c lose-  i n  suburbs and the cen t ra l  
c i t i e s .  To make t h i s  possib le,  the Counci 1 I s  guide should c a l l  f o r  more construc- 
t i o n  o f  a l l - a d u l t  housing u n i t s  w i t h i n  the fu l ly-developed area, which w i l l  be 
ca l cu la ted  t o  b r i n g  about g rea te r  turnover  o f  the e x i s t i n g  stock o f  s ing le -  
fami ly  housing. Such turnover  w i l l  thereby make more housing oppor tun i t i es  a v a i l -  
ab le  i n  the e x i s t i n g  housing stock f o r  f a m i l i e s  w i t h  ch i ld ren .  

\Je urge the Met ropo l i tan  Council t o  g i v e  "bonus points," so t o  speak, i n  i t s  re- 
view o f  federa l  g ran t  requests, when m u n i c i p a l i t i e s  demonstrate t h a t  t h e i r  l oca l  
plans and ordinances a re  designed t o  prov ide a v a r i e t y  o f  housing opt ions  f o r  
res idents,  thereby promoting more e f f i c i e n t  u t i l i z a t i o n  o f  t h e i r  housing stock. 

We urge the Metropol i t a n  Council t o  take the  i n i t i a t i v e  i n  i d e n t i f y i n g  obstac les 
t o  cons t ruc t i on  o f  ,a1 1-adul t housing i n  the f u l  ly-developed area and seek ways 
t o  overcome such obstac les.  For example, i t  might sponsor design compet i t ion 
f o r  ways t o  b lend such housing i n t o  e x i s t i n g  neighborhoods. 

We urge the Met ropo l i tan  Council t o  review needs f o r  a d d i t i o n a l  l e g i s l a t i o n  i n  the 
areas o f :  

-- The a d m i n i s t r a t i v e  process involved i n  new cons t ruc t i on  i n  the b u i l t - u p  area 
compared w i t h  the process on raw land on the urban f r i nge .  I f  the r i s k s  and 
rewards i n  these l oca t i ons  a re  ou t  o f  balance, b u i l d e r s  w i  1 1  g r a v i t a t e  
n a t u r a l l y  t o  where the r i s k s  are  less and the rewards are g rea te r .  

-- S i t e  assembly, t o  a s s i s t  b u i l d e r s  i n  acqu i r i ng  holdout  parcels .  A proposal 
i n  the 1971 C i t i zens  League repor t ,  "Bet te r  Use o f  Land and Housing," t o  g i v e  
owners o f  holdout  parce ls  an oppor tun i ty  t o  be f i n a n c i a l  par tners  i n  the new 
development should be among the o p t  ions explored. 

-- Cap i ta l  gains taxes and t h e i r  impact on incent ives  t o  move. The quest ion o f  
reducing the age o f  e l i g i b i l i t y  below 65 f o r  a once-in-a l i f e t i m e  p a r t i a l  
exemption from c a p i t a l  gains taxes when a home i s  ,sold should be explored. 

-- Techniqhes f o r  f i nanc ing  housing, i nc lud ing  v a r i a b l e - i n t e r e s t  mortgages, gradua- 
ted r a t e  mortgages, and reverse annui t y  mortgages f o r  o l d e r  homeowners. 

-- Impact o f  present s t a t e  taxa t i on  po l ' i c i es  on encouraging o r  i n h i b i t i n g  turnover,  
i nc lud ing  review o f  the c i r c u i t - b r e a k e r ' s  impact. 

Minnesota Housing Finance Agency - We urge the Minnesota Housing Finance Agency t o  
fo l l ow  the Met ropo l i tan  Counci 1 guide1 ines on housing u t i  1 i z a t i o n  i n  i t s  a1 loca t ions  
o f  funds w i t h i n  the  metropol i tan-area.  



"Post s c r i p t s "  i n  implementat ion 

What i s  the in teres t  of existing single-family neighborhoods? -- E x i s t i n g  s i n g l e -  
fami ly  neighborhoods need t o  examine what k i n d  o f  new c o n s t r u c t i o n  p o l i c y  w i l l  do 
the most f o r  h e l p i n g  ma in ta i n  t h e i r  neighborhoods'  v i t a l  i t y  i n  coming years.  Th i s  
i s  p a r t i c u l a r l y  impor tan t  f o r  neighborhoods which may have vacant school s i t e s  o r  
abandoned s e r v i c e  s t a t i o n  corners o r  s i m i l a r  p r o p e r t i e s  i n  o r  near  t h e i r  ne ighbor-  
hoods which might  be u t i l i z e d  f o r  new housing. Neighborhoods need t o  ana lyze ,c r i -  
t i c a l  l y ,  t he  impact o f  a1 t e r n a t i v e  approaches; f o r  example, whether the new con- 
s t r u c t i o n  should be s i n g l e - f a m i l y  detached, p a t i o  homes, condominiums o r  town- 
houses. Neighborhoods need t o  ask themselves whether adequate a1 t e r n a t  i ve housing 
o p p o r t u n i t i e s  a r e  a v a i l a b l e  f o r  r es i den t s  o f  t h e i r  areas who no longer  may need o r  
n e c e s s a r i l y  want the space they have i n  t h e i r  present  three-  o r  four-bedroom s i n g l e -  
fami 1 y houses. 

What i s  the relationship between t h i s  statement and the "trickle-dom" theory o f  
housing? -- One o f  the  p o s s i b l e  responses t o  t h i s  statement i s  t h a t  i t  seems de- 
s igned t o  c rea te  a " p r i v i l e q e d  c lass. "  f o r  whom new homes would be b u i l t ,  w h i l e  
a1 low ing  the  r e s t  o f '  the people oppo;tuni t i e s  o n l y  i n  the used housing market. 
The " t r i ck le -down"  theory i s  t h a t  new housing i s  b u i l t  f o r  the w e a l t h i e r  people, 
w i t h  t he  r e s t  o f  the  popu la t i on  l e f t  t o  use the  o l d  housing they vacated. Wi thout  
quest ion,  ou r  statement says t h a t  more housing o p p o r t u n i t i e s  should be made a v a i l -  
a b l e  i n  the e x i s t i n g  s tock  f o r  young fami 1 i e s  w i t h  c h i l d r e n .  And the statement does 
n o t  urge a h a l t  t o  a l l  new s i n g l e - f a m i l y  cons t ruc t i on .  But, f o r  us, the issue i s  
n o t  t h a t  new c o n s t r u c t i o n  i s  good and e x i s t i n g  housing i s  bad. As a mat te r  o f  fac t ,  
an i n e x p e n s i v e l y - b u i l t  new s i n g l e - f a m i l y  home i s  more than l i k e l y  t o  be i n f e ~ i o r  i n  
qua1 i t y  t o  a p rev ious ly -occup ied  home. For too  long, i n  f a c t ,  we have perpetuated 
the  myth t h a t  the  o n l y  good housing i s  new housing. Our statement i s  designed t o  
des t roy  t h a t  myth. 

I s  t h i s  statement directed a t  forcing elderly persons out of their  homes? No. Th i s 
statement i s  d i r e c t l y  ma in ly  a t  the 45-64 age group, who c u r r e n t l y  a r e  a t  the peak 
o f  t h e i  r income-earning p o t e n t i a l ,  whose c h i  l d r e n  a r e  1 i k e l y  t o  have grown up and 
moved away, who a r e  l i k e l y  l i v i n g  i n  a house l a r g e r  than they r e a l l y  need, and who 
would be r e c e p t i v e  t o  a d i f f e r e n t  s t y l e  o f  d w e l l i n g  u n i t .  The statement i s  n o t  
designed t o  force anyone t o  do any th ing .  Householders w i l l  a c t  i n  t h e i r  own b e s t  
i n t e r e s t s .  The p o i n t  we a r e  t r y i n g  t o  make i s  t h a t  o p t i o n a l  hous ing arrangements 
j u s t  have n o t  been made a v a i l a b l e  i n  the  r i g h t  amount and i n  the r i g h t  p laces t o  
meet the needs o f  households where c h i  l d r e n  a r e  n o t  present .  

How does t h i s  statement relate  t o  controversies over high-density housing? -- Qu i t e  
c l e a r l y ,  t h i s  s ta tement  can be misunderstood. Many o f  us may have a c e r t a i n  mind- 
s e t  which understands o n l y  (a) s ing le - fami  l y  neighborhoods, (b) h i  gh-r ises,  and ( c )  
apartments. Bu t  many o t h e r  types o f  owner-occupied dwe l l i ngs  a r e  a v a i l a b l e  besides 
the s ing le - fami  l y  detached u n i t .  They o f t e n  a r e  designed so t h a t  more u n i t s  can be 
b u i l t  on a g iven  parce l  o f  land  than i f  the land were d i v i d e d  i n t o  s i n g l e - f a m i l y  
l o t s .  But t h i s  t ype  o f  c o n s t r u c t i o n  need n o t  be h i g h - r i s e .  I n  f ac t ,  i t  i s  ve ry  
1 i k e l y  t h a t  i t  can b lend  i n t o  the e x i s t i n g  neighborhood environment b e t t e r  than, 
f o r  example, a new, cu t -corners ,  $40,000 rambler on a 40-foot l o t  i n  the midd le  o f  
a b lock .  

What i f  the n m  occupants of single-family dwellings don ' t  happen to  be young fami- 
l i e s  with children? Th i s  w i l l  be the case sometimes, b u t  t h a t ' s  n o t  so bad. F i r s t ,  
tu rnover  o f  the dwe l l  i n g  w i  1 1  have occurred,  thereby hav ing a p o s i t i v e  e f f e c t  on i t s  
ma i ntence. Second, c h i  1 dren may be p resen t  i n  f u t u r e  years,  even though n o t  now. 



Thi rd, the turnover o f  one u n i t  w i  1 1  1 i ke ly  produce a chain o f  vacancies, any one of 
which may be an oppor tun i ty  f o r  a younger fami ly  w i t h  ch i ld ren.  Fourth, the con- 
s t r u c t i o n  o f  new u n i t s  as we recommend w i l l  have provided more su i tab le  housing f o r  
the former occupants, i r respec t i ve  of who acquires t h e i r  o l d  single-fami l y  dwel l  ings. 

BACKGROUND 

The recommendations i n  t h i s  statement f o l l o w  up on th ree previous C i t i zens  League 
repor ts  concerned w i t h  housing u t i l i z a t i o n  and neighborhood maintenance. The reppr ts  
are: 

"Bet ter  Use o f  Land and Hous i ng ," Apr i 1 30, 197 1 

"Bui l d i n g  Confidence i n  Older Neighborhoods ," June 7, 1973 

"Balancing the  New Use .and Re-Use o f  Land ,I1 January 26, 1976 

Each o f  these repor ts  was prepared by a volunteer  committee o f  C i t i zens  League members. 
A l i m i t e d  number o f  s i n g l e  copies o f  these repor ts  a re  ava i l ab le  on request a t  the 
C i t i zens League o f f i c e .  

When C i t i zens  League repor ts  a r e  completed, a standing committee o f  the Board o f  D i r -  
ec tors  - the  Community Informat ion Committee - i s  given the responsibi  4 i t y  fo r  f o l  low- 
ing  up on the  implementation of the  reports .  A t  any one t ime the  Community Informa- 
t i o n  Comi  t t e e  may have as many as 30 d i f f e r e n t  repor ts  i n  various stages o f  implemen- 
t a t i o n  on i t s  agenda. To a s s i s t  Communi t y  lnformat ion Commi t t e e  work, the Board of 
D i rec tors  has s e t  up four task forces i n  the areas o f '  housing, governmental s t r u c t u r e ,  
t ranspor ta t i on  and taxa t ion  and f tnance. I n  each o f  these areas the  League has a 
number o f  reports .  

The Board of D i rec to rs  o f  the C i t i zens  League i n  Ju l y  1977 assigned the Housing Task 
Force t o  review developments s ince the  three above-mentioned housing reports  were 
issued, and t o  determine the  ex tent  t o  which p o l i c i e s  o f  the  Met ropo l i tan  Council now 
cover the type o f  new housing const ruc t ion ,  the u t i l i z a t i o n  of e x i s t i n g  housing, and 
the  r e l a t i o n s h i p  between t h c  two. The task force was assigned t o  look a t  (a) the 
magnitude o f  the o v e r a l l  demand f o r  new housing u n i t  const ruc t ion  i n  the met ropo l i tan  
area i n  coming years; (b) the fac ts  on u t i l i z a t i o n  o f  e x i s t i n g  housing; (c) the  fac ts  
on loca t ion  and type o f  new housing now being constructed i n  the  met ropo l i tan  area; 
(d) the  c u i r e n t  housing market: what k ind  o f  housing people pre fer ,  f ac to rs  which 
determine why they move when they do and where they move, incent ives f o r  people t o  
remain where they are, incent ives f o r  people t o  seek o ther  housing; and (e) the  
consequences o f  a cont inuat ion  o f  present p o l i c i e s  on cos t  and a v a i l a b i l i t y  o f  
housing and on implementing the development framework o f  the  Met ropo l i tan  Council. 

The Housing Task Force held 1 1  meetings from l a t e  September 1977 t o  e a r l y  February 
1978. The preparat ion o f  f o l  low-up statements do not  invo lve  o r  requ i re  the  same 
s o r t  o f  i n tens i ve  backgrounding which i s  c h a r a c t e r i s t i c  of regu lar  C i t i zens League 
research committees, s ince the  statements normally e laborate on previous recommen- 
dat ions. However, the  Housing Task Force received considerable input  from persons 
i n  rea l  es ta te ,  housing marketing, housing const ruc t ion ,  and persons i n  l oca l ,  re- 
g ional  and s t a t e  government involved i n  housing p o l i c y .  

Ac t i ve  members o f  the  Task Force were James L. Weaver, chai rman; Roger Conhaim, Gary 
Dodge, Robert Engstrom, Janet Fischer, Adrienne Gut i e r rez ,  Roger Hankey, Ray Har r is ,  
Peter Hutchinson, Donald Jacobson, Wi l l i am Masuda, Charles Neerland, Va ler ie  Pace, 
August Rivera, Joe Selvaggio, James Storm and B i  1 1  Betz ler .  


